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This is an application for review of a proposed site plan for the Minisceongo Park project.

Minisceongo Park is a mixed-use development located in both the Towns of Ramapo and
Haverstraw. The Haverstraw portion is to be a retail shopping center. The Ramapo portion is to
be an assemblage of retail and residential uses. The uses in each town are consistent with the
zoning requirements of each town.

Procedural status

The Town of Haverstraw Planning Board assumed lead agency authority for
environmental reviews of this project pursuant to SEQRA. These reviews were conducted on a
coordinated basis. The project sponsor produced a Draft Environmental Impact Statement
(“DEIS”) and a Draft and Final Supplemental Environmental Impact Statement (“SEIS”). After
reviewing the DEIS, SEIS, and input from the public and other involved and interested agencies
(including agencies of the Town of Ramapo), the Haverstraw Planning Board issued Findings
that allowed the project to go forward.

As described in the adopted Findings Statement, the proposed action is,

up to 254,000 square feet of commercial space within the Town of Haverstraw. In
the Town of Ramapo, up to 219 multifamily dwelling units and four (4)
commercial pads totaling approximately 16,850 square feet of commercial space
were proposed. Among other permits and approvals, the commercial development
in the Town of Haverstraw would require site plan approval issued by the
Haverstraw Planning Board.

*    *    *

Consistent with uses permitted in the "C" zoning district, Minisceongo Park
proposes the construction of retail space totaling up to 254,000 square feet of
gross floor area. The commercial space would be served by 1,026 parking spaces.
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The concept plan illustrates a building footprint that would accommodate two
commercial tenants. Building A would total up to 30,000 square feet and Building
B would total up to 224,000 square feet. The concept plan would be refined and
revised, and a site plan formally submitted to the Town of Haverstraw at the time
specific tenants propose to occupy the site.

*    *    *

In the Town of Ramapo, the project site is zoned MU-2. Consistent with uses
permitted in the MU-2 zone, Minisceongo Park proposes a mix of residential and
commercial uses. The project proposes 200 multifamily dwelling units in five (5)
buildings (see Figure 1-2). The total number of dwellings has been reduced by 19
units since issuance of the SEIS. The proposed multifamily buildings would be no
higher than four (4) stories. Three (3) buildings would consist of 48 multifamily
dwellings and two (2) buildings would consist of 28 multifamily dwellings. A
proposed 9,000 square foot on-site recreational area will be constructed and will
straddle the Town of Ramapo/Haverstraw Town boundary. A recycling center,
mail center, and 52 parking spaces associated with the residential complex would
also be located in Haverstraw. A total of 425 parking spaces would be dedicated
to use by the multifamily complex residents and their visitors. Parking is provided
in a combination of garages, driveways and surface parking areas. Four
commercial building pads are also proposed in the Town of Ramapo totaling a
maximum of 16,850 square feet of gross floor area. Two restaurants, a deli/coffee
shop, and a bank with drive through are proposed. Requisite parking regulations
in the Town of Ramapo require that 116 parking spaces be provided for the
commercial space. The proposed uses require special use permit and site plan
approval issued by the Ramapo Planning Board.

Findings Statement, pgs. 3-4.

Since the environmental review process under SEQRA was completed upon the adoption
of the Findings Statement, no further environmental review is needed for actions consistent with
the proposed action upon which the Findings Statement was issued.

Site plan application

Applications for site plan approval were submitted to both the Town of Haverstraw and
Town of Ramapo Planning Boards having dates of January 1, 2012. Because the site plans cross
the town boundary, the plans must be reviewed together. The applicant will ask, at the
appropriate time, for a joint meeting of the two boards to grant simultaneous approval of the
project.

Prior to that time, individual review of the project by each town is appropriate, so long as
each planning board is made aware of the other planning board’s interim activities. While it is
the applicant’s responsibility to assure such awareness, it may be appropriate for each board to
designate one of its members or one of its consultants to act as a liaison to the other board.



Page 3

The total project site consists of four existing tax lots, two each in Ramapo and
Haverstraw, having a total lot area of 53.3± acres, almost evenly divided between the two towns.
Of this land area, approximately 13 acres are within NYSDEC-designated wetlands. Neither the
wetlands area nor the 100 foot regulated area to the east of the wetlands will be disturbed.

The parcel is zoned “C” (Commercial) in Haverstraw and “MU-2” (Mixed Use - 2) in
Ramapo. The proposed uses are permitted as of right in their respective zoning districts. With the
exception of the Bulldog Automotive repair shop on U.S. Route 202, the parcel is vacant, and has
been for decades.

To the north and west of the site, in Haverstraw, is the Barr Laboratories facility, zoned
PIO (Planned Industry - Office). To the east is Quaker Road in Haverstraw, and the southbound
entry and exit ramp to the Palisades Interstate Parkway in Ramapo. The property is bordered on
the south (in Ramapo) by U.S. Route 202, with a diner,  a number of smaller strip shopping
centers, and Pacesetter Park shopping center on the south side of Route 202. To the west of the
site, in Ramapo, are NYSDEC-designated wetlands, the east branch of the Minisceongo Creek,
and beyond the wetlands, Ramapo Mini Storage and vacant land zoned PI (Planned Industry).

Recent improvements have been made by the New York State Department of
Transportation to the interchange between U.S. Route 202 and the Palisades Interstate Parkway,
and to the Parkway’s bridge over Route 202. There is a signalized intersection west of the project
site at the entrance to Pacesetter Park shopping center at Route 202. 

The site has access to municipal sanitary sewer, and to water, natural gas, electric,
telephone and cable television service in Route 202.

The project is subject to change as the site plan review process moves forward. The
following description is based upon the project as shown in the January 1, 2012  application and
accompanying drawings, last revised 1-13-12.

The proposed site plan consists, generally, of six parts: (1) in the Town of Haverstraw, a
large (235,000sf) shopping center with appurtenant parking field surrounded by a ring road; in
the Town of Ramapo (2) a 6,928sf pad for a convenience store and motor vehicle service station;
(3) a 4,000sf pad for a bank branch office with drive through window; (4) a 5,200sf/225 seat
family restaurant pad; (5) a 9,000sf pad for retail; and (6) a multi-family residential development
with 200 units of housing.  A total of 1655 parking spaces are provided. 1

The proposed site plan is consistent with the project described in the Findings Statement.
However, the Findings Statement was based upon a Concept Plan showing a “worst case”
potential build-out. The actual proposed site plan proposes somewhat less development than
what was contemplated in the Concept Plan. These differences will be discussed in detail in a
subsequent section of this Narrative.

The final square footage totals and breakdowns, as well as the total number of dwelling1

units and parking spaces may change as the project is reviewed. These figures will not, however,
exceed those contemplated in the Findings Statement.
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Haverstraw portion

In the Town of Haverstraw, the applicant proposes a shopping center with approximately
235,000 square feet of retail space. The retail space is broken into a 150,000sf anchor tenant and
three smaller stores of 25,000 to 30,000sf each (Anchors “A” and “B”, respectively, on the site
plan drawings). The stores are located toward the rear (north) of the parcel, with the major
parking field (986 proposed parking spaces) in front. A ring road will surround the parking field,
providing access from Route 202 to the shopping center and parking field. The ring road will
pass directly in front of the retail building. A driveway from the ring road will lead to the loading
docks at the rear of the building, facing the loading docks and parking area of Barr Laboratories.
A spin pad is provided for truck turn-around. An emergency access drive will connect the east leg
of the ring road to Quaker Road. Portions of the parking area and the ring road are within the
Town of Ramapo.

Stormwater management is handled by a system of facilities. On the Haverstraw portion
of the site, there will be a series of Micropool Extended Detention Pond System Facilities
(Ponds# 1, 2 and 3). Currently, three Ponds are proposed to provide water quality and quantity
mitigation of the proposed retail buildings. Two of the Ponds will be located behind (north of)
the retail buildings, the third will be southwest of the buildings. The Pond structure consists of
required components such as forebays, permanent pools, aquatic benches, control structures,
maintenance access road etc., and are designed to treat and control the respective upstream
designated drainage areas.  After treatment, stormwater runoff will be transported from each
Pond via clean water pipe to the Minisceongo Creek.

Sanitary sewers will connect from the site to the Rockland County Sewer District No. 1
main located in Route 202.

No variances are needed from the Haverstraw Zoning Code, with the exception of a
variance for the size of the proposed parking spaces.

Ramapo portion

In the Town of Ramapo, there will be five pads and 200 units of housing, consistent with
the requirements of the MU-2 District. The pads are identified as: Pad “C”, a 7,000sf
convenience store with gasoline and diesel fuel sales for motor vehicles; Pad “D”, a 4,000sf bank
branch office with drive-through window; Pad “E”, a 5,200sf/225 seat family style restaurant;
and Pad “F”, 9,000sf for retail that will be broken into smaller units based upon tenant needs.
Pads “C”, “D” and “E” are located between Route 202 and the ring road. Pad “F” is north of the
ring road.

Housing will be provided west of the ring road in five multi-family buildings
(Community “G” on the site plan drawings). It will have a separate parking area from the
commercial area, with 400 parking spaces (2 per unit), some of which will be in garages. The
MU-2 District requires that the commercial portion of the site be developed before the residential
portion. As a result, current plans for the residential portion are conceptual, and do not meet the
requirements for site plan approval at this time. It is the applicant’s intent to seek separate
approval for the site plan for the housing portion at a later time.
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Access to the site from Route 202 will be provided by a new access road located
approximately in the center of the parcel’s frontage on Route 202. A new signalized intersection
will be created opposite the existing entrance drive to the Jekyll Associates property. The access
driveway will have three exiting lanes and two entry lanes. Route 202 will be widened from the
Parkway interchange to approximately 975 feet west of the new intersection. The widening will
allow for three lanes westbound (left turn only, through only, and right turn only) and for three
lanes eastbound (left turn only, through only, and right turn/through).

The new access road will extend northerly from Route 202 to join with the ring road at a
“T” intersection. Between Route 202 and the “T”, the new road will have two lanes inbound
(through only, right turn only) and three lanes outbound (left turn only, left turn/through, and
right turn only). After the “T”, the access road will become part of the ring road. An emergency
access drive for the housing community is located at the “T”.

All commercial portions of the project can be reached by turning right at the “T”
intersection. The housing and Haverstraw portions can be reached by going straight at the “T”.2

The residential area can be reached from a four-way intersection north of the “T”, just over the
Haverstraw town line.

Additional access to the site is provided by an entry-only secondary road, to be located
between Pads “C” and “D”. This entry road will have a dedicated right turn only lane on Route
202. It will provide direct access to Pads “C” and “D”, and also provide access to the southerly
leg of the ring road. This entry road will be one-way, inbound, only.

In addition to the improvements to Route 202 described above, the applicant intends to
upgrade the access ramp from the Palisades Interstate Parkway where it meets Route 202 by
reconfiguring the geometry of the dedicated right turn-only lane to improve circulation.

Each of the four commercial pads will have its own parking area, although reciprocal
easement agreements (“REAs”) will be put in place to allow patrons to park anywhere in the
commercial site. Portions of the parking areas for Pads “E” and “F” will be in the Town of
Haverstraw, but on-site.

Stormwater management is handled by the site system. The following structures will be
located on the Ramapo portion of the site:

1. A Micropool Extended Detention Pond (Pond#4) system facility, which is located
at the southerly end of the site adjacent to the Route 202. The Pond structure
consists of required components such as forebays, permanent pools, aquatic
benches, control structures, maintenance access road etc. are designed to treat and
control the upstream drainage area of the future development. The Pond will
function as a water quality pond basin as well as a water quantity basin. 

Since the “T” intersection leads to the ring road, continuing along the ring road in either2

direction will lead visitors back to that intersection.
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2. A Water Quality Pond (Pond#5) system facility, which is also located at the
southerly end of the site adjacent to the Route 202. The Pond structure consists of
required components such as forebays, permanent pools, aquatic benches, control
structures, maintenance access road etc. are designed to treat the offsite and
portion of onsite drainage area. The offsite drainage area consists of existing road
widening improvement on Route 202. The onsite drainage area consists of portion
the proposed road that is connected to the Route 202.

After treatment, stormwater runoff will be transported via clean water pipe to the
Minisceongo Creek.

Sanitary sewers will connect from the site to the Rockland County Sewer District No. 1
main located in Route 202.

Some variances are needed from the Ramapo Zoning Code for the commercial portion of
the site. Front setback variances of 12, 20, and 23 feet are required for Pads “C”, “D”, and “E”,
respectively. Front yard variances of 10 feet are required for all pads to allow parking within the
required front yard. A variance from § 376-66.B(7) may be needed for Pad “E”, but a
determination from the Building Inspector is still needed on this item. No variance is needed for
development coverage, as the actual development coverage is 64%, not 75% as shown on the
bulk table on Sheet 3 of the drawings (rev. 1-13-12). This error will be corrected in the next
drawing revision. A waiver of the loading berth requirements for Pads “D” and “F” may be
requested from the Planning Board. As currently proposed, variances will be needed for the
residential portion. These variances relate to the number of units in each building, buffers, and
the location of parking spaces relative to the buildings.

Comparison with SEIS-described action

The proposed site plan shows somewhat less development than was considered in the
SEIS and Findings Statement. Attached are tables comparing the development as described in the
SEIS and as now proposed.

The total size of the commercial buildings has been reduced from 270,950sf to 260,678sf.
The total number of parking spaces has been reduced from 1,173 to 1,162. The ring road has
been modified to provide more efficient traffic circulation.

There is no change in the number of dwelling units, but the number of parking spaces has
been reduced from 429 to 405. The bulk of this reduction is in surface (outdoor) parking, from
290 spaces to 206. The number of indoor (garage) and dedicated driveway parking spaces have
each increased from 67 to 97.

It is the applicant’s opinion that this reduction in the size of the buildings and the number
of parking spaces is consistent with the traffic studies contained in the FSEIS, and that the
proposed traffic circulation and management plan will be sufficient to handle the identified peak
hour traffic.
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The overall development coverage of the project (percentage of all impervious surfaces as
compared with net lot area ) has been increased from that reviewed in the SEIS. The SEIS3

contemplated a development coverage of  25.5± acres or 54%. The proposed site plan shows
development coverage of 28.9± acres or 61%. This is an increase from the reviewed development
coverage of 3.4± acres or 7% vs. the net lot area.

The stormwater management facility design has changed. Instead of two large water
quantity/quality areas, there are now five smaller ones spread around the site. The volume of
water quality treatment has increased from 2.76 acs/ft to 3.01 acs/ft; and that for 100 year storm
storage has increased from 7.65 acs/ft to 7.91 acs/ft. 

While the amount of impervious surface has increased when compared to that reviewed
in the SEIS, the volume of treatment and 100 year storm storage has similarly increased. The
methodologies used to measure the needed treatment and storage are the same in both the SEIS
and the current proposal. The net effect on stormwater management is unchanged. It is the
applicant’s opinion that this design provides stormwater management and water quality treatment
at least equal to that reviewed in the SEIS. Updated stormwater management calculations have
been provided to the Planning Boards for review as part of the site plan approval process.

There has been no change to the available water, sewer, or other utility services to be used
by the project.

Comparison of municipal review procedures

While both planning boards are governed by the same state statutes, some procedures
differ based upon their respective Zoning Codes and Site Plan regulations. In order to provide
information to the two boards and to help them understand the procedural context of this
application as it undergoes review, the applicant offers a brief description of the procedures in
each town. As noted above, it is the applicant’s belief that this project can be processed in each
town individually up until a final approval resolution is needed. At that time, the applicant
strongly suggests that the two boards meet in joint session.

In addition to the site plan review processes outlined below, this project is subject to
review by the Rockland County Planning Department pursuant to section 239-m of the General
Municipal Law, as it is within 500 feet of the Palisades Interstate Parkway, U.S. Route 202 (a
state road), Minisceongo Creek (a county stream); Samuel G. Fisher Mount Ivy Environmental
Park (a county park); the Long Path; Quaker Road (a county road); and the municipal boundaries
of the Village of Pomona and the Towns of Haverstraw and Ramapo. Notices of public hearings
must be given to the Village of Pomona and the Towns of Ramapo and Haverstraw pursuant to
section 239-nn of the General Municipal Law.

As noted above, all procedures required for environmental review under the New York
State Environmental Quality Review Act (SEQRA) were completed with the adoption of the
Findings Statement by the Haverstraw Planning Board in December 2009. Therefore, no

Gross lot area is 53.33± acres; net lot area, after zoning deductions for environmental3

features, is 47.08± acres.
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additional SEQRA review is required, except that the Town of Ramapo Planning Board must
issue its own Findings Statement or affirmatively adopt the one issued by the Town of
Haverstraw Planning Board.

Town of Ramapo

General rules for site plan review for the Town of Ramapo are set forth in Article IX of
the Zoning Code (§§ 376-90 through 376-99). The procedures are found in §§ 376-92 through
376-94. Applicants are given the option of receiving an informal review from the Planning Board
prior to making a formal application.

Applicants must first submit plans for review to the Town’s Community Design Review
Committee (“CDRC”). CDRC consists of the Town’s technical consultants (Director of
Building, Planning and Zoning, Building Inspector, Deputy Town Attorney, engineer, planning
consultant, and others as needed). CDRC serves as a gatekeeper for the Planning Board. Once
CDRC determines that a plan has reached an acceptable level of definition, the applicant may
appear before the Planning Board.

A formal application for site plan review involves a single approval, to be granted within
62 days after the close of a public hearing. The Ramapo Planning Board holds a public hearing
for all stages of formal review, beginning with the initial meeting between the Board and an
applicant. Public hearings may be continued from meeting to meeting. The Planning Board may
approve, approve with conditions, or disapprove the proposed site plan. Upon approval, the site
plan is signed by the Chairman of the Planning Board. A building permit must be issued within
18 months after approval is granted, or else the approval is deemed expired.

After final site plan approval is granted by the Planning Board and before a building
permit may be issued, the project must receive architectural approval. The Ramapo CDRC is
charged with this function. There is no formal hearing.

Town of Haverstraw

Site plan review in the Town of Haverstraw is governed by the Site Development Plans
chapter of the Haverstraw Code (Chapter A173). The review procedures are set out in sections
A173-6 through A173-12. 

Haverstraw uses a three-step process: sketch review, preliminary approval, and final
approval.

Applicants are encouraged, but not required, to obtain informal review from the town’s
consultants before filing an application for review. Initially, the plan is reviewed by the Planning
Board at a meeting or meetings. Once the plan is determined to be sufficiently developed to
warrant public review, it is granted sketch review approval, and a public hearing is scheduled.
Major site plans require both preliminary and final approval, although the two approvals may be
combined into one in appropriate cases. Minor site plans require only final approval. This project
qualifies as a major site plan.

Public hearings are required for both preliminary and final site plan approval.
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Within 62 days after closing the public hearing for preliminary approval, the Planning
Board may require changes or additions to the proposed site plan. Those changes must be
incorporated into the plan to be submitted for final site plan review. An applicant must return to
the Planning Board for final approval within six months after being granted preliminary approval,
or the preliminary approval will be deemed to have expired. Extensions of this time period may
be granted by the Planning Board.

After receiving an application for final site plan approval, together with revised plans that
conform to the requirements of the preliminary site plan approval, the Planning Board will hold
another public hearing on the proposed final site plan. A determination on the proposed plan
must be made within 62 days after the close of the public hearing. The Planning Board may
approve, approve with conditions, or disapprove the proposed final site plan. Upon approval, the
Chairman of the Planning Board signs the site plan. A building permit must be issued within 18
months after approval is granted, or else the approval is deemed expired. In addition,
construction must be completed within three years after the Board has granted final approval.
This time period may be extended under circumstances set forth in the regulations.

Haverstraw has a separate Architectural Review Board with its own permitting authority.
Generally, ARB approval is sought after final site plan approval is granted by the Planning
Board, but there is no prohibition against seeking and obtaining earlier approval.

Dated: February 22, 2012
New City, New York

FREEMAN & LOFTUS, RLLP

by:                                                     
Ira M. Emanuel, Esq., of counsel

Update as of June 26, 2012:

Since the submission of the original application as described above, the following
changes have been made to the design and plans:

a) After meeting with Karl Roecker of the Palisades Interstate Park Commission several
times the emergency access and parking spaces within 20 feet of the right-of-way
adjacent to the Parkway ramp were revised. The emergency access is relocated at the
north property line to access the driveway of Barr Labs. An additional emergency access
was placed between pad "D" and Pad "E", that connects directly to Twotown Drive. The
above modifications were reviewed by the Fire Inspections, Emergency services, and
Building Department of both towns and deemed to more effective for access by
emergency vehicles. 

b) Parking lot lights pole heights are reduced from 42 ft. high by 8 ft. in the parking lot
and by over 20 ft. along the loop road.

c) On Pad "C" a small retention area labeled as 6 will service Pads C and D.
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d) On Anchor "A" the entrance on the west side is increased in width and depth which
required a revision of Marquee Drive from Anchor "B" east to the loop road Twotown
Drive.

e) Traffic movement and access to the loop road Twotown Drive is revised between Pad
E north to the east side of Anchor "A"along the east side.

f) Several minor design changes to the rear of Anchor "A" and Anchor "B" have occurred
to the truck dock access, utility hook ups, storage areas, and door locations.

g) On the north side of Pad "F" the parking aisles, Interact Drive, and exit to the loop road
Twotown Drive is slightly redesigned.

h) An additional bus stop on the east bound land of Route 202 at the Minisceongo
Boulevard cross walk opposite with the bus stop on the west bound lane.

i) The residential portion of the project is not part of the review and approval process for
Minisceongo Park. The area is labeled as Phase II that will require a separate submission
for approval at a later date.

In addition, applications for variances have been made to the respective Zoning Boards of
Appeals of the Towns of Ramapo and Haverstraw. 

Dated: June 26, 2012
New City, New York 

FREEMAN & LOFTUS, RLLP

by:                                                     
Ira M. Emanuel, Esq., of counsel

Update as of September 28, 2012:

A correction is made to the description of the variances needed in the Haverstraw portion
of the site. The original narrative referred only to the need for a “variance for the size of the
proposed parking spaces”. While this variance is required to reduce the size for individual spaces
from 10' x 20' to 9' x 19', an additional variance is also needed for the number of parking spaces
attributed to the Haverstraw uses. The Code requires 1 parking space for every 150 square feet of
floor area, or 1,572 parking spaces. The applicant is proposing 1 space for every 200 square feet,
or 943 spaces. The materials submitted to the Zoning Board of Appeals had the correct
information.

The Haverstraw Zoning Board of Appeals closed its public hearing on September 12,
2012. The Ramapo Zoning Board of Appeals, which is also considering variances, closed its
public hearing on August 16, 2012. Both boards reserved decision.

In response to comments from various reviewing agencies, including the Palisades
Interstate Parkway Commission, Rockland County Planning Department, Rockland County
Drainage Agency and New York State Department of Transportation, the following major
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changes were made as revision 4 of the drawings, which are submitted together with this
narrative update:

Sheet Change
1 Added: Rockland County Health Department Signature Block; Town of Ramapo

Signature Block; Town of Haverstraw Signature Block

3 Added: Haverstraw General Notes; Ramapo General Notes; Town of Ramapo
Signature Block; Town of Haverstraw Signature Block

4 Added: Town of Haverstraw Signature Block; General Notes 6, 7 and 8; Relabel
Anchor B unit to 25,800 sq. ft.

5 Added: General Notes 20 thru 27

6 Snow Storage area removed from islands 
Corrected Total Site Parking (provided) from 1124 to 1162

8 Added: Phase II non-construction finish grading

13 Added: Orange and Rockland Utility Service Mains

18 Added: Additional Light Pole Positions: North side Pad C; North side Pad E; East
side Anchor A

21 Added: Landscaping along the east border with the Palisades Parkway Entrance

22 & 23 Added: Detail landscaping along the Route 202 right of way

25 Added: Additional Valve Locations

33 - 35 Added: Staged Construction Sequence "New Drawings"

P-9 Added: New profile for the water main along the north side of the site

In addition, we have reviewed the letter dated September 14, 2012 from the New York
State Department of Transportation regarding proposed road improvements. A response from the
applicant’s traffic engineer is attached.

The applicant is still working with Barr Laboratories to obtain the necessary easement for
the northerly emergency access. The applicant is advised by emergency services representatives
that, even without the access through Barr Laboratories, the availability of three access points to
the property along Route 202 (main access, entry between Pads C & D, and emergency access
between Pads D & E) will be sufficient. The applicant will obtain letters confirming this advice
from the Fire Inspectors in Ramapo and Haverstraw.
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Last, attached is an updated comment/response matrix, which details the applicant’s
responses to each of the comments from the boards, their consultants, and the agencies. 

Dated: September 28, 2012
New City, New York 

FREEMAN & LOFTUS, RLLP

by:                                                     
Ira M. Emanuel, Esq., of counsel


