< Rockland County

Ed Day, Rockland County Executive

DEPARTMENT OF PLANNING
Dr. Robert L. Yeager Health Center
50 Sanatorium Road, Building T
Pomona, New York 10970
Phone: (845) 364-3434 Fax: (845) 364-3435

Douglas J. Schuetz Arlene R. Miller
Acting Commissioner Deputy Commissioner
May 2, 2017

Sloatsburg Zoning Board of Appeals
Village Hall

96 Orange Turnpike
Sloatsburg, NY 10974

Tax Data: 38.50-1-1.2 38.50-1-1.1

Re: GENERAL MUNICIPAL LAW REVIEW: Section 239 L and M
Map Date: 3/7/2017 Date Review Received: 3/24/2017

ltem: 100 STERLING MINE ROAD, LLC. (SL-206B)

Parking variance to allow the construction, maintenance and use of an 11,800 SF addition to an existing
manufacturing facility on 5.71 acres in an IP zoning district. The two lots will be merged.

Northeast side of Sterling Mine Road, 230 feet north of Sebastian Court

Reason for Referral:
Sterling Mine Road (CR 72), Nakoma Brook, Town of Ramapo, NYS and Federal Wetlands

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, I, the Commissioner of Planning,
hereby:

*Recommend the following modifications

1 Permitting development that does not comply with the applicable bulk standards can set an
undesirable land use precedent and result in the overutilization of individual sites. The applicant is
providing less than 51 percent of the required on-site parking. The seven future spaces shown on
the map increase the conformity to 63 percent. The ability of the existing infrastructure to
accommodate enlarged manufacturing facilities on environmentally constrained parcels is a
countywide concern and must be evaluated. This evaluation must consider whether local roads
will become more congested and the sewer system, stormwater management systems and the
public water supply will be overburdened. The Village must consider the cumulative and regional
impacts of permitting such development. A smaller building addition will require less parking and
must be considered.
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2 The on-site parking has been reconfigured resulting in the elimination of 27 spaces. While the
proposed 36 parking spaces are located on the property, they are not all code compliant. Spaces
1 through 7 are located within 15 feet of the right-of-way and in the front yard. Therefore,
variances will be required from Sections 54-70.B. and C. These variances must be noted on the
ZBA Plan.

3 Vehicles parked in spaces 1 though 7 will have to reverse off the property to access the
driveway. These spaces must be relocated or reconfigured so that all parking maneuvers can be
accommodated on the site.

4 Access to the dumpsters and northeastern row spaces will be difficult given the proximity of the
truck space. A truck maneuvering into or out of this space will prevent access to the rear of the
site. The dumpsters, and spaces 33 through 36, must be relocated to a more accessible area on
the site.

5 Atruck maneuvering plan must be provided for the entire site. It does not appear that an
oversized vehicle can easily navigate from the Sterling Mine Road entrance to the rear of the site.
The access aisle varies in width from 25 to 30 feet and is not a straight road. We are particularly
concerned about the very constrained area near the northeast corner of the existing building, and
the proximity of the proposed parking spaces along the northeastern property line.

6 An updated review of the March 7, 2017 ZBA Plan must be completed by the Rockland County
Highway Department. In addition, the applicant must comply with the conditions of the Highway
Department's letter of December 20, 2016.

7 An updated review of the March 7, 2017 ZBA Plan must be completed by the Rockland County
Sewer District #1. In addition, the applicant must comply with the conditions of the Sewer District's
letter of December 29, 2016.

8 An updated review of the March 7, 2017 ZBA Plan must be completed by the Rockland County
Health Department. In addition, the applicant must comply with the conditions of the Health
Department's letter of December 12, 2016.

9 An updated review of the March 7, 2017 ZBA Plan must be completed by the Rockland County
Drainage Agency. In addition, the applicant must comply with the conditions of the Drainage
Agency's letter of June 22, 2016.

10 A review must be completed by the New York State Department of Environmental
Conservation and all required permits obtained.

11 The Town of Ramapo is one of the reasons this proposal was referred to this department for
review. The municipal boundary is approximately 365 feet south of the site. As required under
Section 239nn of the State General Municipal Law, the Town of Ramapo must be given the
opportunity to review the proposal and provide any concerns related to the project to the Village of
Sloatsburg.

12 The floodplain Administrator for the Village of Sloatsburg shall certify that the proposed
construction is in compliance with the floodplain regulations of the Village and the Federal
Emergency Management Agency.

13 The proposed addition and the existing industrial building must comply with all requirements of
the New York State Uniform Fire Prevention and Building Code.
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14 A review must be completed by the Rockland County Office of Fire and Emergency Services,
the Village Fire Inspector, or the Sloatsburg Fire Department to ensure that there is sufficient
maneuverability on site for fire trucks, in the event an emergency arises.

PIWAN.
Douglés J. Scht
Acting Commissioner of Planning

cc. Mayor Carl Wright, Sloatsburg
Rockland County Department of Highways
Rockland County Drainage Agency
New York State Department of Environmental Conservation
Rockland County Sewer District #1
Rockland County Department of Health
Federal Emergency Management Agency
United States Army Corps of Engineers
New York State Department of State
Rockland County Office of Fire and Emergency Services
Sloatsburg Fire District

Lehman & Getz, P.C.
Town of Ramapo

Martin Lichtman

*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 follows the mandates of Article 12-B of the New York General
Municipal Law. Under Article 12-B the 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 Rockland County Planning Department defers to the municipality forwarding the item reviewed
to render such opinions and make such determinations if appropriate under the circumstances.

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

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

Department of Planning within thirty (30) days after final action. A referring body which acts contrary to a recommendation of modification or disapproval of a
proposed action shall set forth the reasons for the contrary action in such report.
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