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COMMUNITY CHARACTER  
 

 

PREPARER: This document was prepared by Hakim Associates, Professional Planning and Landscape 

Architecture, 68 Dean Street, Harrington Park, NJ 07640. 

 

 

SECTION 1 EXECUTIVE SUMMARY  

 

The proposed project includes multi-family housing for married students and their families within sixty 

dwelling units in four U-shaped two-story buildings that each surrounds its own courtyard, and a building 

that supports a Yeshiva, library and synagogue.  All of the buildings are placed symmetrically about a 

central motor and pedestrian court.  The site measures almost five acres in size along the southern side of 

Grandview Avenue in a parcel within the Town of Ramapo that is disconnected from the remainder of the 

town.  The two Ramapo Town villages of Wesley Hills and New Hempstead completely surround the 

site.  The property in question is a former military site that housed a Nike base followed by military 

housing in bungalow structures.  Surrounding land uses include residences, a school, and commercial 

kitchens.  The proposed site plan conforms to the Town of Ramapo Adult Student Housing building zone 

regulations in terms of its land use and building heights, and the zoning would have permitted 25% more 

density than the sixty dwelling units that have been proposed.  Variance relief is only required for yard 

setbacks.  Extensive landscaping and all public utilities are proposed. 

 

The Potential Environmental Impacts explored include: 

 

 Groundwater 

 Topography 

 Vegetation 

 Visual Resources 

 Noise 

 Lighting 

 Demography 

 Community Compatibility 

 

This chapter also explored cumulative impacts, the growth-inducing aspects of the development proposal, 

and the irreversible and irretrievable commitment of resources it would require.  This document 

concludes that, with one exception, the environmental impacts that could be caused by this development 

are all either non-existent or beneficial.  The exceptions are the narrow setbacks along the northern and 

western boundaries, and the proposal includes mitigation as further described in this chapter. 

 

The Proposed Mitigation Measures explored include: 

 

 Re-vegetation 

 Reduce adverse visual impacts 

 Avoid noise generation 

 Avoid off-site light spillage 

 Integrate facility into neighboring community 
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This chapter also identified any unavoidable adverse short and long term impacts that might result from 

this development proposal.  Despite there being only one adverse impact identified, the proposal offers 

beneficial improvements to each of the site development features listed above.  To address the one area of 

identified adverse impact, the applicant has proposed extensive landscaping that should provide adequate 

mitigation. 

 

Alternatives to the Proposed Action also were explored, and they included: 

 

 No Action Alternative 

 Alternative Size:  Reduce Density 

 Alternative Design:  Increase Setbacks 

 Alternative Land Use:  Single family residential subdivision 

 Alternative Sites for Development 

 

This document concludes that the Kiryas Radin development as it currently conceived, to also include 

additional extensive landscaping, should be considered the preferred alternative.  None of the other 

alternatives were determined to be superior to or provide any appreciable improvement to the proposed 

action. 

 

Pursuant to Part 617 of the implementing regulations pertaining to Article 8 (State Environmental Quality 

Review Act) of the Environmental Conservation Law, the List of Involved Agencies includes the: 

 

 New York State Department of Environmental Conservation 

 Rockland County Department of Planning 

 Rockland County Sewer District No. 1 

 Rockland County Department of Highways 

 Rockland County Department of Health 

 

Also pursuant to Part 617 of the implementing regulations pertaining to Article 8 (State Environmental 

Quality Review Act) of the Environmental Conservation Law, the List of Interested Agencies includes the: 

 

 Village of Wesley Hills 

 Village of New Hempstead 

 

 

SECTION 2 DESCRIPTION OF THE PROPOSED ACTION 

 

2.1 Site Location and Description 

 

The subject site is rectangular and measures 4.7 acres in size.  It has only one public access frontage onto 

the collector road known as Grandview Avenue (County Route 80).  The subject site is situated in the 

north central area of the Town of Ramapo, Rockland County, New York.  It is a Town of Ramapo ñnon-

contiguous islandò site in that it is bounded by the Village of Wesley Hills on its north, and the Village of 

New Hempstead on its east, south and west sides.  The surrounding land uses include some single family 

residential, a public school, and commercial kitchens.  The site is located immediately to the west of NYS 

Route 306 and to the east of New Hempstead Road on the south side of Grandview Avenue.  The siteôs 

prior uses were a US Army Nike Base site, and following that it was used for military bungalow type 

housing.  The site is topographically level.  It has no surface water features, no flood plains, no wetlands, 

and it is devoid of vegetation except for along its eastern, southern and western boundaries.  Despite its 
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former military uses, it has been certified clean from contamination.  It is not situated within a recognized 

view shed.  Based on the above characteristics, this is an ideal site for a learning campus site plan. 

 
Area Map with Municipal Boundaries      Figure 1 
 

 

2.2 Design, Layout and Demography 

 

The project was attractively designed symmetrically about a central motor court used for the siteôs 

circulation, parking, service access, and emergency access.  It has separated ingress and egress lanes to 

mitigate against one access point being blocked during an emergency.  The Yeshiva school, library and 

synagogue building is the focal point of the site plan as it is situated at the southern terminus of the 

central court.  Four smaller pedestrian courtyards extend from the central court creating living 

quadrangles.  Two-story multi-family residential buildings surround each of the pedestrian courts and are 

intended to house married students and their families within a total of sixty (60) dwelling units.  Students 

and their families reside here only during their periods of education, after which they will move away 

freeing up space for new students and their families.  These are young married students, many of whom 

have begun their families that will be housed in the larger units, and all studying their approach to the 

Jewish faith and their religion. 

 

The site will be well landscaped with perimeter as well as interior plantings exhibiting (a) multiple 

seasons of interest, (b) environmental suitability, (c) native or naturalized plants with no invasive species, 

and (d) a mixture of shade trees, evergreen trees, shrubs and groundcovers.  Both deciduous trees and 

large evergreen screening shrub species will be planted along the roadway frontage to soften views of the 

foreground buildings.  To the extent practicable given the presence of overhead utility wires along the 

propertyôs street frontage, the deciduous trees will compliment the evergreen shrubs to provide a 
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naturalized streetscape along Grandview Avenue for the benefit of passersby.  This will likely be 

accomplished with upright shade tree varieties to prevent interferences. 

 

2.3 Utility Services 

 

While utility services are not generally a consideration directly relating to community character, the 

beneficial community impacts that will be derived by this developmentôs utility designs bear some 

discussion.  Access to both public sanitary sewerage and water supply are required to service adult 

student housing developments.  These will be provided along with public electricity supply.  Despite the 

previous land usesô dependency on private septic and gas systems, they would not satisfy the Townôs 

newer zoning provisions for this building zone.  The project site is located in an area of existing water and 

sewer service. 

 

The Town of Ramapo Public Works Department and Rockland County Sewer District #1 (RCSD #1) both 

have jurisdiction over sanitary sewer infrastructure in the Town of Ramapo.  The Town maintains most of 

the 8" diameter sewers and RCSD #1 maintains the major interceptor sewer lines and the pumping 

stations located along the major interceptors.  The Town and RCSD #1 both regulate new construction, 

maintenance, repair and inspection of sanitary sewers and pumping stations within the Town of Ramapo.  

They are responsible for new sewer extensions, they remove blockages, and they inspect new sanitary 

sewer installations.  They report that no known sanitary sewer problems exist at the vicinity of Kiryas 

Radin.  A letter from the County of Rockland Sewer District dated December 3, 2004 stated that the 

existing sanitary sewer system "has adequate capacity at this time to handle the anticipated flow from this 

site." 

 

Additionally, the EAF narrative references meetings with the Rockland County Sewage Authority as to 

the system's capacity to handle increased flow from the then proposed Adult Student Housing Zone 

(ASHZ) zoning changes, including the four subject sites that had been identified, and the County advised 

that the system would have sufficient excess capacity to handle the projected increases.  No upgrade or 

improvements to the existing sewer infrastructure would be needed.  The development plans of Kiryas 

Radin were approved by the Rockland County Sewer District #1. 

 

Water studies prepared for the SEIS indicated adequate public water supply is also available.  The EAF 

prepared by the Townôs consultant noted that the impacts were expected to be small to moderate.  The 

EAF narrative concludes that sufficient capacity exists for all four ASHZ sites based on reports from 

United Water Resources (the public utility providing water to the Town), the report from the groundwater 

consultant, and resulting from the use of groundwater recharge systems which would be required for the 

adult student housing sites.  United Water New York provided a letter that indicates their willingness to 

provide water service to the proposed project.  In addition the Rockland County Department of Health 

Allocation of water supply indicates there was 2.35 MGD available to provide water service to new 

projects in Rockland County. 

 

Water from the Valley-Fill Aquifer is the source of all of the Town of Ramapo potable water via both 

individual and United Water New York (UWNY) wells.  The Valley-Fill aquifer is part of the larger 

Ramapo River Basin sole source aquifer system as designated by the US Environmental Protection 

Agency (EPA).  The water supply to the project site would be supplied by United Water New York 

(UWNY). 

SECTION 3 ENVIRONMENTAL SETTING  

 

3.1 Zoning and Existing and Recent Past Land Uses  
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While the adjacent land uses to the south and east include a school and commercial kitchens respectively, 

the surrounding land uses and zoning districts within the Villages of New Hempstead and Wesley Hills 

are predominated by single family houses on individual lots.  This is especially true to the west and north.  

While some of these houses are one story structures, the great majority are two-story dwellings of varying 

designs and of no particular design continuity or architectural or landscape architectural theme.  They are 

overwhelmingly nondescript tract houses built by developers in the 1950ôs, 60ôs and 70ôs.  A small 

minority are older structures in varying states of disrepair, while still another small minority are at the 

opposite end of the spectrum and are newer higher value homes.  At least 95% of these houses range from 

1,600 to 3,200 square feet in size, based on our observations.  Most have their structures centrally located 

on their individual lot and maintain conforming yard setbacks.  But some examples of non-conforming 

narrow side yards can be observed in the surrounding residential subdivisions.  Densities of the 

surrounding residential uses range from approximately 1.2 to 2.0 dwelling units per acre.  Rockland 

County Planning reports that the population density of the neighborhood ranges from 1000 to 2000 people 

per square mile. 
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Typical Houses and Yards in Neighborhood     Figure 2 

 

 

Despite the prevalence of single family structures, numerous multi-family, institutional and commercial 

facilities are spotted throughout the surrounding neighborhood (see figure    ).  As neighboring uses play 

an important role in the review of community character, it is important to note that within a close distance 

(from directly adjacent to generally less than one half mile) of the Kiryas Radin Campus we have a 

sampling of the following projects that are something other than single family house: 

 

Ira Wilkes Mulching operation 

The old Colton Public School (East Ramapo 

Central School Facility)  

Hamaspik group home for the 

developmentally disabled  

East Ramapo School District Commercial 

Kitchen building 

Two former US Army barracks used for 

storage and as a Shul 

Two commercial landscaping yards and 

Commercial Growing centers  

Yeshiva Spring Valley School  

Grandview Public School 

Hempstead Public School    

Kehillas New Hempstead

 

Private High School under construction (Rabbi Maza) 

Mikvah of New Hempstead 

Viola School  

Kakiat School 

Bas Mikroh School 
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Veterans Cemetery  

Cemetery 

Ohr Someach Campus 

Viznitz Cemetery 

Dental offices  

Bobov Girls School 

Lubavitch Shul (Rabbi Kantor) 

Rabbi Orbach Shul, Parker Blvd 

Rabbi Feuer Shul, South Parker Blvd 

J Witnesses Religious Center Campus 

Cong Rabbi Moskowitz, So. Parker/Rte 306 

Wesley Hills Village Hall 

Wesley Shopping Center 

Rite Aid Pharmacy 

New York Country Club 

Hatzoloh Garage 

Yedei Chesed main offices 

 

Neighborhood Non-Single Family Residential Land Use Examples Figure 3 
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Neighborhood Area Non-Residential Land Uses Map    Figure 4 

 

The map above outlines the listed neighborhood uses and their locations in relation to the Kiryas 

Radin Campus Project.  This map clearly shows how the proposed facility would compatibly fit 

into the existing community fabric of the neighborhood.  The subject School and articulated 

residential designs of the apartment buildings add a stylish well designed project to this area. 

 

 

 

 
 

 

 

 

Kiryas Radin Architecture and Site      Figure 5 
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A unique anomaly of this property is that the deed actually runs to the middle of Grandview 

Avenue, thereby increasing the legal property holding of Kiryas Radin.  Clearly, the roadway 

right-of-way is used as a public roadway, is not used by the project itself except for access, and is 

proposed to be legally transferred to public ownership once all approvals have been secured.  The 

subject property is surrounded by a main collector road, a public school campus, an old barracks 

building currently used as a Synagogue study building, commercial kitchens and storage 

buildings.  Single family residential homes are contiguously located only on the west side of this 

project; and then they are located across the north side of Grandview Avenue in the Village of 

Wesley Hills. 

 

Most of the area landscaping is rather modest and absent professional design.  Typical builderôs 

species (e.g. Yew, Juniper, Japanese Holly, Rhododendron, Azalea, Forsythia, Privet) without 

professional arrangements and forethought have been utilized throughout the neighborhood 

within all of its various development types.  The aesthetic resources of the surrounding 

neighborhoods are that of modest one and two story residential structures on one-half to just 

under one acre sized lots, and institutional buildings and mixed commercial buildings with little 

architectural distinction on varying sized lots.  There is no prevailing architectural style in any of 

the residential, institutional or commercial buildings. 

 

The previous land use consisted of a U.S. Army Nike base.  It consisted of rocket launchers, 

radar, generators, an assembly building, a guard shack, and a fuel station, among other support 

facilities.  This installation was completely incompatible with the character of the surrounding 

community. 

 

 
 

Nike Base Launcher Area Layout      Figure 6 
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Nike Missile and Radar Formerly On This Site    Figure 7 

 

 

 

The Nike base was replaced by army base bungalow houses and barracks that became old, 

outdated and rundown.  These made use of leach fields, septic tanks, underground oil tanks, 

underground gas tanks, and multiple rusting above ground propane tanks.  There were also 

dilapidated metal sheds behind each house that were used for storage of a variety of materials by 

the army, old telephone poles and communication wires, underground pipes, and transformers.  

The existing land use includes twelve one-story single-family residential structures housing 

military personnel associated with the old Nike Base.  While they are situated on a commonly 

owned parcel, the development appearance is that of a single-family residential housing cul-de-

sac.  Belying that appearance, however, are a few factors that diminish its aesthetic value and set 

it apart from its surroundings in terms of its development character.  First, all of the dwelling 

units are identical in appearance, having been designed by the military to be identical utilitarian 

one-story structures with little or no architectural design articulation or quality.  Second, no 

decorative landscaping appears anywhere on the site.  The only existing vegetation consists of 

residential lawns and occasional perimeter trees. 
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April 2004 Single Family Military Cul -de-Sac     Figure 8 

 

 

3.2 Groundwater 

 

In terms of water quality, the groundwater has been certified clean of any noxious constituents 

that may have been expected to be remnant from the military operations that formerly existed on 

this site, as well as from any current site activities.  Nevertheless, these 12 single family homes 

utilize individual septic systems that leach their treated effluent into the underlying soils.  In 

terms of quantity, the single family military cul-de-sac is connected to the public water supply 

and therefore does not directly draw down the aquifer.  However, the only contributing factor on 

this site to increase the groundwater quantity is from rain percolation that naturally occurs 

through the underlying soils and geology.  Given that the soils were compacted over the years by 

the Nike Base operations, and since the site had an extremely high percentage of impervious 

coverage during that period, the infiltration rate under the existing conditions is expected to be 

extremely low. 

 

3.3 Topography 

 

The topography of the site is level with no slopes of any significance occurring anywhere on the 

site.  There is a gentle natural gradient that permits the surface water to drain in a positive 

fashion, but there is no gradient of any seriousness or concern anywhere on the subject site. 

 

3.4 Vegetation 

 

The central developed portion of the existing site is devoid of vegetation as a relic from its 

military use days.  The only existing vegetation on the site is around the perimeter, and this 

consists predominantly of naturalized deciduous trees and scrub brush.  This perimeter vegetation 
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benefits distant views towards the site as it softens views of the development within the siteôs 

center.  Close in views of the site are buffered from the south due to the density of the woodlands 

that have been preserved along the southern boundary.  The northerly views into the site are fully 

visible as the site fronts on Grandview Avenue.  From both the east and west, narrow bands of 

deciduous trees have been preserved but their densities are thin.  As a result they do not buffer; 

but rather they primarily provide distant view softening effectiveness but do little when the 

vantage point is in the foreground. 

 

3.5 Visual Resources 

 

The neighborhoodôs visual resources are typical of that which can be found in a middle class, 

suburban, predominantly single family area dominated by tract houses with other mixed uses 

throughout.  Interspersed with the residences are both institutional and commercial facilities with 

no distinguishing aesthetic or architectural values.  Most setbacks from both local and collector 

roads are modest at about fifty feet.  This distance is generally characterized by lawns rather than 

buffers or attractive landscaping; and while they convey a sense of openness and medium density, 

they are not particularly aesthetically pleasing. 

 

 

 

 
 

Existing Streetscape to Northwest      Figure 9 
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Existing Streetscape Continuing Further to Northwest   Figure 10 
 

 

 
 

Existing Streetscape to Southeast      Figure 11 
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Even the undeveloped wooded sites which have some value to the community are not particularly 

attractive or of high ecological value. We observed exotic intrusion and litter dumping at the 

edges of these sites that diminishes both their aesthetics and their value to natural systems.  Most 

of the undeveloped sites within this neighborhood are formerly disturbed sites whose prior uses 

have been demolished and have become overgrown with weeds. 

 

 

 
 

 

 

 

 
 

 

 

 

Typical Area Undeveloped Lands      Figure 12 

 

 

3.6 Noise 

 

The ambient noise within the community is typical of mixed suburban neighborhoods that are 

predominantly residential.  The operations of the mulching center and landscape contracting 

business naturally generate some noise.  The various schools that educate non-adults generate 

noise from children in the schoolyards and when arriving and departing the facilities.  Other than 

those generators, noise emanates from vehicular traffic.  The local residential streets are 

acceptably quiet as their levels of traffic are minimal.  The collector roads on the other hand, 

including Grandview Avenue, can generate significant noise when busy.  This is particularly true 

during the morning and evening rush hours. 
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3.7 Lighting 

 

Eighteen to twenty (18 to 20) foot high cobrahead street lights with old fashioned light sources 

were used in the military housing development.  More than likely their luminaries were low-

pressure sodium fixtures which are rapidly becoming obsolete.  The U.S. government provided no 

shields nor had any apparent concern for light spillage off the site.  The development of periodic 

one story buildings at 18 to 20 feet high did not adequately screen the light glare or prevent light 

dispersion off the site from these fixtures.  There was also no perimeter buffer planting to 

intercept light spillage. 

 

 

3.8 Demography 

 

From the Year 2000 U.S. Census: 

 

Municipality: Town of 

Ramapo 

Village of Wesley 

Hills 

Village of New 

Hempstead 

    

Total population 108,905 4,848 4,767 

Median age 31.6 35.8 33.7 

Race, white 72% + 88% + 70% + 

Race, other 28% + 12% + 30% + 

Family households 79% + 89% + 91% + 

Non-family households 21% + 11% + 9% + 

Occupied housing 97% + 97% + 99% + 

Vacant housing 3% + 3% + 1% + 

Owner occupied housing 64% + 95% + 95% + 

Renter occupied housing 36% + 5% + 5% + 

High School degree or higher 82% + 94% + 92% + 

Bachelors degree or higher 35% + 56% + 50% + 

Married (not separated) 15 years 

old and over 

59% + 72% + 68% + 

Non-single family residences 44% + 3% + 2% + 

Median household income $60,352 $91,613 $95,472 

 

The statistics above are indicative of well-established and stable middle economic class 

neighborhoods in contemporary New York State.  Approximately half of the population has 

achieved at least a Bachelors degree from college.  Most of the population is comprised of young 

adults in family units residing in owner occupied housing.  The areaôs housing is almost fully 

occupied with few vacancies to be found throughout the region.  Except for the Town of Ramapo 

which offers a variety of rental and multi-family housing opportunities, the two Villages offer 

very few of these opportunities.  These lack-of-housing-opportunity characteristics of the Villages 

inhibit the diversification of its neighborhoods.  This is a major reason why, in contrast to the 

Town of Ramapo which is ethnically and economically diverse, the populations of the two 

Villages are overwhelmingly White and middle to upper middle class.  The median household 

income is 50% higher in the Villages than it is in the Town.  Cumulatively these factors make it 

difficult for blue collar and lower wage earners to reside in the two Villages. 
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3.9 Community Compatibility 

 

Provision §376 -1215 N of the Adult Student Housing zoning provisions requires that all 

applications identify all similar adult student housing projects within a one-half mile radius 

measured from the edges of the property.  If within this area the total acreage of similar facilities 

together with the proposed project exceeds three percent of the surrounding area, the Planning 

Board shall decline to issue an approval if it determines that the application shall detrimentally 

impact the character of the area.  In making such determination, the Board shall consider whether 

the proposed use will be of a location, size and character that it will be in harmony with the 

appropriate and orderly development of the area and not be detrimental to the site or nearby 

properties in accordance with the zoning classification of such properties.  Without performing a 

specific calculation, an estimation of the acreage of the similar adult student housing facilities 

shown on the map below that fall within a one-half mile radius of Kiryas Radinôs boundaries was 

made.  This was done using Google Maps measuring tool.  The total area is comprised of about 

600 acres of which similar adult student housing facilities comprise no more than about 6 acres or 

1% of the total.   The Kiryas Radin proposal, therefore, meets this zoning criterion. 

 

 

 
 

Similar Facilities and Land Use Patterns In Affected Neighborhood  Figure 13 
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Aerial View of Nearby Property Just Northeast Of Subject Site  Figure 14 

 

 

 
 

Aerial View of Nearby Property Just Southeast Of Subject Site  Figure 15 

 

 


