




















of the use or their customers. In this scenario, the Village would not bear the cost of
providing or maintaining private parking spaces. This option is not practical to use at all
times, since older buildings may cover eighty percent + of the site, and often do not have
sufficient, or accessible, areas for parking.

Grant Waivers from the Parking Requirement

The Planning Board is permitted to grant waivers of any or all of the required parking on
an application by application basis, based on the intensity of the application, nature of use
or expansion, or when considering the proximity of other available parking off site. The
applicant would then be relieved of providing any monetary compensation for spaces.
The disadvantage of granting waivers based on the availability of off-site spaces is that
other waivers may have been granted on the same basis without any examination of the
number of available spaces, resulting in the potential overload of particular spaces during
peak shopping hours, and, at some point, there will be insufficient parking.

Provide for a Fee in Lieu of Parking Spaces

A fee in lieu of parking spaces can be accepted by the Board of Trustees, if there is an
increase in use or intensity as a result of an expansion or creation of a new use and the
use or expansion requires site plan approval. The fee is deposited into a fund called the
“Village of Suffern Parking Improvement Fund,” for the creation of new parking spaces
by the Village, in accordance with Section 266-42 in the zoning code. The expenditure
of the fund is limited to capital projects designed to permanently increase the public
parking spaces available to service properties within the CB district. Capital projects
include creation, enlargement, alteration or rehabilitation of parking spaces as authorized
by the Board of Trustees. The parking facilities, whether public or privately sponsored,
require site plan approval by the Planning Board.

However, in order to utilize the fee in lieu of parking, the Village should demonstrate that
the fee is a reasonable estimate of the fair share of the cost of service, and the applicant
should request this alternative if parking cannot be provided on site, not have it imposed
by the Village.

Fees in lieu of parking should be based on a reasonable fair share of the cost of providing
parking for any downtown businesses in the Village. The simplest way is to estimate the
cost of construction, including land value of a single space. Since the Village owns
several lots, an estimate of operating and maintenance cost could be based on real costs
now experienced by the Village (actually the Parking Authority). According to a very
preliminary study by a former Superintendent of Public Works, the cost of creating a
single surface space ranges from $3,100 to $9,500. This figure does not include costs
associated with the maintenance and policing of the spaces. Generally speaking, our
research indicates that construction estimates of a single parking space nationwide is
$2,000 for a single surface parking space, $10,000 for a space within a parking garage
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above ground, and $20,000 for a space for a parking garage under ground.” These
estimates do not include the cost of land where the parking space is built, or the cost of
acquiring and removing any structures and does not provide for future maintenance costs.

One recent study indicated that fees in lieu of parking range from $2,000 to $27,570,2
with the higher numbers typically in large cities with much higher land values. Although
these fees are often viewed as substantial by applicants, the cost of creating parking
spaces would be otherwise borne by the applicant, unless they received a waiver for
parking from the Planning Board. Waivers granted are actually a construction cost
savings to the applicant.

A few communities in Rockland have or are beginning to consider the need for a fee in
lieu of parking. One recent article published in the Journal News indicated that the
Village of Haverstraw is considering a fee in lieu of parking of about $5,000 per space
waived, according to this news article’. The Village of Nyack has had a fee in lieu of
parking arrangement for some years, and recently revised it based on experience.

Collected fees in lieu of parking could be used in two ways. The first would be to collect
fees in lieu of parking and when the fund has enough money to purchase land and build a
lot, the Village would pursue building additional parking. The second option would be to
build the lot with funding provided by the Village in combination with other sources, and
use fees collected in lieu of parking to pay back the funding source. We suggest the first
alternative have the priority, since the need is not desperate.

Recommendations include the following:

The Village give parking preferences to its businesses, customers, merchants, and

resident commuters before others and that the Village explore additional parking options
for the future.

Increase the choices for the provision of parking by new business and expanding
businesses that require additional parking per code in a specified area of downtown.
Suggested alternatives would include the following:

e The preferred method-new businesses provide their required parking on their own
properties;

e Alternative 1: New businesses requiring parking, but unable to provide it on the
lot, pay a fee in lieu of parking along the following lines:

7 Fact Sheet, “Removing Barriers to Livable Communities, Rethinking Parking” published by Livable
Places Los Angeles, California (www.livableplaces.org ).

8 In Lieu of Required Parking, Donald C. Shoup, Journal of Planning Education and Research 18:307-320,
Assocmtron of Collegiate Schools of Planning.

® The Journal News, “Village in a spot over lack of parking,” Originally published October 15, 2004.
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o $3,000 per space up to 10 spaces

o $2,500 per space for 11 to 20 spaces

o $2,000 per space for 21 to 30 spaces; and
o $1,500 per space for 31 or more spaces.

In addition to the fee above, an annual fee the same as for resident commuters
(currently set at $300/yr.) is proposed for each parking space.

e Alternative 2: New businesses provide their own parking on an owned or leased,
privately owned parcel within a reasonable distance, as determined by the
Planning Board. Any lease must run as long as the use is in need of parking;

e Alternative 3: New businesses purchase monthly or annual permit space from the
Parking Authority. This would require a window sticker or other method of
identification, and enforcement.

All of the above approaches have shortcomings, which need to be evaluated. It is also
suggested that a combination of alternatives could be used by a business.

For the past half-decade or so, the Village has attempted to streamline the approval
process for business properties where there is, for example, a change of use in an existing
building. In many cases, the change of use has generated a need for additional parking,
and in almost all cases required site plan approval. The parking requirement has typically
been met by providing spaces on the lot or by applying to the Village Board to establish a
fee in lieu of providing parking. This has occasionally been unwieldy, requiring a several
month process, which, if not anticipated, can delay the opening of a new business. The
addition of alternatives as proposed in this study could have the effect of extending the
approval process, which would not be desirable. It is important that the
selection/evaluation of the alternatives recommended herein be accompanied or shortly
followed by the administrative/agency process for selecting an alternative and then the
details of the alternative in a prompt and clear process.

C. Parking Options — Commuters

As previously discussed, a parking garage for 1,250 cars was built and opened several
months ago in Ramsey along Route 17 on the same railroad line as Suffern, with an
additional station. Initially, it has been lightly used, probably in large measure because
of the difference in cost of parking with older parking areas at the Ramsey and Suffern
stations. A sample count in mid-December revealed 98 vehicles with New York State
license plates and 65 vehicles with New Jersey plates, suggesting that the majority of
transit riders leaving from the Rt. 17 Station are coming from Rockland and Orange
Counties (refer to Table IV-2, Commuter and Retail Parking Facility, Ramsey Route 17
Station). We do not recommend serious consideration of a commuter parking garage in
Suffern until the Ramsey Route 17 garage has been in operation for at least one year.
This is particularly important in light of the gross overestimate by the MTA of the use of
Secaucus Transfer, as reported in the Rockland County Journal News.
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In the short-term there are several strategies that should be implemented:

o Continue the parking management approach of re-designating existing parking in
specific locations to better serve overall needs. Example — changing the

restriction from commuter to shopper parking along the railroad track on Orange
Avenue,

e Provide pedestrian safety and aesthetic improvements at selected locations to
encourage pedestrian movement from parking areas to destinations, in particular
the rail station.

o Consider increasing commuter parking fees for non-residents, where possible, to
encourage their shift to the Ramsey Route 17 garage, and re-designating some
commuter spaces for business district use.

o Provide small scattered new parking lots in and around the business district as
need arises and opportunities are presented.

Increasing the efficiency of parking is the equivalent of providing additional spaces,
without the full cost of constructing additional spaces, and without increasing impervious

surfaces, at least to the same extent. Some ways of increasing the efficiency of parking
could be to:

e Obtain pedestrian easements across private property to enable the construction of
pedestrian walks. This has the advantage of increasing the efficiency of parking,
and encouraging pedestrian activity, so that the streets have more movement of
people, and window shopping is increased.

e Improve and upgrade existing pedestrian walkways. In the same way that the
sidewalk improvements along Lafayatte Avenue have made the walking
environment more attractive, extending improvements to the parking lots will
encourage pedestrian activity.

e Add or improve lighting, landscaping, sitting opportunities or other features that
will encourage walking, either to and from parking lots or along commercial
streets.

Many of the proposals mentioned above have been suggested in the several planning and
parking studies undertaken for Suffern, and for many other communities. Obviously, this
would have to be done with care, and sparingly, since there is a limit as to how many
“efficiency” improvements can be made. It is suggested that the Planning Board be
involved in the selection/determination of improvements to be made, and that these
activities be part of a BID or Main Street Program, if undertaken.
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It is also recommended that the Village Board/Parking Authority undertake periodic
review of parking fees in Suffern and comparable communities, and adjust fees
accordingly to help manage and direct parking utilization and allocation.

D. Alternative Vehicular Access Options

With the intention of improving vehicular and pedestrian safety and traffic flow along
Route 59, particularly in the eastern portion of the Village, the following are
recommended:

e Provide a service road behind the Esther Gitlow Towers, proposed Gloria Office
Park, and Telephone Company properties for access to new buildings;
Permit only one-way access to Lafayette Avenue from Oakdale Manor;
Consider a new bypass road traversing the Village from Old Mill Road (the
Novartis access) at Hemion Road to Route 202 under the NYS Thruway. The
road would run adjacent to the NYS Thruway on its southbound side in back of
the Novartis and quarry properties. The road would provide a secondary access to
the quarry and a convenient way to travel to and from Route 202 and Hemion
Road without the need to travel through downtown Suffern (refer to Figure VI-2,
Conceptual Bypass Road, following page VI-6);

e Provide sidewalks along Route 59 and preserve stonewalls and large trees,
particularly at the eastern side of the Village.

E. Downtown Improvement Options

The Village of Suffern has recently completed a downtown revitalization plan, which is
in the process of implementation. In addition to discussion relevant to implementation,
there has been growing concern regarding how to equitably distribute the cost of
additional improvements and ongoing maintenance within the downtown district, and
whether these improvements target parking, sidewalk improvements, or other organized
activities. Establishment of a BID would allow the Village to provide a proven means of
equitable distribution of the costs associated with improvements that have not been
covered by other means of funding.

Initially a BID should be established to provide a minimum of services that would have a
significant visual impact in the main core of the businesses district, focusing primarily on
commercial properties fronting Lafayette Avenue, with inclusion of side streets that have
a significant number of commercial properties. Such activities could include snow
clearing and trash removal on sidewalks, funding of sidewalk improvements,
maintenance of plantings and planter boxes, and funding for the implementation of a
design guideline program and fagade grants. In addition, a BID should provide funding
for seasonal activities not hosted by the Chamber of Commerce, and provide for funding
of promotional and downtown business recruitment activities that compliment the efforts
of the Chamber of Commerce.

Suffern Limited Comprehensive Plan February 7, 2005
Village of Suffern, Rockland County, NY Page VI-6



VII. STATE ENVIRONMENTAL QUALITY REVIEW ACT (SEQRA)

New York State’s Environmental Quality Review Act (SEQRA) establishes a process to
review an action’s potential impact on a community and its environment, and to mitigate
any adverse impacts which may result. The SEQRA process identifies and establishes
thresholds for the types of activities likely to require no environmental review (Type II
Action), or, conversely, activities likely to require the preparation of full documentation
in the form of a draft and/or final environmental impact statement (Type I). The adoption
of a Comprehensive Plan is considered a Type I Action.

In addition, SEQRA allows a local agency to designate a specific geographic area as a
Critical Environmental Area (CEA). A CEA is a specific geographic area designated by
a state or local agency having exceptional or unique environmental characteristics. The
CEA most cover one or more of the following:

Benefit or threat to human health;
A natural setting (e.g. fish and wildlife habitat, forest and vegetation, open space
and areas of important aesthetic or scenic quality);

e Agricultural, social, cultural, historic, archaeological, recreational or educational
values; or .

e An inherent ecological, geological, or hydrological sensitivity to change that may
be adversely affected by any change.

Following the designation process of a CEA, the potential impact of a proposed action in
the CEA is a relevant area of environmental concern and must be evaluated in the
determination of significance.
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APPENDIX A

PARKING TABLE FROM 2002
SUFFERN COMMUTER PARKING STUDY
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TABLE 3
COMMUTER AND RETAIL PARKING FAGILITIES IN DOWNTOWN SUFFERN
LotNamoe - COmmuter RotallVisitor Sumundlng
and Map ID  |Ovwmer Primary Uso Capacity Capaclty |Land Use Restrictions or Signs |Percent Occupled
Commutar Parking Lots
Formal Lots - L
; Free parking after 10:30
a.m., Federal holldays,
R INJ TRANSIT Commuter 121 ‘0 Transit, Resldential |and weekends 88%
’ Deslgnated spaces for
Suffem Parking - |Commerclal, commuters and
A s Authority Commuter/Retall 60 45 Transit shoppers 70%
Designated spaces for
Suffem Parking . commiuters and
B Authority Commuter/Retall 62 163 Commerdial shoppers 72%
Suffem Parking [Commercial,
c Authority Commuter 16 0 Transt Commuter Parking 80%
|Suffam Pariing Commercial, ;
D . lAuthority Commuter 74 0 Translt Commuter Parking 66%
18urrsm Parking . Industral, ’
E Commuter 184 0 Recreation Commuter Parking 94%
Suffem Parkdng : .
H Authority Commuter 85 0 Resldential, Transit mmuter Parkln.g_ﬁ 70%
5 i spaces for
T |Lafayette Theatre Commuler/Retall 14 81 Commercial shoppers 92%
Informal Lots .
Campbell Flre Industral, Transt, |Compdny vehicles - -
CFE  |Extingulshers Industrial 20 0. |Recreation Employees 100%
VFW VFW Communtty 40 (] Residential Commuter and Visitors 100%
Subtotal Commuter Lots - 855 269 83%
Retall Parking Lots :
i ' Reslidential, i )
1 Prudential Commerclal 0 Commerclal - Customers 20%
Lexow, Berbit & | ' ;
2 Assoclates Commercial 0 5 . |Residential Customers 20%
: ' Commercial,
3 Bagel Traln Dell Commercial 0 16 Residential Customers 53%
4 Launcromat Commarclal 0 11 |Commercial Customers 80%
Commercial, No Parking
6 QTBnpaiten Commercial 0 154 . [Residential 12am.to10am 8%
Vaccuum Cleaner Resldential,
) Co. Industrial 0 10 Recreation |Employess 80%)|
7 Servica Commercial 0 29 Commercial Customers 100%|-
' |Ramapo Valley :
8 Brewary Commerclal 0 73 |commercial " |Customers 5%
. Commercial,
9. Suffern Pking. Auth. |Shoppers 0 8 Transit 2 hr; no ovemite 0‘4
Mike Kennedy State " |Commerdial, '
10 Farm Insurance Commercial ] 6 |[Transit Customers 33%
11 Da Nina Restaurant _|Commesrdlal 0 11 Commarcial Customers . 8%
12 North Fork Bank Commercial 0 22 Cemmercial Customers/Employses " 7%
~|Kip-Cou (22 Chestnut : 3
13 St) Commerclal 0 12 Commercial Tenants of Kip-Lou 100%].
14 - |Bank of NY Commaercial 0 27 Residential - Customers - 59%
15 Provident Savings __|Commercial 0 4__ .|Commercial Customers 0%
18 'Pasquale Commercial 0 17 |Commarelal,  "|Customers - 1%
17 Vitage Hall Govemment 0 16___ |Residential Village Business 60%
18 Theatar/Bank/Salon _|Commerclal 0 25 Commercial . |Customers . 28%
Brite Spot : '
19 Luncheonstte - Commerdial 0 5 Commercial Customers 80%




TABLE 3
COMMUTER AND RETAIL PARK[NG FACILITIES IN DOWNTOWN SUFFERN

iwm

L

i

lwm l-'-ﬁ_lu'__l-.-'_ﬂ

ql.ot Narno g Commuter [RotallVisitor[Surrounding .
. |and Map D jOwnor Prlmary Uso Capacity Capaclty |Land Use Restrictlons or 8igns  |Percent Occupled
Suffsm CQmmunlty :
20 Center Community 0 11 Commercial Visitors 55%
. . |Komfald, Rew, :
21 Newman, & Ellsworth | Commardial 0 60 Commercial Customers . 23%
Anastheslologlsts/Dru Commarclal,
22 . |mm Survamg -_{Commercial 0 20 Rasidential Customers T0% .
- |Slehel, Commerclal, :
23 Lawyersf Denﬁsi Commercial 0 36 Residential Customers 44%
Commercial,
24 Vacant Lot Vacant 0 50 |Residential . 12%
] |Residential, *
25 |Royal Coach Commercial 0 18 Commerdial Auto Repalr 94%
- E ) : Commercial,
26 Conserv Commerclal -0 . 30 Resldential Customers 57%
3 . Residential,
27 |Auto Garage Commercial 0 20 Commerclal Auto Repalr 80%|
: ] Resldential, :
28 Pest Shield Corp. . |Commercial 0 25 Commercial -|Customers 12%
Suffem Sales & Used by Suffem Sales & ‘
20 Servics Vacant 0 40  |Commercial Service 40%
30 202 Collision Commercial 0 © 10 Commercial Auto Repalr 100%]
31 Complete Auto Works|Commerclal 0 50 Commerclal Auto Repalr 80%
32 Auto Haus Commearcial 0 25 Commercial JAufo Repalr-. 100%
33 {Mugp's Pub Commerclal 0 20 Commercial Customers 0%| -
NY Fire Chemical J Resldentla),
34 Corp. ndustrial 0 17 Commerdial |Employees 53%
35 lrelands 32 Commercia! 0 - 39 Industrial Customers’ 13%
Suhbtotal Commtiter Léts / i 0 830 51%
t ; 2 ﬂn Stroot Parking In Downtown Suffern :
Lafayette Avehue - 0 - 40 2 hour parking 80%)
Chestrut Street 0 32 " |2 hour parking 73%]
Park Avenue 0 2 2 hour parking 5%
Suffem Place 0 2 2 hout parking 80%
Orange Avenue 0 12 2 hour parking 85%)
E. Park Placa 0 18 2 hour parking 86%]
Subtotal On Streat Parking 0 121 83%
Total Avallable Commuter and Retall Parking In
Downtown Sufforn 655 1340 8%






