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NARRATIVE SUMMARY 

 
SHOPPERS HAVEN AMENDED SITE PLAN 

Tax Lots 56.11-2-29.2 and 31, 56.12-1-5.2 
 
 This is an application for an addition to the Shoppers Haven complex on 
Main Street, Monsey.  
 
Existing Conditions 
 
 The project site consists of three tax parcels totaling approximately 8.14 
acres located on the east side of NYS Route 306, at the intersection with Orchard 
Street.  Along the easterly boundary of the project area is the boundary of the 
existing Shoppers Haven and the former American Tack Building (this is also the 
municipal boundary with the Village of Spring Valley). The area along Robert Pitt 
Drive, adjacent to the former American Tack Building, is developed with large 
warehouses, retail, industrial and utility uses. The westerly boundary is NYS Route 
306. To the north, along Route 306, are stores, with residences behind the stores. 
South of the site is the property formerly occupied by the Piermont Branch of the 
Erie Railroad, with a residential condominium project (Horizon Condominiums) 
south of the railroad property. 
 
 The entire site is in a CS zoning district. 
 
 The intersection of Main Street and Orchard Street is signalized. Main Street 
(Route 306) in the area of the site was previously widened to allow a left turn only 
lane southbound at the shopping center entrance, which is the extension of Orchard 
Street. The Orchard Street entrance has restricted right and left turn lanes. 
Crosswalks are provided on the South and East crossings of the intersection. 
Sidewalks are present along both sides of Main Street and along the North side of 
the Orchard Street entrance. Another left turn only lane is provided on Main Street 
northbound at Grove Street. 
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 All utilities are available in Main Street. The site is serviced by TOR Bus 
Loops 1 and 2, which connect with other TOR routes and other public 
transportation systems. The site location is in the middle of the Monsey business 
district. 
 
 The existing Shoppers Haven shopping center is a busy retail center, 
anchored by the Rockland Kosher Supermarket. It has on-grade parking for 311 
cars spread among three parking areas, the northern one being gated and primarily 
for employees and for truck loading and unloading. 
 
 Along Main Street, the site consists of the remnants of a small strip shopping 
center and a vacant parcel. The site slopes sharply downhill from Main Street to the 
East, where it levels out at the parking areas for Shoppers Haven. 
 
Prior Approvals 
 
 The Shoppers Haven shopping mall has been the subject of numerous 
approvals, revisions, and amendments from this Board. The current building 
reflects those approvals, the most recent of which was a revised site plan approved 
on February 7, 2017.1 
 
 At that time, this Board also granted approvals to allow construction of a 
hotel on the portion of the site fronting on Route 306, together with a three-level 
parking structure to serve the hotel and the Shoppers Haven mall. The parking 
structure would have been built over the existing main parking area for Shoppers 
Haven. The hotel would have occupied a portion of the frontage along Route 306. 
Additional at-grade hotel parking would have occupied the remainder of the Route 
306 frontage. The approvals included a subdivision that would have facilitated 
financing of the hotel and parking structure. 
 
 Due to a change in market conditions, the Applicant determined that the 
construction of a hotel in this location would no longer be financially feasible. 
Without the hotel, neither the approved hotel site plan nor the approved subdivision 
were needed. Accordingly, the Applicant intends to abandon the hotel-related 
approvals upon approval of this new proposal. 
 
Proposal 
 
Revised Site Plan 
 
 The current proposal abandons the hotel use and building and reconfigures 
and relocates the parking structure.  

 
1 Rockland Kosher Market revised site plan 
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 Instead, the Applicant proposes an addition to the existing Shoppers Haven 
building, a new parking structure, and a new building fronting on Main Street. To 
facilitate financing, the Applicant wishes to resubdivide the property into three lots.  
 
 Proposed Lot 1 
 
 Proposed Lot 1 will consist of the Proposed 2-story Main Street Building and 
the proposed parking structure. 
 
 The parking structure on Lot 1 will be a three-level structure accessible from 
both Main Street and from the existing grade level parking area. The parking 
structure is discussed in more detail below. 
 
 In addition to the parking structure, the Applicant proposes a mixed-use 
building along the Route 306 frontage. This building, which was initially requested 
by CDRC, will be two stories high, as measured from Route 306, which a basement 
accessible from the middle level of the parking structure. The building will have 
retail on the grade level with offices on the second level. It will have a driveway 
opening on the first floor level near its northerly end to allow passage to the parking 
structure. Second story offices cover the driveway opening providing clearance for 
emergency vehicles to pass.  This configuration was suggested by this Board. 
 
 There will be 13,850sf of retail and 16,441sf of office space in this new 
building.2 The building will be designed to complement the existing downtown 
Monsey streetscape. 
 
 Proposed Lot 2 
 
  Proposed Lot 2 will consist of the existing Shoppers Haven building, the 
existing main grade level parking area, the employee/truck parking area to the 
North, and the entry/exit to Main Street.  
 
 Proposed Lot 3 
 
 Proposed Lot 3 will consist of a new addition to the Shoppers Haven building 
and its adjacent parking areas. As a result, Lot 3 will be (technically) landlocked 
and will require a variance under Town Law § 280-a.3. 
 
 The new structure will be added to the existing building, forming an “L” 
along the southerly lot line. This new building, three stories high, will include 
retail, accessory retail storage, and office uses. It will have a gross floor area of 

 
2 Net floor area. 
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approximately 83,345sf,3 divided among the three floors. It will be physically 
connected to the existing Shoppers Haven building, with connecting interior 
corridors. The total floor area of the enlarged Shoppers Haven building will be 
228,975sf.4 
 
 To the South of the proposed addition, the Applicant proposes 33 parking 
spaces.5 This parking area, and the first-floor elevation of the new building, will be 
approximately ten feet below the railroad bed. Therefore, the parking and first floor 
of the building will be screened by the railroad embankment. The change in 
elevation will also make the building appear to be smaller than it actually will be. 
 
 West of the proposed addition will be loading areas for the tenants of the 
building, including the accessory retail storage area. Eleven employee parking 
spaces are also provided in this area. 
 
 Since the proposed addition will be built in the location of the existing South 
parking area for Shoppers Haven, the Applicant proposes replacement parking in a 
new parking structure on the West side of the site. The parking structure will be 
discussed in a separate section, below. 
 
 Overall Parking 
 
 The proposed shopping center is intended to act as an integrated site. 
Although it is anticipated that users of the site will try to park near their respective 
destinations, they will not be required to park on the same lot as their destination 
building. Thus, customers, employees and guests may use any parking space on the 
site and walk to any of the buildings. As discussed above, there will be a reciprocal 
easement agreement (“REA”) imposed over all three lots to insure shared access and 
parking. 
 
 Pursuant to Zoning Code § 376-72.E, required off-street parking may be 
located on a different lot than the use it serves, provided that the remote parking is 
within 400 feet (walking distance). Here, all the parking areas serve all the 
buildings and are on adjacent lots to be bound by an REA. Thus, an examination of 
the available parking should include all parking spaces proposed for the center. 
 
 There are currently 311 parking spaces distributed over three existing 
parking areas. Upon completion of the parking structure (see below), there will be 

 
3 Of this amount, 40,055sf is attributable to retail space, 23,141sf is for office use, and 20,149sf is 
retail storage. The actual floor area and space distribution of the addition may change as a result of 
project review. 
4 Based on the current expansion plans. 
5 The Applicant is willing to reserve these spaces for employee parking in order to avoid customer 
conflicts with the nearby loading area. 
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567 parking spaces provided. Under the current parking requirements of the Code, 
the applicant calculates that 784 spaces are required. The applicant will therefore 
be providing 72.3% of the required parking, and is asking for a variance from the 
parking requirements. 
 
Parking Structure 
 
 The parking structure is to be built at the same time as the proposed addition 
and Main Street building.  
 
 Currently, Shoppers Haven is served by a grade-level parking area with 311 
parking spaces. 195 of those spaces are directly adjacent to the building. The 
remaining 116 spaces are on the South side of Orchard Lane, on the proposed Lot 3. 
 
 The parking structure will be built to the West of the existing parking area. 
It will be a three-level structure composed entirely of ramped levels in a single helix 
configuration. This design allows more efficient use of the space, as additional space 
devoted exclusively to travel between levels is not required. A covered walkway will 
connect the top level of the parking structure to the top floor of the new Lot 3 
building. 
 
 The new parking structure will have 332 parking spaces. Some existing grade 
level spaces will be lost to construction of the parking structure and the new 
addition to Shoppers Haven on proposed Lot 3. The net total after construction is 
completed will be 567 spaces, or a net gain of 256 parking spaces.6  
 
 Vehicular access to the parking structure will be from Route 306 to the top 
level7 and from the existing Shoppers Haven grade-level parking lot on the lower 
level. Vehicles can use the ramped structure to go from one level to the other. 
Pedestrians will be able to use two stair towers, located at the Northeast and 
Southeast corners of the parking structure. An elevator will be located in one of the 
stair towers.  
 
Subdivision 
 
 In connection with the previous hotel proposal, the Applicant had obtained 
approval to resubdivide the existing three lots of the parcel into two lots to reflect 
the needs of that application. The Applicant herewith submits a different 
resubdivision. 
 

 
6 Allocation of parking spaces to each proposed lot, and the required parking for each lot, are shown 
on the parking tables on the site plan drawings. 
7 In consultation with CDRC and this Board, the Route 306 vehicular access point has been moved to 
align with the parking lot entry/exit directly across Route 306. 
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 The existing lots consist of the main Shoppers Haven lot and two smaller lots 
fronting on Main Street. The Applicant wishes to redraw these lot lines. As with the 
hotel, the purpose of the subdivision is to aid in financing. The three lots will be 
bound together by a reciprocal easement agreement (“REA”) and will function as a 
single integrated site. 
 
 Proposed Lot 1 will consist of the Proposed 2-story Main Street Building and 
the proposed parking structure. Proposed Lot 2 will consist of the existing Shoppers 
Haven building, the existing main grade level parking area, the employee/truck 
parking area to the North, and the entry/exit to Main Street. Proposed Lot 3 will 
consist of the new addition to the Shoppers Haven building and its adjacent parking 
areas. As a result, Lot 3 will be (technically) landlocked and will require a variance 
under Town Law § 280-a.3. 
 
Other Issues 
 
 Pursuant to Zoning Code § 376-72.E, required off-street parking may be 
located on a different lot than the use it serves, provided that the remote parking is 
within 400 feet (walking distance). Here, all the parking areas serve all the 
buildings and are on adjacent lots to be bound by an REA. Therefore, all parking 
spaces in the three lot center may be counted toward the parking requirements for 
each use within the center.  
 
 The proposed additions will add to the overall development coverage. The 
existing total development coverage is 77.4%. The approved Shoppers 
Haven/hotel/parking structure concept had a combined development coverage of 
87.7%. The proposed development coverage is 87.0%.8 Thus, this new proposal will 
have less development coverage than did the approved hotel proposal. Existing 
storm water management facilities have been evaluated and the analysis has 
determined that the existing facilities are satisfactory to meet quantitative 
requirements.  However, the facilities will be upgraded qualitatively to meet the 
applicable regulations for a redevelopment project. 
 
SEQRA and GML status 
 
 This proposal is a Type I action under SEQRA. 
 
 The Applicant has provided a full EAF, and, in response to an EAF Part II, 
an expanded EAF Part III (consisting of a full set of site plans, drainage analyses, 

 
8 Per XBA#3048, decided February 26, 2004, the allowable development coverage for the site is 90%. 
The proposed coverage, like the previous proposed coverage, therefore conforms to the variance 
previously granted.  
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sewer analyses and traffic analyses). This Board, acting as lead agency, granted a 
negative declaration on October 29, 2019.  
 
 The project is adjacent to New York State Route 306 and the boundary of the 
Village of Spring Valley. Therefore, referral to the Rockland County Planning 
Department is required under General Municipal Law sections 239-l, -m (site plan), 
-n (subdivision), and -nn (municipal boundary). 
 
Variances Required 
 
 The variances required for this project are shown on Table I, attached.  Some 
of the conditions are existing. Many of the variances are the result of the financial 
subdivision being sought by the Applicant. Existing conditions are noted with an 
(E), conditions related to internal subdivision lines are noted with an (I). 
 
 This Board has recommended that the Zoning Board of Appeals grant the 
required variances. 
 

 
Dated: July 9, 2020      
  New City, New York 
       ______________________________ 
       Ira M. Emanuel, P.C. 
       Attorney for Applicant 
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SHOPPERS HAVEN 
 

TABLE I 
 

REQUIRED VARIANCES 
 

NOTE: Existing conditions are noted with (E); Variances affecting internal lot lines 
are noted with (I). 

 
Lot 1 (Local Convenience Commercial; Local Convenience Office)  
Use Group B 
 
    Use Group B    
Dimension   Required Proposed Structures  
      Main   Parking 
Front Setback  30  3.71  (conforms) 
Side Setback   20  1.5 (I)  0 (I) 
Front Yard   10  3.71  (conforms) 
Side Yard   25  1.5 (I)  0 (I)  
Rear Yard   10  (conforms) 0 (I)   
Floor Area Ratio  0.40  0.53  (conforms) 
 
 
 
Lot 2 (Other Retail – Existing Building) Use Group H;  
(Warehouse) Use Group E  
 
    Use Group H  Use Group E 
Dimension   Required Proposed Required Proposed 
Lot Width   200  73.8  150  73.8 
Side Setback   20  0 (I)  40  0 (I) 
Rear Setback  35  0 (E)  25  0 (E) 
Front Yard   20  0 (I)  20  0 (I) 
Side Yard   10  0 (I)  (conforms) (conforms) 
Rear Yard   10  0 (E)  25  0 (E) 
Street Frontage  200  73.8 (E) 100  73.8 (E) 
Floor Area Ratio  0.40  0.65  0.40  0.65 
Buffer    50  9.38 (E) 50  9.38 (E) 
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Lot 3 (Local Convenience Commercial; Local Convenience Office – 
Proposed Building) Use Group B 
 
Dimension   Required Provided 
Lot Width   100  n/a9 
Front Setback  30  n/a 
Rear Setback  10  0 
Front Yard   20  n/a 
Rear Yard   25  0 
Street Frontage  100  0 
Height   30  48 
Development Coverage 90%10  91.4% 
Floor Area Ratio  0.40  1.31 
 
Street Access (Town Law 280-a.3) 
 
 
Additional (not limited to a particular lot) 
 
Dimension    Required Provided 
Additional parking spaces 473  256 
  

 
9 Lot width is measured relative to street frontage. As there is no street front, there is no lot width. 
10 Per XBA#3048, decided February 26, 2004, the allowable development coverage for the site is 90%. 
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SHOPPERS HAVEN 
 

TABLE II 
 

OVERALL FAR CALCULATION 
 

 
  Floor Area Lot Area FAR 
Lot 1    34,619   65,029 0.53 
Lot 2  145,630 225,814 0.65 
Lot 3    83,345   63,927 1.31 
Overall 263,594 354,770 0.74 
 
 
 

 


