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June 14, 2013

Hon. Christopher P. St. Lawrence, Supervisor
Town of Ramapo
237 Route 59
Suffern, NY 10901

Re: Temple Beth El/Viola Gardens Zone Change Petition
Response to Rockland County Planning Department Memorandum dated April 10, 2013

Dear Supervisor St. Lawrence:

I represent the applicant in the above-referenced matter.

The Rockland County Planning Department, in a memorandum dated April 10, 2013,
disapproved the proposed zone change for Viola Gardens/Temple Beth El. The applicant
respectfully disagrees with the disapproval and with the reasoning in the memorandum.

The Department initially refers to the 2004 Ramapo Comprehensive Plan, which, the
Department accurately states, recommended that development proceed in concentric rings of
declining density emanating from the central Monsey business district. At the time, nine years
ago, residential development pressure was a fraction of the current need for new housing in the
general Monsey area.

Since 2004, there has been greater development in what had been generally vacant or
underdeveloped land, particularly along the Route 306 corridor north of central Monsey. As
noted in the Petition, the area immediately surrounding the subject parcel has changed. The Land
Use Map included in the Comprehensive Plan identifies the parcel immediately to the west of the
subject as a single-family home. It is now an active girls’ school (Bas Mikrah Academy). Further
to the west, the Ohr Samayach campus and school have expanded significantly since the 2004
Plan, taking over the entire area at the southeast corner of Viola Road and Route 306. A
dormitory has recently been approved for Ohr Samayach.

The Plan recognizes that, because of the increasing need for housing in the town, some
areas that were not in multi-family districts should be placed in multi-family districts. In Section
B, Housing, the Plan sets forth criteria for doing so. The Department’s memorandum does not
address these criteria. The applicant believes that the subject parcel meets the standards
envisioned by the Plan:
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b. Criteria for placement with in a multi-family district.

Properties considered for rezoning to a multi-family district should contain the
following characteristics:

o Sufficient property size and dimension to accommodate the density permitted in
the zone;
o Access to, and frontage on, a roadway that can accommodate the anticipated
traffic (emphasis should be placed on locating such developments on State
roadways such as Route 59);
o Convenient access to opportunities for mass transit use (e.g., bus), including
pedestrian access;
o Location within an area that contains existing high density residential or
commercial development; 
o Access and close proximity to community shopping, including pedestrian
access;
o Readily connectable to existing sewer and water infrastructure;
o Unencumbered by environmental resources such as steep slopes, wetlands,
streams, floodplains, or other factors that would suggest that the property is not
suitable for the intensity of development proposed; and
o Location within an area of the Town with a need for such housing. 

Ramapo Comprehensive Plan, pp B-5 - B-6.

After identifying specific parcels that, in 2004, seemed appropriate for multi-family
housing, the Plan continued:

As the Town continues to grow in the future, the Town may find it necessary to
rezone other properties in the Town to a multi-family district in order to meet
housing needs. However, as indicated above, when considering properties for
rezoning to a multi-family district, the placement criteria listed above should be
followed. Based on the placement criteria, it is anticipated that most, if not all, of
the properties rezoned to a multi-family district would be located with in the
central Monsey area, near and along the Route 59 corridor. 

Id., p B-8.

While the subject parcel is not in the Route 59 corridor, it is located along another major
east-west thoroughfare: Viola Road. It also meets the other criteria:

o Sufficient property size and dimension to accommodate the density permitted in the zone;

The subject site is 5.5 acres in size, and a regular rectangle. The Plan identified parcels
“above approximately 4 acres in size” to be among the “larger” parcels that are identified as
“particularly suitable for rezoning to a multi-family district [emphasis in original]”. Plan, p B-7.
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o Access to, and frontage on, a roadway that can accommodate the anticipated traffic (emphasis
should be placed on locating such developments on State roadways such as Route 59);

The subject site has 336 feet of frontage on Viola Road, a major County road. The traffic
study prepared by Maser Consulting, P.C., dated May 28, 2013, submitted on behalf of the
applicant showed that the traffic from the proposed 44 residential units could be easily absorbed
by the road network. Levels of service at all studied intersections would remain the same through
2015 under both the “build” and “no-build” condition.

According to the Rockland County GIS maps, the right of way width of Viola Road
opposite Temple Beth El is approximately 72 feet. The right of way width of Route 59, just east
of its intersection with Route 306, is only 56 feet. Route 306, at Second Street/Horizon Court
(where there is a relatively new multi-family housing development) is 60 feet wide. Clearly,
Viola Road has the physical capacity to handle an additional 44 units of housing.

o Convenient access to opportunities for mass transit use (e.g., bus), including pedestrian
access;

As noted in the Petition, the site is located along Transport of Rockland Route 93 (along
Viola Road, east-west) and close to TOR Route 95 (along Route 306, north-south). Sidewalks
exist along Viola Road all the way east to the Hillcrest shopping area, and west almost to Maple
Avenue. Sidewalks are also available south on Route 306 to Route 59 and north to Grandview
Avenue.

o Location within an area that contains existing high density residential or commercial
development; 

As described in the Petition and above, the subject site is immediately surrounded by
high-use institutional uses: Temple Beth-El, Ramapo High School, Bas Mikra Academy, and the
Ohr Samayach campus. Just to the east is the Kakiat School complex and Harvest House
condominiums. 2000 feet to the southwest, along Route 306, is high density housing. This
includes the R-15C development (up to 24 du/ac) of Butterman Place and the apartment
buildings along Edison Court, Kearsing Parkway and Blueberry Hill. 2,000 feet to the southeast
is the Avon Gardens apartment complex.

In addition, the site is separated from the residential development immediately to the
south. No connection to Viola Road exists or is proposed. Zabriskie Terrace, Langeries Drive,
Solond Road and Crestview Terrace all connect to Route 306, close to the Butterman Place,
Edison Court, and Kearsing Parkway developments. The lots on the south side of Crestview
Terrace back up to the Knoll Manor multi-family neighborhood along Edison Court. There is no
buffer between the Crestview Terrace homes and the Knoll Manor parking lots.

o Readily connectable to existing sewer and water infrastructure;

Public water, sewer and other utilities are available in Viola Road.
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o Unencumbered by environmental resources such as steep slopes, wetlands, streams,
floodplains, or other factors that would suggest that the property is not suitable for the intensity
of development proposed;

The site is relatively level, with the exception of a cut at the front for the Viola Road right
of way. This area is currently stabilized with railroad ties. The stabilization will be improved as
part of the development. There are no wetlands, streams, floodplains or other environmentally
sensitive landforms on or near the site.

o Location within an area of the Town with a need for such housing. 

The site is located on the road network between central Monsey and Hillcrest. It is an area
that serves a fast growing population.

In the 2010 Census, the site was in Census Tract 121.01, bordering on Tracts 122.03 and
122.04 to the east (see map of Tract 122.03, which also shows the adjacent Tracts, attached as
Exhibit 1). In 2010, Tracts 122.03 and 122.04 were in the highest population density category
(8,001 - 21,000 persons per square mile) (see Housing Density Map, attached as Exhibit 2). 

According to the Planning Department, using Census Bureau data, the total population in
the Monsey Census Designated Place (“CDP”) increased by 26.9% between 2000 and 2010. This
compares with the County-wide increase of 8.7% and the Town of Ramapo increase of 16.2%
over the same period.  1

The Monsey CDP population increases were across all age cohorts, with the exception of
the very elderly. The data show there is a clear need for increased housing opportunities of all
kinds in the immediate vicinity of the site.

Thus, the criteria set forth in the 2004 Comprehensive Plan support multi-family housing
on this site.

The Department also notes that the residential uses in nearby Spring Valley are single
family homes and in New Hempstead are one- and two-family homes. With respect to Spring
Valley, the Department has apparently discounted Avon Gardens, recently approved for a
complete reconstruction as multi-family housing. It has also discounted the existing multi-family
housing in Holland House, which, while within the unincorporated portion of Ramapo, is
between the subject site and housing in New Hempstead. It further claims, without
substantiation, that the newly approved dormitory at Ohr Samayach “is unlike other residential
uses by virtue of the transient nature of the tenancy, and is therefore and invalid comparison.”
While the dormitory occupants may be “transient”, they still use public and community services,
shop at local stores, and ride the buses. In short, they live in the area, just like those who own or
rent homes.

This information was taken from maps and tables prepared by the Rockland County1

Department of Planning based on the 2000 and 2010 Census. Copies are attached as Exhibits 3, 4
and 5.
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The Department also appears to discount the proposed concept plan for development of
the site. The applicant is well aware of the existing surrounding housing stock, and the types of
buildings in the area. It is specifically for this reason that it decided not to build the typical mid-
rise building characteristic of the MR-8 district.

This district allows for building heights of up to 40 feet (4 stories), which would also
create large, undifferentiated parking areas and common play areas. The applicant’s concept plan
shows two- and three-family structures, similar in size and height to houses in the general area.
Individual parking pads are provided for each structure, as are individual backyard play areas.
The general effect will be that of a suburban subdivision street with mostly semi-attached homes.

For the above reasons, the applicant asks that the Town Board override the disapproval of
the Planning Department and grant the requested zone change to MR-8.

Very truly yours,

                                                           
Ira M. Emanuel

IME:i
Encls.

Cc: Town Board
Michael Specht, Esq.
Ephraim Grossman
Leonard Jackson, P.E.
Laura Weiss, Esq.


