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10/23/08 
Development Impact Analysis 
Scenic Development, LLC 
193.59 Acres Vacant Residential Land 
SW Corner Route 202 and Route 306 
Town of Ramapo, Rockland County, New York 
 
Dear Sir/Madam 
 
In response to your request, I have endeavored to determine if large-scale high-density multiple 
residence development, in the subject’s market area, has a discernable impact on property values 
of the surrounding single-family neighborhoods. 
 
I am a NYS Certified General Real Estate Appraiser with 20 years experience in the Rockland 
County market. I am familiar with residential land development and property value trends in the 
area, having appraised 38 subdivision land parcels in the County since 2000.  
 
The following impact analysis is based on a study of property values in the residential 
neighborhoods adjacent to Crystal Hill, a 312 unit Townhouse Condominium and Garden 
Apartment Complex constructed along Route 202 in the Pomona portion of Haverstraw, 
approximately 3 miles from the subject.  
 
The annual value trends for single-family dwellings in the impact area for the years prior during 
and after the project construction are similar to the county wide value trends, reported through 
the local Multiple Listing Service, for the corresponding years.  
 
In conclusion, the adjacent single-family neighborhood was not impacted by large scale multiple 
residence construction nearby. 
 
The data, analyses and reasoning leading to the value conclusion are presented in the summary 
consultation, transmitted with this letter. The consultation report is prepared in conformity with 
the Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation, 
and the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute. 

Sincerely yours, 
 
 

 
Lawrence J. Panico NYS Certified General Appraiser 46-19308 
 



 
 
 

Impact Analysis 
Scenic Development ,LLC Property 

Route(s) 202 and 306 
Town of Ramapo 

 

The potential impact of large-scale, high-density residential construction such as proposed for 
Scenic Development, LLC can be measured through analysis of similar properties in the market 
area. Market research uncovered one such property 3-miles east of the subject along Route 202 
in the Pomona area of the neighboring Town of Haverstraw. 

Crystal Hills is a large-scale townhouse condominium and rental apartment development located 
along the northerly side of Route 202, opposite a conventional residential neighborhood. The 
development density was obtained through litigation, based on out-dated zoning regulations, 
resulting in a higher unit yield than permitted at the time of approval. The property sold in 1998 
and 1999 with approvals for 168 garden apartments and 144 townhouse condominiums, which 
were subsequently constructed and successfully marketed between 2000 and 2002. The majority 
of the townhouses sold between September 1, 2000 and November 1, 2002 at an average price of 
$341,000 and an average absorption rate of 5.5 per month. The construction of the development 
precipitated the significant widening of Route 202 and installation of a traffic signal, along with 
the expansion of the neighborhood population and number of households. 

The adjacent single-family residential neighborhood is comprised of mostly 1988 thru 1993 
vintage dwellings that range in size from 2,000 to 3,800 sq ft gross living area. 

Research of the impact area enumerates 33 dwelling sales, between 1991 and through 2007, 
which are shown on the following exhibit map and accompanying sales list.  
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The sales are graphed on a price per sq ft unit of comparison to determine if there are any 
fluctuations in pricing. 
 

 
 

The local neighborhood performance is generally consistent with MLS published value trends for 
single-family dwellings, countywide. 
 

 
 
There is no negative fluctuation in pricing during and / or after the build out of Crystal Hills. 

In conclusion, the adjacent single-family neighborhood was not impacted by large scale multiple 
residence construction nearby. 



Crystal Hills Build-out 

 



 

 






