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STATE OF NEW YORK: COUNTY OF ROCKLAND 
TOWN OF RAMAPO 
---------------------------------------------------------------------X 
 
In the Matter of the Petition of 
 
SCENIC DEVELOPMENT, LLC  PETITION FOR 

 ZONE CHANGE 
For an Amendment to the Zoning Law and  
Zoning Map of the Town of Ramapo. 
 
---------------------------------------------------------------------X 

To: The Honorable Town Board of the Town of Ramapo: 

The undersigned Petitioner respectfully petitions the Honorable Town Board as 

follows: 

1. Petitioner Scenic Development, LLC is a domestic limited liability 

corporation with offices located at 404 East Route 59, Nanuet, New York.  

2. Petitioner is the owner of property consisting 208.5 acres of located in the Town 

of Ramapo, County of Rockland and State of New York, which real property is known and 

designated on the Tax Map of the Town of Ramapo as Section 32.11, Block 1, Lot 2; 

Section 32.11, Block 1, Lot 3; Section 32.11, Block 1, Lot 4; Section 32.11, Block 1, Lot 

12; Section 32.11, Block 1, Lot 13; Section 32.11, Block 1, Lot 14; Section 32.11, Block 1, 

Lot 15; Section 32.11, Block 1, Lot 16; and Section 32.14, Block 2, Lot 3.  

3. Petitioner seeks the rezoning of two parcels of land contained therein to a 

MR-8 zoning designation, consisting respectively of approximately 56.2616 acres and 

5.0813 acres. The balance of the property is proposed to be developed in accordance with 

the applicable R-40 zoning designation. 

 

 



4. Petitioner proposes to develop a planned community to consist of: 

a.  87 single-family dwellings on lots consisting of 40,000 

square feet or more (a use permitted by right for which 

no zoning amendment is sought); 

b. 24 emergency services volunteer apartments; 

c. 72 workforce condominium units; 

d. 314 townhouses. 

5. In order to accommodate the need for relatively affordable housing in the area 

and region, Petitioner proposes that more than 20 percent of the proposed development, 

that is 23.4 percent, to consist of 72 workforce condominium units1 and 24 emergency 

services volunteer rental apartments. 

6. In order to accomplish the development, Petitioner requests the rezoning of 

real property consisting of 56.2616 acres located in the Town of Ramapo, County of 

Rockland and State of New York, which real property is a portion of known and 

designated on the Tax Map of the Town of Ramapo as a portion of lots designated as: 

Section 32.11, Block 1, Lot 2; Section 32.11, Block 1, Lot 3; Section 32.11, Block 1, Lot 

4; Section 32.11, Block 1, Lot 12; Section 32.11, Block 1, Lot 13; and Section 32.11, 

Block 1, Lot 14; Section 32.11, Block 1, Lot 15;  and Section 32.11, Block 1, Lot 16; 

more fully described in Schedule “A” annexed hereto. It is proposed that the 314 town 

house units and 72 workforce condominium units referred to above be erected on this 

parcel.  

1 The term affordable is has been replaced by the term workforce, as there will be no regulated income 

restrictions.  



7. It is proposed that the townhouse units consist of approximately 3,1002 square 

feet and contain three to four bedrooms and that the workforce condominium units 

consist of approximately 1,800 to 2,000 square feet and contain three to four bedrooms. 

8. Petitioner also requests the rezoning of real property consisting of 5.0813 

acres located in the Town of Ramapo, County of Rockland and State of New York, which 

real property is a portion of known and designated on the Tax Map of the Town of 

Ramapo as a portion of Section 32.11, Block 1, Lot 4, and more fully described in 

Schedule “B” annexed hereto. 

9. Petitioner proposes to construct 24 affordable rental units for emergency 

services volunteer personnel on the parcel. The units are proposed to consist of 

approximately two bedrooms. Petitioner proposes that the allocation of units be 

administered by a third-party governmental or not-for-profit agency and that the land be 

leased to such agency. 

10. The two parcels that are sought to be rezoned to MR-8 currently are zoned R-

40 pursuant to the Zoning Law of the Town of Ramapo. Petitioner respectfully requests 

that the Zoning Law and Zoning Map of the Town of Ramapo be amended by 

designating and rezoning said properties such that the same are designated MR-8. 

11. A map of the subject property with a conceptual plan of the proposed 

development is annexed hereto as Exhibit “C”.  

12. It is respectfully submitted that the planning rationale of the Town 

Comprehensive Plan authorizes the requested rezoning. 

 

2 Unit sizes have been updated to reflect the most recent plans.  



13. The Comprehensive Plan, adopted in 2004, recognizes that: 

While diversity of the housing stock has increased slightly 
over the last decade, there is still a growing need to  
significantly increase the variety of housing within the 
unincorporated area of the Town.… (B-1). 

 
14. It is related therein that “[m]any families simply cannot afford to purchase or 

rent a home within the unincorporated area of Ramapo, partly due to the relatively little 

diversity in the housing stock.” (B-1). 

15. The Comprehensive Plan notes that consistent with New York case law, 

“[t]here must be a balancing of the local desire to maintain the status quo within the 

community and the greater public interest that regional and local [housing] needs be 

met.” (B-1). 

16. The Comprehensive Plan additionally relates that: 

In addition to the general issue of housing diversity for the 
general population, providing housing opportunities for 
particular segments of the population, such as young 
families, seniors, and ‘empty nesters,’ and municipal 
employees and public safety volunteers is becoming an 
increasingly important issue in Ramapo (as is has 
throughout the country.). (B-2). 
 

17. As a result, among the objectives identified in the Comprehensive Plan are the 

following: 

1. Objective: Provide a diversified housing supply that 
consists of residential development at appropriate 
densities and in appropriate locations in consideration 
of proximity to community shopping, community 
facilities and services, and public transportation, and in 
consideration of the adequacy of existing infrastructure. 

 
2. Objective: Allow higher density housing in appropriate 

areas if such housing meets local needs and is balanced 
with the objective of maintaining the integrity and 
appearance of Ramapo’s residential neighborhoods. 



 
3. Objective: Promote a range of rental and home 

ownership opportunities in varied densities, housing 
types and prices for Town residents.… 

 
4. Objective: Encourage inclusion of housing to meet 

identified housing needs in the development of large 
parcels of land. (B-2).  

 
18. The Comprehensive Plan determined that: 

Standard multi-family districts that allow townhouses or 
garden apartment developments can address housing needs 
within the Town while at the same time requiring design 
considerations (e.g., centralized parking and refuse disposal 
areas, site lighting standards, landscaping and perimeter 
buffering requirements, yard and setback requirements, and 
architectural standards) to ensure that such developments 
blend with the surrounding area. (B-4). 

 
19. Although the subject property is not among the four properties identified as 

being “particularly suitable” for rezoning for multi-family development, the 

Comprehensive Plan confirms that “it is likely there may be other sites that meet the 

placement criteria that have not been specifically identified.…” (B-7). 

20.  Moreover, the Comprehensive Plan relates that “[a]s 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.” 

(B-8). It should be noted that the Comprehensive Plan acknowledges that: 

Preparation of the [Comprehensive] Plan should be 
viewed as an on-going planning process. Amendment 
of the Plan is likely to be necessary given shifts in 
demographics, market conditions, regional planning 
considerations and time. * * * The maximum interval 
at which the [Comprehensive] Plan shall be reviewed 
is five years. (Intro-5). 

 



The Comprehensive Plan was adopted in January, 2004. As a result, although 

Petitioner suggests that the development proposal fits squarely within the rationale 

of the Comprehensive Plan, nevertheless, consideration of the proposal is 

particularly appropriate given the passage of four years. 

21. With respect to “design and site layout considerations,” multi-family zoning 

districts should:  

contain design and layout requirements to ensure that such 
developments blend with the surrounding area and that 
encourage multi-family development that would add to the 
character of the Town, including: 
 
o Site design standards including minimum active 
recreation and     other community facilities, 
centralized parking and refuse disposal areas, site 
lighting standards, internal landscaping requirements 
and minimum landscaped buffers along roadways and 
around the site's perimeter; 
o Common ownership and maintenance responsibility 
(i.e., apartment management company or condominium 
association); and 
 
o Architectural design standards and approval. (B-4). 
 

22. Additionally, the proposal satisfies a number of the “placement” criteria, 

including: 

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 Readily connectable to existing sewer and water 

infrastructure; 

o Location within an area of the Town with a need for 
such housing. (B-6 – 7). 
  

23. It is submitted that the zoning amendment proposed is consistent with the 

foregoing objectives of the Comprehensive Plan because: 

a. The zoning amendment would authorize the 
creation of a varied and diversified housing stock 
on the property. 

 
b. The existing infrastructure together with proposed 

improvements possesses the capacity to 
accommodate the proposed development. 

 
c. The area sought to be rezoned is located within and 

buffered by the existing R-40 zoning designation. 
Development of the foregoing portion of the site 
consistent with the R-40 single-family zoning will 
provide a substantial visual buffer in order to 
maintain the appearance of the neighborhood. 

 
d. The requested zone change would promote 

affordable rental units for volunteers and below 
market-rate ownership of housing units. 

 
24. As a result, Petitioner does not believe that an amendment of the 

Comprehensive Plan is legally necessary. Nevertheless, because the subject property is 

not identified as one of the four parcels pre-identified as being “particularly suitable” for 

rezoning for multi-family development, Petitioner also requests that the Comprehensive 

Plan be amended to recognize the appropriateness of the foregoing development proposal 

at the location proposed. 



25. Petitioner has analyzed and continues to analyze the potential planning and 

environmental issues with respect to the proposed development. 

26. Based on the studies completed to date,  

• Adequate domestic and fire prevention water supply is available from United 

Water of New York. 

• Sanitary sewer service is available from the Rockland County Sewer District #1 

and the Petitioner is prepared to provide off-site sanitary improvements as 

deemed necessary by Rockland County Sewer District #1. 

• Stormwater mitigation will be provided for both peak flow attenuation and water 

quality mitigation. 

• Recharge facilities will be provided to offset the potential loss in groundwater 

recharge which might result from proposed impervious surfaces. 

• Site layout and grading will maximize the retention of an existing undisturbed 

vegetated buffer around the perimeter of the property. 

• The visual impression of the property from US Route 202 and NY Route 306 

will be that of a single-Family neighborhood.1  

• A significant portion of the wetland which will remain undisturbed will be 

within the viewshed from NY Route 306.  

• The Petitioner will provide traffic mitigation measures deemed necessary to 

ensure the proposed development will not significantly affect the roadway system 

in the vicinity of the project site. 

• Six wetland areas are delineated on the project site which, together with the 100 

foot DEC-regulated adjacent area, constitute 20.7 acres. There are an additional 
                                                 
1 A copy of representative visual perspectives is annexed hereto as Exhibit “D”. 



6.6 acres of ACOE wetlands on site. These wetland areas and the adjacent areas 

shall remain undisturbed and will provide additional open space.  

• An extensive Flora and Fauna survey was conducted by Carpenter 

Environmental Associates (CEA). NYSDEC, National Heritage and United Fish 

and Wildlife Survey were contacted for a listing of wildlife species of concern 

which have been reported within the area. None of the flora or fauna observed or 

expected to reside on the project site were identified by project staff as state or 

federally threatened or endangered species. NYSDEC indicated three species 

which should be considered in the vicinity of the project area. No evidence of the 

identified species, timber rattlesnake, Clustered sedge, and Hyssop-skullcap, were 

identified on the subject property during any of the visits conducted by CEA. 

27. Petitioner is prepared to complete a full Environmental Impact Statement in 

order to fully demonstrate the absence of any significant environmental impact as a 

consequence of the proposed development, particularly given the mitigation measures 

and design criteria proposed. 

28. The property which is the subject of the instant zone change petition is located 

within 500 feet of: a State highway, that is, Routes 202 and 306; the Village of Pomona; 

the Village of Wesley Hills; property owned by Harriman State Park and a a stream 

crossing and drainage culvert maintained by Rockland County Drainage Agency. 

29. Except as noted in paragraph 28, the subject property is not located within 500 

feet of: county highway; the boundary of any existing or proposed county park or any 

other recreation area; the existing or proposed right-of-way of any stream or drainage 

channel owned by the county for which the county has established drainage channel 


































