
TOWN BOARD: TOWN OF RAMAPO

In the Matter of the Application of

Temple Beth El and Viola Gardens, LLC

For a Change of Zoning Designation from R-25 to R-15A for a
portion of Property Designated on the Ramapo Tax Map as Section
49.12, Block 2, Lot 52.1.

PETITION FOR
ZONE CHANGE

STATE OF NEW YORK )
) ss.:

COUNTY OF ROCKLAND )

TO THE TOWN BOARD OF THE TOWN OF RAMAPO:

1. This is a petition to change the zoning designation of a portion of real property designated

as Section 49.12, Block 2, Lot 52.1 from its current designation of R-25 to R-15A. A

description of the property is annexed as Exhibit A. A description of the area to be re-zoned,

which includes the subject  property together with the area up to the centerline of Viola

Road, is annexed as Exhibit B. A map showing the location of the subject property, the area

to be re-zoned, and the general vicinity is annexed as Exhibit C.

2. 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.

3. The subject property is located within 500 feet of the following features which trigger review

by the Rockland County Department of Planning pursuant to section 239-m of the General

Municipal Law:

(i) Viola Road (a county road)
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(ii) Village of New Hempstead.

4. The subject property is a portion of property currently occupied by Temple Beth El, a Jewish

synagogue and religious school. Temple Beth El has deemed the westerly 5.5± acres of its

11 acre campus to be surplus to its future needs, and has entered into a contract to sell this

land to Viola Gardens, LLC, in order to overcome a financial issue. The portion to be sold,

shown on Exhibit C, is generally vacant, having been used as a recreation area and buffer.

5. The Rockland County Planning Department has prepared a Generalized Land Use Map for

the Town of Ramapo, as of 2008. A review of that map shows that most of the immediately

surrounding area, including the subject parcel, is classified “Institutional”. In addition to

Temple Beth El, which will remain on its own 5.5± acre parcel, Ramapo Senior High School

is across Viola Road to the north. The Ohr Samayach Joseph Tannenbaum Educational

Center occupies a number of parcels on a large tract to the west, extending all the way to

Route 306. The Ohr Samayach Center also includes dormitory facilities for its students on

the site. Another private, religious school, Bais Mikrah Academy, is immediately west of the

subject site. To the east of the site are the Holland House apartments, some small

synagogues, and Kakiat School. Single family residences in the R-25 district are immediately

south and southeast of the parcel. A copy of the relevant portion of this map is attached as

Exhibit D.

6. Viola Road has not been developed as an R-25 district. A map showing the relative density

of development along Viola Road is attached as Exhbit E.

7. Holland House, a condominium with 40 units on 3.5 acres (11.42 units/acre), lies just to the

east of the site, across Viola Road.
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8. The Ohr Samayach Center recently received approval to demolish four houses and build

three new dormitory buildings on its Viola Road frontage. These dormitories will include 33

studio apartments, 36 two-bedroom apartments, and 4 caretakers’ units with three bedrooms,

each. Thus a total of 73 new units will be built just down the road from the subject site,

where two had originally stood.

9. To the east, in the Village of New Hempstead, the allowed density and the built density are

similar to that proposed. On the north side of Viola Road, just east of the Holland House

condominiums, the South Gate Drive/Brockton Road area has been developed as an R-15

district, with houses on 15,000 square foot lots.

10. Immediately across Viola Road from this development is the Village of Spring Valley. There,

the built and allowed density in this R-1 district is for homes on 8,500 square foot lots,

although some lots are as small as 7,500 square feet in area. 

11. The R-25 District in the Town of Ramapo is a residential district that generally allows single

family detached dwellings on lots of 25,000 square feet or more.

12. The R-15A District is also a residential district that generally allows single family detached

dwellings on lots of 15,000 square feet or more, and single family attached dwellings on lots

of 10,000 square feet or more. Both the R-15A and the R-25 districts allow houses of

worship and schools.

13. The applicants propose subdividing the Temple Beth El parcel into two lots. The easterly lot,

containing the existing building and parking areas, will continue to be owned and used by

Temple Beth El as a synagogue and religious school. The westerly lot is to be sold to Viola
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Gardens, LLC, and re-zoned to R-15A. It is only the westerly lot that is the subject of this

application.

14. Viola Gardens, LLC,  proposes the construction of twenty single family attached dwellings

on the site. A concept drawing (Exhibit F) shows that these attached dwellings could be built

with only minimal variances.  The structures are placed on the lots in a way that maximizes1

the distance between the new homes and the existing uses, including the existing homes to

the south on Zabriskie Terrace. As the site plan is developed, appropriate screening and

landscaping will be added to insure more privacy for all.

15. This area has now become the home to many institutional uses. These uses, especially to the

west of the parcel, did not exist when the R-25 zoning was originally put into place. Your

Petitioners believe that homes on standard 25,000 square foot lots are inappropriate when

sandwiched between an active synagogue and religious schools, and directly opposite a

public high school. Further, its frontage on Viola Road, a major east-west thoroughfare with

greater residential density, contrasts sharply with the local subdivision streets that generally

characterize the R-25 zoning district. 

16. The R-15A district provides better opportunities to provide needed housing in the area in a

way that is more complementary to the parcel’s surroundings. The smaller homes on smaller

lots will be able to take advantage of the proximity to Viola Road and Transport of Rockland

bus lines 93 (along Viola Road, east-west) and 95 (along NYS Route 306, north-south).

Variances for front yard and setback would be needed for the corner lots on Viola Road and1

for some of the lots on the terminal cul-de-sac.
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17. For all of the foregoing reasons, your Petitioners respectfully request that the zoning

designation of the subject parcel be changed from R-25 to R-15A.

Dated: December          , 2012
Spring Valley, New York

Temple Beth El

by:                                                             
Billie Landman, President

Viola Gardens, LLC

by:                                                               
Ephraim Grossman, Member
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VERIFICATION

STATE OF NEW YORK )
) ss.:

COUNTY OF ROCKLAND )

BILLIE LANDMAN, being duly sworn, deposes and says:

I am the President of Temple Beth El, a Petitioner herein. I have read the annexed Petition,

know the contents thereof, and the same are true to the best of my knowledge, except those matters

therein which are stated to be alleged on information and belief, and as to those matters, I believe

them to be true.

My belief, as to those matters therein not stated upon knowledge, is based upon information

contained in the books and records of the company.

                                                           
Billie Landman

Affirmed before me this
day of December, 2012

                                                 
Notary Public
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VERIFICATION

STATE OF NEW YORK )
) ss.:

COUNTY OF ROCKLAND )

EPHRAIM GROSSMAN, being duly sworn, deposes and says:

I am a member of Viola Gardens, LLC, a Petitioner herein. I have read the annexed Petition,

know the contents thereof, and the same are true to the best of my knowledge, except those matters

therein which are stated to be alleged on information and belief, and as to those matters, I believe

them to be true.

My belief, as to those matters therein not stated upon knowledge, is based upon information

contained in the books and records of the company.

                                                           
Ephraim Grossman

Affirmed before me this
day of December, 2012

                                                 
Notary Public
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EXHIBITS

A. Description of subject property

B. Description of area to be re-zoned

C. Map showing location of property, vicinity of property, and area to be rezoned

D. Relevant portion of 2008 Generalized Land Use Map for the Town of Ramapo

E. Density map of Viola Road

F. Concept drawing for development of the subject property
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