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Re: GENERAL MUNICIPAL LAW REVIEW: Section239L and M
Map Date: 5/4/2020 Date Review Received: 8/6/2020

ltem: ROUTE 202 BUSINESS PARK (R-1360D)

Site plan for the construction of a four-story, 72,896 SF office building and an attached one-story,
130,210 SF warehouse building for light indusirial use. The buildings are located on two lots comprised
of 13 acres in the Pl zoning district. Variances will be required for side yard and an entrancefexit to a
parking area located within 300 feet of a residential area.

North side of Ladentown Road, east side of Camp Hill Road, approximately 258 feet west of NYS Route
202

Reason for Referral:
NYS Route 202, Village of Pomona

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the
above GML powers and those vested by the County of Rockland Charter, |, the Commissioner of Planning,
hereby:

*Disapprove

1 The definition of a buffer in the Town Zoning Code states that "[tlhe buffer shall not be used or otherwise
encroached upon by any activities on the ot so as to provide for adequate separation and protection from
otherwise inharmonious or incompatible uses." The 50 foot buffer along the western side of the property provides
necessary relief from the proposed activities on the site and the neighboring residential R-40 zaning district.
However, a driveway is located within this buffer. The driveway must be moved out of the buffer, or an additional
variance may be required. New construction must be done in compliance with the zoning requirements so that no
variances are needed. The buffer is an important requirement that must be incorporated into the site design. A
redesign of the site must be done to eliminate the need for variances and provide adequate buffering of the
industrial use adjacent to a low density residential zone. The buffer must also be enhanced with additional
landscaping to provide a better distinction between the site and the adjacent residential neighborhood.
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2 The site plan indicates 337 parking spaces are proposed, with an additional 28 loading docks for trucks. Only
one access point to the site is depicted {o accommodate these vehicles. This is not adequate for a site of this size
and uses of this magnitude. In addition, a variance is required for the access point being within 300 feet of a
residential zone. The single access point may cause additional traffic conflicts and will place an unnecessary
burden on Ladentown Road, thereby affecting the nearby residential zone. A second access point must be
included in the design of the site to better facilitate ingress/egress from the site and to help reduce the burden on
Ladentown Road.

3 The Fire Truck Maneuver Plan illustrates that trucks will encroach info many parking spaces in the western
parking area and four spaces in the northeastern parking area. This is not an acceptable situation. These parking
areas must either be redesigned to eliminate this encroachment, or designated for compact cars only and it must
be demonstrated that these compact car parking spaces wili not be encroached upon by the fire truck turning
movements. The size of the building must be reduced so a better design layout can be achieved. This will reduce
the number of parking spaces needed, and therefore, will allow for more room for fire trucks to safely maneuver
throughout the site.

4 The Fire Truck Maneuver Plan also shows that the fire trucks will encroach into the northern loading areas
when turning. In addition, if trucks are parked in the northernmost loading area, the fire truck will be unabfe to
make the turn as illustrated. The site must be designed so that safety issues are not compromised. As stated
above, the size of the buildings must be reduced to better facilitate the safe maneuverahility of fire trucks
throughout the site.

The following comments address our additional concerns about the proposal:

5 A review must be completed by the New York State Department of Transportation, any comments or concerns
addressed, and any required permits obtained.

6 The applicant must comply with the comments made by the Rockland County Department of Health in their
letter of August 7, 2020

7 The applicant must comply with the comments made by the Rockland County Sewer District No. 1 in their
letter of August 7, 2020.

8 The proposed office and light industriai warehouse buildings must comply with all requirements of the New
York State Uniform Fire Prevention and Building Code.

9 The Village of Pomona is one of the reasons this proposal was referred to this department for review. The
municipal boundary is opposite Camp Hill Road, approximately 36 feet west of the site. New York State General
Municipal Law states that the purposes of Sections 239-, 238-m and 239-n shall be to bring pertinent inter-
community and countywide planning, zoning, site plan and subdivision considerations to the attention of
neighboring municipalities and agencies having jurisdiction. Such review may include inter-community and
county-wide considerations in respect to the compatibility of various land uses with one ancther; traffic generating
characteristics of various land uses in relation to the effect of such traffic on other land uses and to the adequacy
of existing and proposed thoroughfare facilities; and the protection of community character as regards
predominant land uses, population density, and the relation between residential and nonresidential areas. In
addition, Section 239-nn was enacted to encourage the coordination of land use development and regulation
among adjacent municipalities, and as a result development occurs in a manner that is supportive of the goals
and objectives of the general area.

The Village of Pomona must be given the opportunity to review the proposal and its impact on community
character, traffic, water quantity and quality, drainage, stormwater runoff and sanitary sewer service. The areas
of countywide concern noted above that directly impact the Village of Pomona must be considered and
satisfactorily addressed, as well as any additional concerns about the proposal.
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10 A review of the Fire Truck Maneuver Plan must be completed by the Rockland County Office of Fire and
Emergency Services, the Town of Ramapo Fire Inspector, or the Moleston Fire Department to ensure that there
is sufficient maneuverability on site for fire trucks, in the event an emergency arises.

11 The Truck Maneuver Plan only illustrates the trucks' ingress/egress of the site. This plan must be expanded
to include the trucks' maneuverability throughout the site, as the trucks will be required to access the warehouse
use located at the eastern portion of the site.

12 Fire lanes must be designated on the site plan and shown to be accessible. In addition, fire connections must
also be shown.

13 The site plan depicts a striped area by the entrance to the site at Ladéntown Road. It must be clarified if this
is to be painted, or if a réised median is proposed. If the latter is proposed, the area must be redesigned, as the
Truck and Fire Truck Maneuver Plans show vehicles traveling over this area to access/exit the site.

14 The Grading Plan is incomplete, as it only shows the contour lines on the driveways. A grading pian shall be
provided that shows the contour lines and spot elevations for the entire site. Detention/retention basins, either
above or below grade, must also be illustrated. In addition, the top and bottom elevations of the walls must be
pravided so their heights are known. :

15 The project narrative indicates a traffic study was performed and attached to the document. However, the
study was not provided. The traffic study shall be provided, and include a traffic analysis for the trucks required for
the fight industrial use. The analysis shall include the number of truck movements info and out of the site on a
daily basis, hours that trucks will be entering and leaving, and peak periods of movement.

16 The site is constrained by steep slopes. A map must be provided that shows the steep siopes'. In addition, a
lot area calculation must be provided so its accuracy can be verified,

17 The width of Ladentown Road, as well as the Designéted Street Line {DSL) must be provided on the site
plan. All measurements shall be taken from the DSL. This may result in additional yard variances being required.

18 There is no delineation for the individual loading stalls shown on the site plan. Schematic sheet A-300, East
Elevation depicts four loading stalls between each building entrance. However, based on the width of the loading
areas on the site plan, only three loading stalls may be accommodated. The individual loading stalls must be
ilustrated to ensure there is enough space to accommodate what is proposed.

18 Areas designated for snow removal must be clearfy delineated cn the site plan so that the plow drivers will
know where to place the snow piles. Providing specific locations on the site for the snow piles will reduce the loss
of available parking spaces meant to be used by employees. This is especially critical since only the minimum
number of spaces are being provided.

20 A stormwater pollution preventicn plan (SWPPP) was not provided. The SWPPP, if required, shall conform to
the current regulations, including the New York State Stormwater Management and Design Manual (January
2015) and local ordinances.

21 The existing well must be shown on the site plan and properly decommissioned prior to its removal. The -
Raockland County Department of Health must be notified of the intent to decommission the.well, and monitor the
process to ensure that it is done in compliance with the specifications of Article 1l of the Rockland County Sanitary
Code. All required permits must be obtained from them.

22 Alandscaping plan shall be provided which has low evergreen landscaping supplementing the parking and
toading areas to prevent vehicle headlights from shining onto neighbaring properties. Screening is required along
the western edge of the property to shield the site from the adjacent residential district.
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23 Alighting plan shall be provided that shows fields of illumination. This plan must demonstrate that the intensity
of the candle lumens is less than 0.1 at the property line.

24 Retaining walls that are over four (4) feet in vertical height shall be designed by a licensed New York State
Professional Engineer and be in compliance with the NYS Fire Prevention and Building Code. Design plans shall
be signed and sealed by the licensed NYS Professional Engineer.

25 A utility plan shall be provided.

26 The site is currently comprised of two lots. The applicant must merge the lots so the entire building and
accessory facilities are located on the same Ilot. Once the lot merger has been approved, a filed map cannot be
used to convey property, nor can the tax maps be updated with the lof changes, until the deeds are filed with the
County Clerk, conveying the portions of the lots that are required to achieve the lot configuration indicated an the
subdivision map. The applicant and the Town must make sure that the deeds are properly filed with the Rockland
County Clerk to ensure that the tax maps are properly updated.

27 Water is a scarce resource in Rockland County; thus proper planning and phasing of this project are critical
to supplying the current and future residents of the Villages, Towns, and County with an adequate supply of
water. A letter from the public water supplier, stamped and signed by a NYS licensed professional engineer, shall
be issued to the municipality, certifying that there will be a sufficient water supply during peak demand periods
and in a drought situation,

28 If any public water supply imprevements are required, engineering plans and specifications for these
improvements shall be reviewed by the Rockland County Department of Health prior to construction. In order to
complete an application for approval of plans for public water supply improvements, the water supplier must
supply an engineer's report pursuant to the "Recommended Standards for Water Works, 2003 Edition,” that
certifies their ability to serve the proposed project while meeting the criteria contained within the Recommended
Standards for Water Works. These standards are adopted in their entirety in 10 NYCRR, Subpart 5-1, the New
York State regutations governing public water systems. Further, both the application and supporting engineer's
report must be signed and stamped by a NYS licensed professional engineer and shall be accompanied by a
completed NYS Department of Health Form 348, which must be signed by the public water supplier.

29 Public sewer mains requiring extensions within a right-of-way or an easement shall be reviewed and
approved by the Rockland County Department of Health prior to construction.

30 Prior to the start of construction or grading, a soil and erosion control plan shall be developed and in place for
the entire site that meets the latest edition of the New York State Standards for Urban Erosion and Sediment
Control. ‘

31 There shall be no net increase in the peak rate of discharge from the site at all design points.

32 The project narrative, dated May 18, 2020, states that no bulk variances are required. However, the bulk

table provided on the site plan, dated May 4, 2020, indicates a variance for side yard will be required. It appears

the variance for three feet, stated in the bulk table, is required for the space between the western buffer and the

northwestern parking area. If so, this must be delineated and labeled on the site plan. The project narrative must
also be updated to include this variance. ‘

33 Section B of the Full Environmental Assessment Form should be updated to include the Rockland County
Department of Planning as a County agency. The NYS Departiment of Transportation and the Village of Pomona
must also be added {o this Section.

34 The vicinity map shall show the zoning of the surrounding area. This will help to provide a better
understanding of the impact the proposed uses will have on the surrounding neighborhood.
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35 The site plan indicates the project is located within the Village of Pomona. This must be corrected to the
Town of Ramapo.

36 We request the opportunity to review any variances that may be needed to implement the proposed site plan,
as required by New York State General Municipal Law, Section 239-m (3)(a)(v).

\
37 Pursuant to General Municipal Law (GML) Section 239-m and 239-n, if any of the conditions of this GML
review are overridden by the board, then the local land use beard must file a report with the County Commissioner

of Planning of the final action taken. If the final action is contrary to the recommendation of the Commissioner, \
the local land use board must state the reasons for such action. |

38 In addition, pursuant to Executive Order 01-2017 signed by County Executive Day on May 22, 2017, County
departments are prohibited from issuing a County permit, license, or approval until the report is filed with the
County Commissioner of Planning. The applicant must provide to any County agency which has jurisdiction of
the project: 1) a copy of the Commissioner report approving the proposed action; or 2) a copy of the
Commissioner of Planning recommendations to modify or disapprove the proposed action, and a certified copy of
the land use board statement overriding the recommendations to modify or disapprove, and the stated reasons

for the land use board’s override.

Douglds J.'s&hheti
Acting Commissioner of Planning

cc. Superviser Michael B. Specht, Ramape
‘New York State Department of Transportation
Rockland County Department of Health
Rockland County Office of Fire and Emergency Services
Rockland County Sewer District #1
Moleston Fire District

Brooker Engineering, PLLC
Village of Pomona

. Meona Montal, Chief of Starf
Rockland County Planning Board Members

"NYS General Municipal Law Section 239 requires a vote of a ‘majority plus one’ of your agency to act contrary to the above findings.

The review undertaken by the Rockland County Planning Department is pursuant to, and folfows the mandates of Article 12-B of the New York General
Municipal Law. Under Article 12-B fhe County of Rockland does not render opinions, nor does it make determinations, whether the item reviewed implicates
the Religious Land Use and institutionalized Persons Act. The Rockiand County Planning Department defers to the municipality forwarding the item reviewed
fo render such opinions and make such determinations if appropriate under the circumstances.

In this respect, municipalities are advised that under the Refigious {.and Use and Institutionalized Persons Act, the presmpfive force of any provision of the Act
may be avoided (1) by changing a policy or practice that may resulf in a substantial burden on refigious exercise, {2) by retaining a policy or practice and
exempling the substantially burdened religious exercise, (3) by providing exemptions from a poficy or practice for applications that substantially burden
refigious exercise, or (4) by any other means that eliminates the substantial burden.

Proponents of projects are advised lo apply for variances, special permits or exceptions, hardship approval or other refief
Pursuant to New York State General Municipal Law §239-m(6), the referring body shall file a reporf of final action i has taken with the Rockland County

Department of Planning within fhirty (30} days after finaf action. A referring body which acts contrary to a recommendation of modification or disapproval of a
proposed action shail set forth the reasons for the contrary action in such report.



