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TOWN OF RAMAPO 

 
NARRATIVE SUMMARY 

 
TOWN SQUARE OFFICES 

FINAL SITE PLAN AND SUBDIVISION 
Tax Lot 56.16-1-13 

 
 This is an application to redevelop the site of the former Rockland Drive-In 
Theater. 
 
 The theater site has been vacant for decades. Its only use has been to host 
commuter parking. 
 
 The applicant, Town Square Development, LLC, is the owner of the 21.9 acre 
parcel, and wishes to build an office building on a portion of the site. It currently 
has no plans for the remainder of the parcel. The parcel is located in a CS zoning 
district. Among the permitted uses in the CS district are “local office-business 
uses”1. Thus, the proposed office building is permitted “of right”. 
 
 The proposal calls for subdividing the parcel into two lots. The northerly lot 
(Lot 1), bordering the Town Square Shopping Center and Route 59, will have a lot 
area of 285,049sf (6.54 acres) and will contain the proposed office building and 
appurtenant parking lot and driveways. The southerly lot (Lot 2) will have a lot 
area of 665,913sf (15.29 acres) and will remain vacant for now (except for a storm 
water management basin to service Lot 1) and will be the subject of future study. 
 
 The parcel is located on the southerly side of New York State Route 59, 
approximately 435 feet East of its intersection with Robert Pitt Drive in the Monsey 
section of the Town of Ramapo. The eastern boundary of the site is coterminous 
with the Village of Spring Valley border. It has 200 feet of frontage on Route 59, and 
303 feet along Secora Road, a public road that provides access to Kennedy Drive in 
the Village of Spring Valley. Immediately south of the parcel is the former Route 59 
by-pass right of way, which is controlled by the New York State Department of 

 
1 Use Table, CS District, Col. B, #2 (Same as NS, no. 3). 
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Transportation. The right of way is also burdened by an easement for overhead 
electric transmission lines owned by Orange and Rockland Utilities, Inc. All utilities 
are available in Route 59 and Secora Road. 
  
 The site is currently served by Transport of Rockland (TOR) bus lines 59, L1, 
L2, and L3; Spring Valley Jitney Route A; Hudson Link BRT; and Monsey Trails 
commuter buses. A new commuter park and ride facility is currently under 
construction by NYS DOT immediately south of the parcel. The new park and ride 
will accommodate Monsey Trails, Hudson Link BRT, hundreds of parking spaces 
and other transportation functions. 
 
 The proposed office building will have 108,240 net square feet of floor area, 
spread over 6 stories. A new interior road will lead southerly from Route 59 at the 
same location as the existing driveway. It will follow the curve of the westerly lot 
line and end short of the southerly lot line, curving easterly to connect to Secora 
Road.2 The building will be located close to this interior road. The design of the road 
network allows for future connections and development. 
 
 The interior road will provide access to a parking lot with 456 parking spaces. 
The Zoning Code requires 542 spaces, based on the size of the proposed building. At 
the time the negative declaration was granted by this Board, 423 spaces were 
shown (a reduction of 22%). The current plan restores parking spaces, bring the 
total to 456. The applicant asks that a waiver equal to 17.7% be granted. 
 
 Crosswalks to the adjacent Town Square Shopping Center will be provided. 
 
 Since the last time this matter was before this Board, the shape of the 
building has changed. The footprint has changed to remove a proposed rounded 
facade. The building steps back, beginning at the 4th floor., Planting and sitting 
areas have also been added at grade level.  
 
 As requested by CDRC, landscaping has been adjusted, and pedestrian 
improvements have been added. 
 
 Currently, almost all of the parcel is paved over, as it was when it was used 
as a drive-in movie theater. Thus, the difference in the amount of storm water 
runoff pre- vs. post-construction is minimal. Storm water will be managed in 
accordance with applicable regulations. 
 
  

 
2 The applicant would not object to extending the interior road to the southerly lot line to connect 
with the commuter lot. 
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 SEQRA Status 
 
 The project is a Type I action.3 The Planning Board is the Lead Agency under 
a coordinated review. At its meeting of July 9, 2019, the Planning Board issued a 
negative declaration. 
 
 GML 239-l, -m, -n Status 
 
 The parcel is located within 500 feet of the following features which trigger 
review by the Rockland County Department of Planning pursuant to sections 239-m 
and 239-n of the General Municipal Law: 
 

a. New York State Route 59 
b. Village of Spring Valley. 

 
 Required Approvals 
 
 The project requires the following approvals from the Town’s land use boards: 
 

1. Site plan approval (Planning Board) 
2. Subdivision approval for two lots (Planning Board) 
3. Bulk variances for side yard, floor area ratio (FAR), development 

coverage, and building height (Zoning Board of Appeals). 
 
  Required Variances 
 
 The project received the following variances based on the drawings last 
reviewed by the Planning Board: 
 
 Dimension   Required Proposed 
 Side Yard   10  5.1 
 Development Coverage 75  88 
 Floor Area Ratio  0.4  0.46 
 Building Height  30  78 
 
 The variances were approved by the Zoning Board of Appeals on September 
23, 2019 (Case No. XBA 4784). 
 

 
3 See, 6 N.Y.C.R.R. § 617.4(b)(6)(v): “activities, other than the construction of residential facilities, 
that meet or exceed any of the following thresholds; or the expansion of existing nonresidential 
facilities by more than 50 percent of any of the following thresholds: (v) in a city, town or village 
having a population of 150,000 persons or less, a facility with more than 100,000 square feet of gross 
floor area;” 
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Dated: January 10, 2020 
  New City, New York    
 
       _______________________________ 
       Ira M. Emanuel, P.C. 
       Attorney for Applicant 


