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TEMPLE BETH EL/VIOLA ESTATES LOT 1
SITE PLAN

Tax Lot 49.12-2-52

This is an application for site plan approval for a new multi-family community.

The subject property is located on the southerly side of Viola Road, approximately 955
feet easterly of its intersection with New York State Route 306, in the Monsey/Spring Valley
section of the Town of Ramapo. The property address is 415 Viola Road, Spring Valley, New
York. It is located directly across from Ramapo High School.

The 11 acre parcel is owned by Temple Beth El. Its easterly half is improved with Temple
Beth El’s sanctuary and religious school, along with attendant parking areas. The westerly half is
unimproved, although a portion of it was previously used as an athletic field.

Temple Beth El has entered into a contract to sell the westerly 5.5 acres to Viola Gardens,
LLC, for development into a multi-family community of 44 dwelling units. To that end, Temple
Beth El secured a zone change for the tract to be sold, changing its zoning designation to MR-8.
The zone change was approved by the Town Board on July 10, 2013. On that same date, the
Town Board, as Lead Agency under SEQRA, issued a negative declaration with respect to the
action (which included the zone change, variances, site plan and subdivision), thus concluding
the environmental review of the project.

Subdivision

The property is to be subdivided into two lots, following the new zoning boundary
established by the Town Board. Each lot is approximately 5.5 acres in size. Lot 1 will contain a
new public road to service the proposed housing units. It has approximately 335 feet of frontage
on Viola Road, a County Road, and is approximately 710 feet deep. Lot 2 will contain the
existing Temple Beth El building and parking area. No changes are proposed to Lot 2, with the
exception of a reconfiguration of a small parking area in its southwestern corner to allow for an
emergency connection between the two lots. Three parking spaces will be relocated to make
room for the connection. There will be no decrease in the amount of parking spaces. 

Site plan - Lot 1 (New community)

Lot 1 requires site plan approval to allow the development of the new community. A new
public road will be constructed running south from Viola Road into Lot 1, ending in a cul-de-sac.
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Along either side of the new road, and at the base of the cul-de-sac, will be 20 buildings. Each
building will be approximately 50 feet wide by 60 feet deep. Most of these buildings will be
arranged as semi-attached homes, with dwelling units separated by a vertical fire wall. Four of
the buildings will have three dwelling units, each, arranged as flats. There will be a total of 44
units, consistent with the requirements of the MR-8 district. The new homes will be governed by
one or more condominium associations.

The layout conforms to the conditions imposed by the Town Board in granting the change
of zone to MR-8. The buildings at the southeast and southwest corners (numbers 17 and 20) are
each at least 65 feet from the southerly lot line. The other two buildings at the south end of the lot
(numbers 18 and 19) are at least 45 feet from the southerly lot line. These dimensions represent
an increase of 30 feet and 10 feet, respectively, from the 35 foot minimum rear yard requirement
of the district. The increased rear yards are intended to provide privacy and security for the
immediately affected neighbors to the south.

Each housing building will be served by a front parking area. While 88 parking spaces are
required, 98 spaces are provided.  Thus there is ample off-street parking for residents and guests.1

An emergency access road is proposed at the bulb end of the new cul-de-sac. It will
connect with the reconfigured parking area at the southwest corner of Lot 2. A barrier gate with a
Knox box (or other security as required by emergency services providers) will be erected along
the common lot line. The relevant governing entity of Lot 1 will be responsible for maintaining
the gate.

The community will be served by public water and sewer, with connections in Viola
Road. The appropriate permissions will be secured from United Water New York and from
Rockland County Sewer District No. 1. The sanitary sewer system within the road will meet the
requirements of the Ramapo Department of Public Works. Storm water management will be
achieved through a series of pipes and detention structures, the exact nature of which is depicted
in the site plan drawings. The storm water management system meets the requirement for zero
net increase in rate of discharge. 

Traffic impacts were discussed during the Town Board’s review of the project. As Viola
Road is a County Road, the intersection of the new public road with Viola Road is subject to a
permit from the Rockland County Highway Department. There is no other connection to the road
system (other than the emergency access described above).

The original plans had 108 parking spaces, however ten spaces were lost in order to1

provide a larger setback for the rear neighbors. In addition, parking spaces for buildings 17 and
20, which were directly in front of the houses, were relocated to less advantageous positions in
front of buildings 18 and 19.
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Variances granted

At its meeting of December 19, 2013, the Zoning Board of Appeals granted the following
variances for Lot 1:

Dimension Required Provided
Front setback 35 20
Front yard 35 0 (parking)
Side setback 35 20 (buildings 17 and 20)
Total side setback 70 40 (buildings 17 and 20)
Side yard 20 0 (emergency drive)
Building separation 30 20
Parking in required front yard

The variances arose from the desire of the applicant to keep this development as a small
scale project with two- or three-family homes and individual parking areas, rather than one or
two large apartment buildings with large parking lots. This concept was reviewed by the Town
Board when that board approved the requested zone change, and the Town Board received it
favorably. However, because the bulk regulations of the Zoning Code anticipate (but do not
mandate) apartment buildings, the variances described above were needed. 

In considering whether to grant the variances, the Zoning Board of Appeals reviewed a
concept plan that showed how the project could be built without variances. That Board rejected
the conforming plan as being inferior to the proposed plan. It agreed with the applicant and the
Town Board, and granted the variances. The plans before the Planning Board conform to the
approvals granted by the Zoning Board of Appeals and to the conditions imposed by the Town
Board.

Relief requested

The applicant asks that the site plan be granted final approval.

Dated: January 9, 2014
New City, New York

                                                             
Ira M. Emanuel, P.C.
Attorney for Applicant
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