Town of Haverstraw Zoning Board of Appeals

LEGAL NOTICE

Please take notice the Town of Haverstraw Zoning Board of Appeals shall hold a
Public Hearing to consider the application of A&S Realty, Artur Kondov — 130 W.
Ramapo Road, Garnerville to construct a new 2 Story, 12,000 Sq. Ft. Professional
Office Building in a Commercial Zone— 4,000 Sq. Ft. of which to be used as ancillary
basement space for existing tenants.

The following Variance(s) are required:

1. Off Street Parking:
Required — 80 Spaces
Provided — 48 Spaces
Variance Required — 32 Space Reduction

2. Side Yard (Parking Lot):
Required — 10’ (Ft.)
Provided — 5 (Ft.)
Variance Required - 5 (Ft.)

Said property being located on the North side of W. Ramapo Road and 0 Ft. West of
Balsam Road and on the Town of Haverstraw Tax Map as Section-25.16, Block-03,
Lot-40.

Said Public Hearing shall be held on Wednesday, April 09, 2025 at 7:00 PM in the
large meeting room of Haverstraw Town Hall, One Rosman Road, Garnerville.

All interested parties are invited to attend and will be heard by the board.

By Order Of the Zoning Board of Appeals of the Town Of Haverstraw
Wilbur Aldridge, Acting Chairman

Christie Tomm Addona, Planning and Zoning Board Attorney

Annette Hendrie, Planning and Zoning Board Principal Clerk-Typist
March 27, 2025



Daniel M. Richmond

dmrichmond@zarin-steinmetz.com

March 20, 2025

Via email Jahendrie@townothaverstraw.org]

Hon. Corallo and Members of the
Town of Haverstraw Planning Board

1 Rosman Road
Garnerville, New York 10923

Re: Zoning Map Amendment and Site Plan
130 W Ramapo Road (Route 202)

Dear Chairman Corallo and Members of the Planning Board:

As you will recall, our firm represents Artur Kondov (“Applicant”), the owner of real
property located at 130 West Ramapo Road (Route 202) (“Property’) in connection with Rezoning
and Site Plan approvals to facilitate a 12,000 s.f. office building (“Project”).

In response to the last discussion the Applicant’s team had with your Board at the March
12, 2025 Meeting, we are writing to transmit the following resubmission materials. As such, to
facilitate our discussion at the next Planning Board meeting, scheduled for April 9, 2025, please
find attached the following:

e Site Plan, prepared by Weinberg
e Floor Plan, prepared by BILD Architecture
e Parking and Traffic Study Evaluation, prepared by Colliers Engineering & Design

Project Summary

As you will recall, the Project involves constructing a professional office building for non-
medical and non-retail tenants. The Applicant is prepared to provide a formal restriction as a
condition of Site Plan approval to such an effect.

As shown on the Floor Plans, rentable space is located only on the first two floors, where
approximately 2,800 s.f. is allocated to common and non-leasable space (i.e. lobby, elevator,
staircases). Thus, only 5,836 s.f. of leasable space exists within these floors.

As discussed at your March 12" Meeting, to enhance tenant amenities, the Applicant seeks
to utilize basement space for features not otherwise feasible within the first two floors. In today’s
competitive market, providing a lounge/kitchenette, workout space and storage is critical for
attracting and retaining high-quality professional tenants. Given the small building size and office,
these amenities would not be incorporated without the basement space.

Phone: (914) 682-7800 WWwWw.zarin-steinmetz.com 81 Main Street, Suite 415
Direct: (914) 220-9797 White Plains, New York 10601
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Since the basement space is solely dedicated to common amenity space for the building’s
existing tenants, it will not increase occupancy or intensity of use beyond the leasable space on
the first two floors.

Basement Layout & Code Compliance

In total, the basement layout will be a Code-compliant space consisting of:

e 634 s.f. kitchenette/seating area

e 355 s.f. of gym space

e 989 s.f. of storage space

e 580 s.f. for MEP (electric & low voltage, IT, sprinkler and water meter)

As shown on the floor plan, pursuant to New York State Building Code requirements, we
are providing (2) means of egress via fire-rated stairways for all floors of the building, as well as
a dedicated exterior egress stair from the basement to grade level. In addition, the proposed
building will be fully sprinklered to ensure compliance with the required Building Code standards.

Parking & Traffic Considerations

The Town Code requires that any basement space be included in the overall parking
calculation. Our Traffic and Parking Evaluation Study confirms that a 12,000 s.f. professional
building is adequately served by the 48 spaces provided.

e Based on ITE Average Parking Demand for similar professional office uses, 23
spaces would be required and would be satisfied by the 48 spaces provided.

e Based on the ITE 85" Percentile Parking Demand (Design Standard), 36 would be
required and would also be satisfied by the 48 spaces provided.

Even when including non-mechanical basement areas (lounge/kitchenette, storage,
workout space), the actual leasable space is still only 7,814 square feet for the entire building.
Since the total leasable space generating traffic is 7,814 square feet the Parking and Traffic
Evaluation Study analysis remains conservative.

Conclusion
In anticipation of the April 9, 2025 Public Hearing, please circulate these materials to

Board Members, the Town’s Traffic Consultant, Building Inspector, and Town Engineer to assist
in our discussion.

4917-4272-2347, v. 3
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As always, please do not hesitate to reach out with any questions.

Encls.

cc: Ariel Kondov
WeinbergLim
BILD Architecture

Christie Tomm Addona, Esq.

Glenn McCreedy
George Behn

4917-4272-2347, v. 3

Respectfully Submitted,
ZARIN & STEINMETZ LLP

By:

Daniel M. Richmond
Matthew Behrens
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400 Columbus Avenue, Suite 180E
Valhalla, New York 10595
Main: 877 627 3772

Memorandum

To: Town of Haverstraw Planning Board
From: Ronald P. Rieman, Senior Project Manager
Date: March 19, 2025

Subject: Parking and Trip Evaluation

130 West Ramapo Road, Town of Haverstraw, Rockland County, NY

Project No.: 24013582A

The following information has been provided to identify future parking needs for the proposed
redevelopment of the 130 West Ramapo Road property. The following sections provides a
description of the proposed Project and tasks undertaken in completing the parking evaluation and
includes a comparison of the Town parking rates with current industry standards. In addition, the
anticipated trip generation is also provided.

1. Project Description

The property at 130 West Ramapo Road currently consists of an existing building with access to
Balsam Road. As shown on the Site Plan, a two-story office building is proposed consisting of a
total floor area of 12,000 s.f. (8,000 s.f. of floor area excluding the basement) with 48 parking
spaces provided. Access to the site will continue to be provided via Balsam Road.

2. Required Parking based on Town Code (as shown on the Site Plan)

As shown on the Site Plan, based on Town Code the proposed office building (12,000 s.f.) would
require 80 parking spaces (1 space per 150 SF for office space which would equate to 6.67 spaces
per 1,000 s.f.). This would require a 40% reduction in parking.

As also shown on the Site Plan, the required parking for the proposed office excluding the basement
which is to be used as ancillary amenity space by tenants only would be 53 parking spaces and
would require a 9.4% reduction in parking,

It should be noted that the Town parking requirements are relatively high when compared to
current industry standards. See Section 3, below.

3. Current Industry Standards (ITE Parking Generation)

As noted above, the Town parking requirements are relatively high when compared to industry
standards. Based on studies contained in the Institute of Transportation Engineers (ITE) latest Parking
Generation Manual, 6th Edition for Land Use 710 - Office, the following parking would be needed.

Accelerating success.
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Based on the ITE Average Parking Demand for similar uses, conservatively using the total
building (12,000 s.f.), 23 parking spaces would be required (at 1.95 spaces per 1,000 s.f.) and
would be satisfied by the 48 spaces provided.

Based on the ITE 85th Percentile Parking Demand (Design Standard), 36 spaces would be
required (at 2.98 spaces per 1,000 s.f.) and would also be satisfied by the 48 spaces provided.

A copy of the ITE Peak Parking Demand is contained is Attachment A.

Anticipated Trip Generation (ITE Trip Generation)

Based on information contained in the latest Institute of Transportation Engineers (ITE) “Trip
Generation Manual”, 11* Edition for ITE Land Use 710 - Office, the proposed office is anticipated
to generate a total of 18 to 27 trips during the Weekday Peak AM Hour and a total of 17 to 29
trips during the Weekday Peak PM Hour

It should be noted that the anticipated trip generation, is below the 100 peak hour vehicles trip
criteria by the NYSDOT where generally adverse impacts may occur.

A copy of the ITE Trip Generation is contained is Attachment B.

R:\Projects\2024\24013582A\Reports\Traffic\Word\250319_RPR_Parking and Traffic Evaluation.docx




Parking Attachment A
ITE Peak Parking Demand



Graph Look Up

DATA STATISTICS

Land Use:
General Office Building (710) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA

Time Period:
Weekday (Monday - Friday)

Setting/Location:
General Urban/Suburban

Number of Studies:
77

Avg. 1000 Sq. Ft. GFA:
131

Average Rate:
1.95

Range of Rates:

0.50 - 3.60

33rd / 85th Percentile:
1.68 /2.98

95% Confidence Interval:
1.79-2.11

Standard Deviation:
0.70

Coefficient of Variation:
36%

Fitted Curve Equation:
Ln(P) = 0.99 Ln(X) + 0.66
R2:

0.83

Calculated Parking Demand:
Weighted Average: 23
Fitted Curve: 23

85 Percentile: 36

https://iteparkgen.org/ParkGenQuery



Traffic Attachment B

ITE Trip Generation
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DATA STATISTICS

Land Use:
General Office Building (710) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA

Time Period:

Weekday

Peak Hour of Adjacent Street Traffic
One Hour Between 7 and 9 a.m.

Setting/Location:
General Urban/Suburban
Trip Type:

Vehicle

Number of Studies:
221

Avg. 1000 Sq. Ft. GFA:
201

Average Rate:
1.52

Range of Rates:
0.32-4.93

Standard Deviation:
0.58

Fitted Curve Equation:
Ln(T) =0.86 Ln(X) + 1.16
R2:

0.78

Directional Distribution:
88% entering, 12% exiting

Calculated Trip Ends:
Average Rate: 18 (Total), 16 (Entry), 2 (Exit)
Fitted Curve: 27 (Total), 24 (Entry), 3 (Exit)

https://www.itetripgen.org/Query
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DATA STATISTICS

Land Use:
General Office Building (710) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA

Time Period:

Weekday

Peak Hour of Adjacent Street Traffic
One Hour Between 4 and 6 p.m.

Setting/Location:
General Urban/Suburban
Trip Type:

Vehicle

Number of Studies:
232

Avg. 1000 Sq. Ft. GFA:
199

Average Rate:
1.44

Range of Rates:
0.26 - 6.20

Standard Deviation:
0.60

Fitted Curve Equation:
Ln(T) =0.83 Ln(X) + 1.29
R2:

0.77

Directional Distribution:
17% entering, 83% exiting

Calculated Trip Ends:
Average Rate: 17 (Total), 3 (Entry), 14 (Exit)
Fitted Curve: 29 (Total), 5 (Entry), 24 (Exit)

https://www.itetripgen.org/Query



