


VALLEY BLUE ESTATES (SV-807)

The Town of Clarkstown has reviewed the proposal and its impact on community character, traffic,
water quantity and quality, drainage, stormwater runoff and sanitary sewer service. In a letter
dated April 10, 2014, the Chairwoman of the Clarkstown Planning Board opined that the current
proposal will result in an overutilizaton of the site. The areas of countywide concern noted above
that directly impact the Town of Clarkstown must be considered and satisfactorily addressed, as’
well as the concerns raised in the April 10, 2014 letter.

2 By definition, special permit uses are subject to a higher standard of review. This proposal
must be scaled back to more closely conform to the special permit standards outlined in Article VI,
as well as the use requirements listed in A-6.

3 As noted above, the residential density of this proposal is 33 units per acre. Section A-6.E.(2)
states that the density for multi-family dwellings shall be a maximum of 18 units per acre. An eight-
unit multi-family dwelling is permitted on this .4547-acre site. The applicant is seeking a 303
percent increase in the maximum permitted residential density. As a result, the minimum on-site
parking requirement cannot be achieved and there is limited area for recreational amenities. The
number of units must be reduced to more closely conform to the PRD standards.

4 The Village shall consider the land use precedent that will be set if this multi-family
development is approved as proposed. Adjacent and nearby property owners could submit similar

* proposals thereby changing the community character of the surrounding neighborhood, and-
undermining the intent of the zoning ordinance. For example, the two lots just north of these lots
could also be combined for redevelopment purposes, resulting in a parcel equal in size to this
application; and the lot to the south is already similarly sized and could easily request a similar
use. The Village must comprehensively evaluate the vacant and under-developed parcels in the
PRD zoning district in this neighborhood, to ensure that an undesirable land use precedent will not
be set, and that the integrity of the zoning ordinance will not be compromised.

Thomas B. Vanderbeek, P.E.
cc: Mayor Demeza Delhomme, Spring Valley Commissioner of Planmng

Anthony R. Celentano P.L.S.
Town of Clarkstown
New York State Department of State,

Division of Code Enforcement and Administration
James Licata

Jonathon Weiss

*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 rehder 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 afe advised to apply for variances, special permits or exceptions, hardship approval or other relief.
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