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TOWN OF ORANGETOWN 

PROPOSED LOCAL LAW # ___ - 2023 

A LOCAL LAW TO AMEND CHAPTER 43 OF THE TOWN CODE ENTITLED ZONING TO 

PROVIDE FOR A USE BY SPECIAL PERMIT ISSUED BY THE TOWN BOARD OF 

AGRITOURISM, FARM WINERY AND FARM CIDERY  

 

Be it enacted by the Town Board of the Town of Orangetown as follows: The Code of the Town 

of Orangetown, Chapter 43 shall be amended to incorporate revisions as described: 

 

Section 1.  Title  

A Local Law to amend the General requirements for the R-80 Zoning District, and R-40 as 

applicable, in Chapter 43 (Zoning) of the Town Code of the Town of Orangetown.  

Section 2.  Legislative Intent. 

The Town Board recognizes the importance of allowing for the sale of locally grown and New 

York produced agricultural products and as such seeks to allow this use as a legitimate zoning 

objective in the Town of Orangetown. The mechanism for achieving this balance is to permit a 

modification in the Town’s use and bulk requirements in the R-80 Zone District. If an applicant 

meets the requirements below, the Town Board shall grant a special use permit, with reasonable 

conditions, allowing agricultural retail sales and cider production uses to be developed and 

operated on qualified sites in residential districts. The special use permit would remain in effect 

and run with the land until such time the use of the land changes or unless the permit was revoked 

for non-compliance of the conditions imposed during site plan approval.  

Section 3.  §11.2 (Definitions), of Article XI (Definitions and Word Usage), of Chapter 43 

(Zoning), of the Code of the Town of Orangetown, is amended to the extent only of adding 

new definitions, which new definitions shall read as follows:  

 

AGRI-TOURISM 

 

As defined in Chapter 69, Article 25-AA, §301 of the New York Agriculture and Markets Law,  

means activities, including the production of maple sap and pure maple products made therefrom, 

conducted by a farmer on-farm for the enjoyment and/or education of the public, which primarily 

promote the sale, marketing, production, harvesting or use of the products of farms and enhance 

the public's understanding and awareness of farming and farm life. 

 

FARM WINERY AND FARM CIDERY 

As defined by New York State Law Chapter 3-B, Article 6 § 76-a (Farm Winery License) and 

Article 4-A,  §58-C (Farm Cidery License) of the New York State Alcoholic Beverage Control 

law as may be amended a farm winery or farm cidery is characterized by the conversion of fruit 
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and other edible products grown on the premises or in the state of New York, into wine or cider 

for sale in the wholesale market and to the public for on-site or off-site consumption at a duly 

licensed location as authorized by permit of the New York State Liquor Authority.   

 

FOOD TRUCK 

Mobile trucks designed and maintained for the retail sales of food that is normally purchased and 

consumed on a to-go or on-site basis, as permitted and licensed under state and local health 

regulations.  

 

AGRI-TOURISM ENTERTAINMENT 

Those activities not related to the regular production of food a farm, but provided as way to 

entertain and educate visitors on the premises about farm life, such as music and hay rides.  

Section 4. §4.3 (Special permit uses; special findings and additional requirements and 

conditions for certain uses), of Article IV (Additional Use Regulations), of Chapter 43 

(Zoning), of the Code of the Town of Orangetown, is amended to the extent only of adding a 

new subsection to be enumerated §4.32.(R) and entitled “Agri-tourism,” which new §4.32.(R) 

shall read as follows: 

4.32.(R). Agri-Tourism, Agri-tourism Entertainment, Farm Cidery/Winery. 

 

i. Such uses, shall be permitted by special permit of the Town Board on lots of five (5) acres 

or more, in residential districts, as part of an otherwise permitted commercial agricultural 

operation, but only after due consideration of the underlying zoning district and 

surrounding uses. The Town Board shall be authorized to exclude uses from the list below 

if the Board finds that it is necessary to protect the surrounding neighborhood or the welfare 

of the public, and such reasons for exclusion for such use shall be documented in the 

resolution of approval of the special use permit.  It shall be a condition of approval that the 

operator have obtained or shall be required to obtain the appropriate license from the State 

of New York to operate as a Farm Winery or Farm Cidery.  

 

a. Agri-tourism, as defined in Article XI; 

b. Farm Cideries or Farm Wineries as defined in Article XI; 

c. Agri-tourism Entertainment as defined in Article XI; 

 

ii. Hours of Operation. The Town Board finds that it is in the interest to control those uses 

that create noise or attract the general public in association with the proposed uses above, 

and when proposed by the applicant shall only occur within the permitted time period:   

 

a) Farm Cideries/Farm Wineries, for on-site consumption; Agri-tourism 

Entertainment: 
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Thursday:  3:00 p.m.   to 6:00 p.m.  (No live entertainment or music) 

Friday:   3:00 p.m.   to 8:00 p.m.  (No live entertainment or music) 

Saturday:   12:00 p.m. to 8:00 p.m.  

Sunday:   12:00 p.m. to 6:00 p.m.  

Any Federal holiday that occurs on a Monday: 12:00 p.m. to 7:00 p.m. 

 

b) Retail Sales  

 

Monday to Saturday: 9:00 a.m. to 8:00 p.m. 

      Sunday: 9:00 a.m. to 6:00 p.m. 

 

c) Food Truck: 

 

      Saturday: 2:00 p.m. to 7:00 p.m.  

                              Sunday: 2:00 p.m. to 5:00 p.m. 

      Any Federal Holiday that occurs on a Monday 2:00 p.m. to 5:00 p.m. 

 

iii. Permitted general accessory uses. All accessory uses shall be identified and approved as 

part of the site plan and may include:   

 

a. Accessory buildings and seasonal temporary structures for the use of patrons. 

 

b. Storage for on-site equipment and material used as part of the business operations. 

 

iv. Site Plan Required 

 

Application for the special permit shall be made to the Town Board in accordance with applicable 

provisions of §10.5 of this chapter. A petition for a special use permit shall be in a form sufficient 

to enable the Town of Orangetown to evaluate the applicant's proposal and its consistency with 

the intent, purposes and general design standards expressed herein. The petition for a special use 

permit shall also be accompanied by the following: 

 

a. A written description of the proposed special use. 

 

b. A concept plan including all the items listed below: 

 

(1) The disposition of various land uses and the areas covered by each, in acres, 

including proposed parking, temporary and permanent structures 

 

(2) A sketch of any and all existing and proposed rights-of-way and easements, 

whether public or private 

 

(3) Delineation of any residences within 200 feet of the proposed special use. 
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(4) Physical characteristics of the site, including topography, areas of slope in 

excess of 15%, soils, rock outcrops, streams, wetlands, lakes, ponds and 

floodplains and all proposed alterations of said physical characteristics. 

 

(5) Estimates of peak-hour traffic generation derived from recognized traffic 

engineering source material or actual field counts, and its relation to 

surrounding development, including surrounding roads and intersections, 

including methods developed for mitigating any demonstrated adverse traffic 

impacts. 

 

c. The Town Board may retain professional consultants as deemed necessary in order 

to review any proposed concept plans, with funding for said consultants provided 

by the applicant for the development through the establishment of an escrow 

account. The amount of said escrow shall be determined by the Town Board in 

consultation with the applicant. 

 

d. Concurrent site plan review. An applicant may submit a detailed site plan subject 

to site plan review procedures for the Town of Orangetown by the Planning Board 

review of said plans and related documentation. Approval of a site plan may not 

however, occur until the special use permit has been approved by the Town Board. 

 

e. If the Director of OBZPAE determines that the proposed site plan may substantially 

deviate from the final concept plan or layout presented to and reviewed by the Town 

Board as part of the issuance of a special use permit, the Director may refer matter 

to the Town Board, prior to any preliminary approval issued by the Planning Board, 

to make the ultimate determination as to whether or not the proposed site plan 

substantially deviates from the plan reviewed by the Town Board. 

 

f. The term "substantially deviate," as used herein, shall mean that the site 

development plan presented to the Planning Board for preliminary approval differs 

in a material manner from the final concept plan reviewed by the Town Board, and 

upon which the Town Board approved the special use, and that that material change 

or deviation that may have been made to the concept plan, in the Town Board's sole 

judgment and discretion, is not consistent with the goals sought to be achieved by 

the granting of the special use permit. The decision of the Town Board that the site 

development plan proposed for approval by the Planning Board substantially 

deviates shall require a majority vote of the Town Board plus one. 

 

g. A special permit issued under this section shall be authorized for a period of up to 

three (3) years from the date of the decision of the Town Board issuing such permit.  

Such time period shall be set by the Town Board.  The special permit may thereafter 

be renewed for a period of up to an additional three (3) years by the Town Board.  

The applicant shall apply to the Town Board for any such renewal.  There is no 

limit to the amount of renewals that may be granted.  No additional site 

development plan review shall be required unless there are changes to the 

conditions at the property that would necessitate an amendment to the plan.   
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v. Parking. 

 

a. Required off-street parking spaces. Accessory off-street parking spaces, open or 

enclosed shall be provided and subject to Planning Board review and approval. 

Dimensions shall be in accordance with Article VI. Off Street Parking, 6.33 - 6.35. 

 

b. All on-site parking shall be set back at least 50 feet from the property lines of 

neighboring residential lots and shall be separated from said residentially developed 

property by an opaque or semi-opaque barrier consisting of a wall, slatted fence, and/or 

evergreen planting sufficient to screen such residentially developed property in 

Planning Board’s discretion as a part of site plan review,, provided that such barrier 

shall not be required where the actual setback is greater than 200 feet.  

 

vi. Parking Requirements:  

 

a. There shall be at least one space per employee, and 1 space per 2.5 guests at 

permitted full capacity.  

 

b. The Planning Board may permit as part of site plan approval a gravel or non-paved 

parking area, with exception of handicapped parking spaces which shall be paved and 

constructed in accordance with Article VI, Off-Street Parking. 

 

vii. Additional regulations. 

 

a. A maximum of one (1) Food truck shall be permitted on site in an area that has been 

designated on the site plan, and provided with appropriate hook ups.  In addition, one 

ice cream truck or cotton candy/popcorn truck that is not powered by generators may 

be permitted on site at the same time as a Food truck.  

 

b. Food provided outside the food truck shall be prepackaged food and provided for guests 

in accordance with the Farm Cidery/Winery License. No commercial kitchen or 

restaurant service shall be permitted.  

 

c.  Noise generated by all uses shall be in compliance with Chapter 22 Noise, of the Town 

of Orangetown local laws.  In any case, no amplified music shall be permitted after the 

close of the Winery/Cidery operations.  

 

d. Fire pits shall be subject to applicable regulations and approval by the fire inspector.  

 

e. The applicant shall submit a copy of the liquor license obtained for the Farm Winery 

or Farm Cidery business, and a copy of any reports required to demonstrate compliance 

with such license. 

 

f. Except for what is necessary for safety and security, notwithstanding subsection l 

below, exterior lighting related to the operations shall be turned off between the hours 
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of 9:00 p.m. and 6:00 a.m., subject to review by the Planning Board of adequate lighting 

for security after hours.  

 

g. Notwithstanding anything to the contrary contained elsewhere in the Town Code, the 

following setbacks shall apply to structures authorized as part of any Special Permit 

issued pursuant to this section: 

 

1) all permanent principal or accessory buildings shall be set back at least 35 

feet from any lot line. 

 

2) all outdoor dining areas, such as decks or patios shall be set back at least 35    

feet from any lot line and shall be adequately screened with vegetation or other 

form acceptable to the Planning Board from adjoining residentially developed tax 

lots.  

 

3) all temporary facilities, such as tents, dance floors, sound systems, or 

location of live entertainment, shall be set back at least 35 feet from lot line, and 

shall be adequately screened with vegetation or other form acceptable to the 

Planning Board from adjoining residentially developed tax lots. 

 

h. All on-site lighting shall be shielded from residentially developed property.  Outdoor 

moving or flashing lighting, including but not limited to spotlights, floodlights (other 

than safety lighting), searchlights, or strobe lights is not permitted at any time.   

 

i. Seasonal decorative lighting displays shall be permitted, provided that all such seasonal 

decorative lighting shall be located a minimum distance of 50 feet from the property 

lines of all residentially developed properties, shall not contain or include any bulbs, 

lamps, or light sources with an individual light output in excess of the equivalent of a 

one-hundred-watt incandescent bulb or 1800 lumens, and shall be extinguished no later 

than midnight. 

 

Capacity: Taking in consideration of the potential lot size and number of residences 

that could be affected by noise and traffic generated by guests and to insure that 

surrounding residential uses in the R-40 and R-80 districts are not unduly disturbed, 

the maximum capacity of guests, exclusive of other uses on site, for the Farm Cidery 

or Farm Winery Use authorized by this special permit in the R-40 Residential district 

shall be 150 and the R-80 Residential district shall by 225, provided that the applicant 

can demonstrate to the Planning Board that sufficient parking is available on site. In 

the case that multiple uses exist on site, the applicant shall provide a breakdown of such 

uses and maximum parking needs for each use and employees to demonstrate that 

sufficient parking is available on site for all uses. If seasonal uses affect the layout of 

the site, the applicant shall demonstrate how parking is achieved during those seasons.  
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viii. Special Events. 

 

a. Special Events for Agri-tourism or Agricultural Entertainment Uses. Subject to Town 

Board approval, and upon written application certain of the above-referenced 

regulations and restrictions may be expanded or loosened to accommodate on-site 

special events. All special event permits for Agri-tourism or agricultural entertainment 

shall be referred by the Town Board to the Planning Board for consideration of any 

special temporary site plan changes required with such permit. Special events may be 

approved if the applicant has provided information about the duration and type of the 

event, and such permit shall be subject to a public hearing. The following shall also 

apply: 

 

1. In no case, shall the special event cause noise to exceed noise levels off 

property. 

2. Patrons shall not be permitted to park on street.   

3. The anticipated number of guests shall be provided as part of the special events 

permit,  

4. Such Special Permit may be reapproved on an annual basis if activities have 

been conducted within the expected limits of the special use permit, and no 

incidents have occurred on site that have resulted in tangible losses to the 

neighborhood or have caused harm to guests as a result of the approval. 

 

 

Section 5.   §3.11 (Use Table) of Article III (Use and Bulk Tables) of Chapter 43 (Zoning), 

of the Code of the Town of Orangetown, is amended as follows: 

1).  Table of General Use Regulations, R-80 District, Column 3, “Uses by Special Permit” is 

amended by adding the following as a Use by Special Permit of the Town Board: 

  

      7.    Agri-Tourism, Agri-tourism Entertainment, Farm Cidery/Winery on lots of 5 acres or 

more. 

 

2).  Table of General Use Regulations, R-22 District, Column 3, “Uses by Special Permit” is 

amended by adding the following as exception to a Use by Special Permit of the Town Board: 

 

  1.     Same as R-80, except airports and Agri-Tourism, Agri-tourism Entertainment, Farm 

Cidery/Winery on lots of 5 acres or more. 

  

 

Section 6. Severability 

 

If any part or provision of this Local Law, or the application thereof to any person or circumstance, 

is adjudged invalid or unconstitutional by a court of competent jurisdiction, such judgment shall 

be confined in its operation to the part, provision or application directly involved in the controversy 

in which such judgment shall have been rendered and shall not affect or impair the validity of the 

remainder of this Local Law, or the application thereof to other persons or circumstances. The 
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Town Board of the Town of Orangetown hereby declares that it would have enacted the remainder 

of this Local Law even without any such invalid or unconstitutional part, provision or application. 

 

Section 7.  When effective. 

This local law shall take effect immediately upon filing with the Secretary of State. 
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Honorable Supervisor Teresa Kenny  
  and Members of the Town Board 
Town of Orangetown 
26 West Orangeburg Road 
Orangeburg, NY 10962 
 
    Re: Proposed Zoning Text Amendment  

 
Dear Hon. Supervisor Kenny & Members of the Town Board: 
 

This firm represents Pearl River Campus, LLC (the “Applicant”), the owner of the property identified as 
Section 68.08, Block 1, Lot 1 on the Town of Orangetown Tax Map and commonly known as 401 North 
Middletown Road (the “Property”). The approximately 207-acre property is primarily located within the Light 
Industrial District (“LI District”). A portion of the Property’s frontage along North Middletown Road is also 
within the Laboratory-Office District (“LO District”). 

As you know, the Applicant appeared before your Board on July 11, 2023 to make an initial presentation 
regarding its request for a zoning text amendment. At that meeting, your Board indicated that the Applicant could 
move forward with filing a formal Petition for Zoning Text Amendment. Accordingly, enclosed are 18 copies of 
the following documents: 

1. Petition for Zoning Text Amendment and Proposed Local Law, which requests a text change to 
the Zoning Code of the Town of Orangetown, in order to permit the following alternative uses on 
parcels of greater than 150 acres in the LI District: i) hotels and ii) standalone fitness center uses.  
Attached to the Petition are a Planning Study prepared by Patrick Cleary, AICP of Cleary 
Consulting, dated August, 2023, which explains the planning rationale for the requested zoning 
text amendment and a Concept Plan for the Property prepared by Langan Engineering and 
Environmental Services, Inc., together with aerial photos of the campus from 2004 and today, and 
conceptual renderings of the contemplated hotel and fitness center; and 

2. Short Environmental Assessment Form, prepared by Langan Engineering and Environmental 
Services, Inc., dated August 14, 2023.1 
 

 
1 Please note that the enclosed SEAF addresses the proposed zoning text amendment.  Should the requested zoning 
amendment be approved, any subsequent special permit application to this Board will include use-specific detailed 
information in connection with evaluating any potential environmental impacts related to such proposed use. 

August 28, 2023 
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TOWN BOARD:  TOWN OF ORANGETOWN 
COUNTY OF ROCKLAND:  STATE OF NEW YORK 
---------------------------------------------------------------------------x 

Petition of 

Pearl River Campus, LLC PETITION FOR  
AMENDMENT TO 
TOWN OF ORANGETOWN 
ZONING CODE 

For Amendment to the Town of Orangetown 
Zoning Code  
---------------------------------------------------------------------------x 

TO THE HONORABLE TOWN BOARD OF THE TOWN OF ORANGETOWN 

PETITIONER, Pearl River Campus, LLC (“Petitioner”) hereby petitions the Town Board 

of the Town of Orangetown for amendments to the Zoning Code of the Town of Orangetown as 

follows:  

INTRODUCTION 

1. Petitioner is the owner of land totaling approximately 207 acres of real property

located at 401 North Middletown Road, Pearl River (Town of Orangetown), County of Rockland, 

State of New York (hereinafter referred to as the “Property”) and is commonly known as the 

Hudson Valley iCampus. The Property is shown and designated on the Orangetown Tax Map as 

Section 68.08, Block 1, Lot 1. 

2. The Property is primarily located within the Light Industrial District (“LI District”)

on the Town of Orangetown Zoning Map. A portion of the Property with frontage along North 

Middletown Road is also located within the Laboratory-Office District (“LO District”). 

3. The Property is located on the western side of North Middletown Road, directly

north of Route 304. North Middletown Road contains a variety of commercial and residential uses, 

including single and multi-family residential dwellings, restaurants, service stations, offices, and 

places of worship. To the north of the Property are residential dwellings and the Town of 
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Clarkstown. Residential dwellings are also located to the south of the Property, across from Route 

304. The eastern property line is bounded by a railroad crossing. Pfizer, Inc., which once owned 

the entire campus, owns and occupies approximately 30 acres adjacent to the Property.   

 

4. The Property is developed with 20 commercial and industrial buildings available 

for rent comprising over two million square feet of development space, together with nearly 4,200 

parking spaces. The Property also features a cafeteria and numerous support and utility buildings.  

 

5. For the reasons set forth in detail below, Petitioner is requesting a text change to 

the Zoning Code of the Town of Orangetown (the “Zoning Text Amendment”), in order to permit 

the following alternative uses on large parcels of greater than 150 acres in the LI District: i) hotels 

and ii) standalone fitness center uses. A copy of the proposed Local Law effectuating the proposed 

Zoning Text Amendment is attached hereto as Exhibit A. No changes are proposed for the current 

zoning classification of the Property, or any other properties within the LI District. 

CURRENT AND PROPOSED USES 

6. The Property has a prominent history dating back to 1907 regarding the research, 

development, and manufacture of healthcare products, including pharmaceuticals and vaccines. 

The Property was historically owned and occupied by Lederle Laboratories of the American 

Cyanimid Company, which was the largest employer in Rockland County and the world’s largest 

supplier of vaccines and blood plasma to the U.S. armed forces during World War II. Since then, 

the Property has been home to modern pharmaceutical giants including Wyeth, LLC and Pfizer, 

Inc. See Campus View as of 2004, attached hereto as Exhibit B, with buildings that were 

subsequently removed highlighted. 

 

7. In 2015, Petitioner purchased the Property from Pfizer, Inc. after the latter 

downsized its operations in Pearl River. Today, the Property continues to attract and retain 

technology and pharmaceutical tenants, including Pfizer, Sanofi, Profectus, Biosciences, Urban 

Electric Power and NuBiyota, and RK Pharma. Petitioner has also recently leased space to 

Momentive Performance Materials, Inc., a global silicon and chemical products research and 

production company.  



3 
 

 

8. Nearly eight years after Petitioner purchased the Property and despite Petitioner’s 

aggressive marketing efforts, the Property is still vastly underutilized. Approximately 60% of the 

Property’s nearly two million square feet of development space is unoccupied, and 4 buildings are 

vacant and unused. This problem has been exacerbated by the COVID-19 pandemic, which caused 

a downturn in commercial leasing rates across the country. See Current Campus View, attached 

hereto as Exhibit C. 

 

9. To address this issue, Petitioner proposes to revitalize the campus through the 

adaptive reuse of existing buildings, some of which were constructed during World War II, and 

the construction of new facilities. See Concept Plan prepared by Langan Engineering attached 

hereto as Exhibit D. Specifically, Petitioner proposes the adaptive reuse of an existing 

approximately 105,000 square foot building (commonly known as “Building 140”) formerly used 

by Pfizer as office space, for use as an approximately 100-110 room hotel. See Photo of Existing 

Building 140 & Hotel Rendering prepared by Newman Design, attached hereto as Exhibit E. 

Petitioner also is in discussions for the potential development of a multi-level best-in-class 

standalone fitness center. See Renderings of Potential Fitness Facility, attached hereto as Exhibit 

F. Finally, Petitioner proposes to preserve as a greenspace buffer the approximately 11 acres of 

the Property within the LO District that runs along the frontage of North Middletown Road. 

Together, these combined improvements will attract new tenants to the existing buildings and 

previously disturbed areas on the Property, which will create jobs and generate significant tax 

revenues for the Town and attract visitors to the region who may patronize other nearby businesses. 

PROPOSED TEXT AMENDMENTS TO THE ZONING CODE 

10. Petitioner requests a Zoning Text Amendment to permit hotels and standalone 

fitness center uses within the LI District. The specific proposed Zoning Text Amendment as set 

forth in the proposed Local Law is attached hereto as Exhibit A. 

 

11. Section 10.521 of the Zoning Code sets forth areas of inquiry with respect to a 

request for a zoning text amendment. Those considerations, and Petitioner’s responses, are as 

follows: 
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(a) Whether such change is consistent with the aims and principles embodied in the code 

as to the particular districts concerned. 

Petitioner respectfully submits that the requested Zoning Text Amendment is consistent 

with the spirit of the LI District. The LI District intends to foster a mix of commercial 

and industrial uses and currently permits a variety of commercial uses, including 

theatres, business and professional offices, service establishments, and commercial 

recreation establishments such as bowling alleys, dance halls, billiard parlors, driving 

ranges, and miniature golf courses. The proposed alternative uses are commercial in 

nature and are not inconsistent with the current commercial uses within the LI District. 

See Memorandum prepared by Patrick Cleary, AICP of Cleary Consulting, dated 

August, 2023, setting forth the planning rationale for the requested Zoning Text 

Amendment, attached hereto and made a part hereof as Exhibit G.  

 

(b) Which areas and establishments in the Town will be directly affected by such change 

and in what way they will be affected. 

Petitioner proposes a Zoning Text Amendment to permit hotels and standalone fitness 

center uses on large parcels of land greater than 150 acres in size within the LI District. 

However, Petitioner respectfully submits that this proposal will have a minimal impact 

on the existing properties within the LI District. First, to ensure that development is 

only on parcels having sufficient land to allow for adequate parking and required 

infrastructure to support such uses, the two alternative uses are limited to properties in 

the LI District that are at least 150 acres in size. In addition, the proposed Zoning Text 

Amendment would not change the zoning designation of the existing properties within 

the LI District, nor would it alter any of the currently permitted uses. See Memorandum 

by Patrick Cleary, Exhibit G.  

 

(c) The indirect implications of such change in its effect on other regulations. 
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The Petitioner respectfully submits that its request for a Zoning Text Amendment will 

have a minor indirect impact, if any, on other regulations. See Memorandum by Patrick 

Cleary, Exhibit G.  

 

12. For all the foregoing reasons, it is respectfully submitted that the proposed Zoning 

Text Amendment should be granted.  

WHEREFORE, Petitioner respectfully requests that the Town Board of Orangetown amend the 

Zoning Code of the Town of Orangetown as set forth above. 

Dated: Pearl River, New York 
 August 28, 2023  
 
 
 
 
     Respectfully submitted, 
 
     PEARL RIVER CAMPUS, LLC 
 
 
 
 
     By: ___________________________________ 
      President 
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TOWN OF ORANGETOWN 
LOCAL LAW NO. ___ OF 2023 OF THE 

INCORPORATED TOWN OF ORANGETOWN, NEW YORK 
AMENDING CHAPTER 43 OF THE TOWN CODE ENTITLED “ZONING” 

BE IT ENACTED BY THE TOWN BOARD OF THE TOWN OF ORANGETOWN AS 
FOLLOWS: 

Section 1.  Chapter 43, Section 11.2 of the Town of Orangetown Zoning Code, entitled 
“Definitions” shall be amended by adding a new term entitled “Standalone Fitness Center”, which 
shall be defined as follows: 

STANDALONE FITNESS CENTER 
A private membership facility designed, intended and used for physical conditioning 
activities, located within a single occupant building. Such uses may include traditional 
athletic training facilities, athletic performance analyses, cafes, childcare centers and spas, 
as well as the sales of necessary equipment used in the activities provided, together with 
other appropriate accessory uses. 

Section 2. Chapter 43 Attachment 7 of the Town of Orangetown Zoning Code entitled “Table 
of General Use Regulations (§ 3.11) LI District” is hereby amended to revise Column 3, “Uses by 
Special Permit” to permit two additional uses subject to Town Board approval, as follows:   

4. Hotels, provided that the minimum lot area is 150 acres.

5. Standalone fitness center, provided that the minimum lot area is 150 acres.

Section 3. Chapter 43 Attachment 7 of the Town of Orangetown Zoning Code entitled “Table 
of General Use Regulations (§ 3.11) LI District” is hereby amended to add two new rows to 
Column 6, entitled “Minimum Required Off-Street Parking Spaces”, as follows: 

18. Hotels – Same as CC

19. Standalone fitness center - 6 per each 1,000 square feet of floor area (not including any
floor area devoted exclusively to tennis courts), plus 4 per each tennis court.

Section 4. Chapter 43, Section 4.3 of the Town of Orangetown Zoning Code entitled “Special 
permit uses; special findings and additional requirements and conditions for certain uses” is hereby 
amended to include one additional use, as follows:  

4.32.(R). Standalone fitness center: 

(i) Standalone fitness centers are permitted in the LI District on lots having a minimum lot
area of 150 acres, subject to the following criteria:
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(a) Every application for a stand-alone fitness center use shall include a circulation plan, 
indicating all internal roadways, all roadways, intersections and driveways bounding 
the site, all off-street parking and truck loading areas and pedestrian accessways on the 
site; and also, a traffic survey and analysis, with estimates of on-site traffic generation 
and its impact, if any, on existing and projected traffic volumes, roadway capacity and 
highway safety in critical highway locations in the vicinity and proposals related to 
accommodating such traffic generation in each location, as well as any required on-site 
or off-site mitigation measures, as may be required by the Town Board. 

(b) Off-street parking and truck loading areas shall be designed pursuant to the 
requirements of Article VI of the Zoning Code of the Town of Orangetown, and, 
further, they shall include provisions for landscaping and screening and for landscaped 
islands within the parking areas in the proportion of 15 square feet for each parking 
space. Shared parking is encouraged where the peak parking demands of different uses 
occur at various times of the day. 

(c) The entrance to all off-street parking and truck loading spaces shall be from an internal 
driveway system and not from a public street. 

(d) On-site bicycle storage racks shall be provided with at least 1 bicycle space per 10,000 
square feet of gross building floor area. Where feasible, some or all of this bicycle 
storage shall be provided within a secure, enclosed bicycle storage space. 

(e) Every application for a stand-alone fitness center use shall include a detailed and 
specific landscape plan, incorporating native species wherever feasible, showing the 
proposed treatment of all open areas on the site and, more specifically, analyzing the 
need for the screening of service areas, outdoor use areas and buffer strip landscaping 
and how such need will be met on a year-round basis. 

(f) Site lighting shall be restricted to the minimum necessary to allow for the appropriate 
and safe operation of the facility, and shall include automatic controls to turn off 
exterior lighting when sufficient daylight is available and when lighting is not required 
during nighttime hours, include fixture integrated lighting controls such as motion 
sensors to reduce light levels, use cut-off and shielded luminaries to prevent light 
trespass beyond property lines and unnecessary glare, among other measures. 

(g) All intensive outdoor activities shall be set back at least 100 feet from any property line 
and shall be so located that they shall be reasonably screened from view as denoted in 
a site plan submitted pursuant to Chapter 21A of the Code of the Town of Orangetown 
and compatible with the existing or potential use of neighboring properties.  

Section 5.  Chapter 43 Attachment 18, entitled “Notes to Use and Bulk Tables” is hereby 
amended to add an additional note, as follows: 

Note 19: Lots within the LI District having a minimum lot area of 150 acres may contain 
multiple permitted uses on a single parcel.    

 
Section 6.  Severability Clause 
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The invalidity of any word, section, clause, paragraph, sentence, part or provision of this local 
law shall not affect the validity of any other part of this local law that can be given effect without 
such invalid parts.  
 
Section 7. Effective Date 
 
This Local Law shall become effective immediately upon being filed with the Secretary of State 
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Zoning Amendment 
Planning Analysis 

I. Introduction
The following planning analysis addresses the proposed amendments to the LI - Light
Industrial Zoning District. The proposed amendments would add new uses to properties
over 150 acres in the LI District, that if adopted would allow for industrial properties
within that District to adapt to current market conditions and remain viable economic
engines for the Town.

II. Project Site
The amendments to the LI Zoning District are being proposed by the owner of the
Hudson Valley iCampus; Pearl River Campus, LLC (hereinafter referred to as the
“Petitioner”).

The Hudson Valley iCampus is a 207-acre property located at 401 North Middletown 
Road, Pearl River (Town of Orangetown), Rockland County, New York. The property is 
more specifically known and designated on the Orangetown Tax Map as Section 68.08, 
Block 1, Lot 1 (hereinafter referred to as the “Site”). Figure 1 - Site Location Map, 
identifies the location of the Site.  



   Figure

1Site Location Map

Source: NYS GIS Clearinghouse
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The Site has hosted industrial pharmaceutical uses for well over 100 years, when Ernest 
Lederle set up a laboratory on the former Turfler farm in 1907. By 1908, 40 employees 
were producing diphtheria antitoxin at the Site.  

The campus would eventually become the largest employer in Rockland County. 
Numerous research and development advances occurred on the Site including the oral 
polio vaccine, the anti-cancer drug Novatrine and the infant pneumococcal vaccine 
Prevnar among others. The company was the largest supplier of vaccines and blood 
plasma to the U.S. armed forced during World War II.  

In 1930 American Cyanamid bought Lererle Laboratories. In 1994 the Site was purchased by 
American Home Products, which was then purchase by Wyeth Pharmaceutical in 2002, 
followed by Pfizer in 2009. The Petitioner purchased the Site from Pfizer in 2015. Pfizer 
retained approximately 30 acres contiguous to the Site. 

Today, the Site supports 38 commercial and industrial buildings comprising over two 
million square feet of development space, together with nearly 4,200 parking spaces, a 
steam co-generation plant, redundant infrastructural utility facilities and associated 
improvements within a manicured campus setting.  
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III. Existing Land Use
The following section explores on-site, surrounding and Town-wide land use conditions.

On-Site Existing Land Uses 
After the purchase of the Site by the Petitioner, the Site continued to operate as it 
always has by hosting technology and pharmaceutical tenants such as Pfizer, 
Profectus Biosciences, Urban Electric Power, NuBiyota, RK Pharma and 
Momentive Performance Materials, Inc. These tenants all consist of uses within 
the permissible use classifications of the LI Zoning District, further 
described below.   

Surrounding Existing Land Uses 
As illustrated on Figure 2 - Existing Land Use Map, the Site is a well-defined and 
isolated industrial enclave located in the northwest corner of the Town. NYS Route 
304 and North Middletown Road delineate and confine the Site within the 
boundaries of the campus. 

The land uses along North Middletown Road which runs along the eastern 
boundary of the Site consist of small-scale support services, such as gas stations, 
auto repair shops, a bank, restaurant, house of worship and multi-family 
residences. 

The Site is bounded to the north by single-family residential uses in the Town of 
Clarkstown and to the west by vacant land. 

Town-Wide Land Use 
According to the draft Comprehensive Plan1, the amount of industrial land in 
Orangetown has actually increased from 505 acres (3.9%) in 2010, to 622 acres 
(4.8%) in 2020. The draft Comprehensive Plan clearly recognizes the importance of 
these areas, and states “To keep pace with changes in the economy and business 
growth patterns, zoning regulations should adapt by recognizing and addressing 
new land use types.”  

To more effectively utilize this land in a manner consistent with the vision for the 
Town set forth in the draft Comprehensive Plan, new uses are called for in the 
industrial zones, including indoor greenhouse, mini-warehouse, data center, 
standalone fitness center, media production facility and soundstage, retail drug, 

1 Draft Orangetown Comprehensive Plan 2022, page 29, Tables 2-1 and 2-2. 



   Figure

2Existing Land Use

Source: Town of Orangetown Draft Comprehensive Plan
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dry goods and variety food, hardware, stationery and auto supply uses.  

IV. Existing Zoning - LI - Light Industrial Zoning District
The Town of Orangetown is divided into 30 zoning districts; 16 residential districts and 14 
non-residential districts (Figure 3 - Existing Zoning)

The majority of the Site is located within the LI - Light Industrial Zoning District (Figure 4 - 
LI Zoning Districts)2. The following uses are permitted in the LI District.

Uses Permitted by Right 
 Theaters
 Fire, Police and Community-Owned Ambulance Stations, Government 

Offices and Office Buildings
 Business and Professional Offices
 Commercial Recreation Establishments
 Service Establishments
 Commercial Dog Kennels & Animal Hospitals
 Automotive and Machinery Repair Shops
 Automobile Salesrooms
 Manufacturing
 Wholesale Sales or Storage Warehouses

Uses Permitted by Special Permit 
 Railroad and Public Utility Rights-of-Way
 High Tension Transmission Lines
 Mixed-Use Developments (on sites of >10 acres w/ frontage on Palisades 

Parkway, Route 303)
 Mixed-Use Expansions
 Advertising Signs
 Adult Uses

Uses Permitted by Conditional Use 
 Skating Rinks
 Public Parking Garages
 Auction Establishments, Farmers Markets, Secondhand Merchandise

2 The front portion of the Site located along North Middletown Road is located in the LO - Laboratory - Office 

District. No buildings or other significant site improvements are located within this portion of the Site. 



   Figure

3Existing Zoning

Source: Town of Orangetown
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ZONING
Rockland County, NY
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Notes:
1. The zoning boundaries were derived from the local zoning ordinace and

map. They have been verified by the local municipality.

2. This is not the Official Zoning Map unless adopted by the municipality.
DATE ADOPTED: December 11, 2018
RESOLUTION #: 733
Previous map adopted: September 27, 2011
Previous Resolution # 526

Zoning Revision Notes:

This map was prepared by the Rockland County Planning Department, GIS. December 2018.

This map was prepared using the official municipal tax maps created by James W. Sewall Company (August 2018).
As a result it may not reflect what presently exists in the field. This map is not to be used for surveying,
engineering or conveyance purposes.

Note: The municipal boundaries along the Hudson River do not reflect the legal boundary. Some municipal
boundaries may extend into the Hudson River.

Information contained herein is provided for informational purposes only. The Rockland County Department of Planning
provides geographic information systems (GIS) maps with no claim as to the completeness, usefulness, or accuracy of its
content, positional or otherwise. The County of Rockland, its officials and employees make no warranty, express or
implied, and assume no legal liability or responsibility for the ability of users to fulfill their intended purposes in accessing
or using this map or for omissions in content regarding such map. The data on this map could include technical
inaccuracies and typographical errors. The data on this map is presented as is, without warranty of any kind, including,
but not limited to, the implied warranties of merchantability, fitness for a particular purpose, or non-infringement.

HUDSON
RIVER

5/2008 R-15 Zone Change SL

7/2008 Historic Districts Adjusted per Town Board on March 10, 2008 SL

9/2011 Zoning Updates made per Town of Orangetown SL

10/2016 Zone CO changed to R-15 per L.L. No. 7 of 2016, Town Board Resolution 428 CW

Zone R-40 Boundary changed per L.L. No. 6 of 1991, Town Board Resolution 316

Zone LIO changed to CC per L.L. No. 12 of 1993, Town Resolution 287

Zone LIO changed to R-22 per L.L. No. 3 of 2008, Town Board Resolution 500

Updated portion of zone CS to PAC per L.L. No 5 of 2010, Town Board Resoultion 559

Portion of zone CC & MFR changed to RG per L.L. No 5 of 2014, Town Board Resolution
260

Zone LO changed to R-40 per L.L. No 2 of 2015, Town Board Resolution 278

Zone R-15 changed to CC per L.L. No 1of 2016, Town Board Resolution 50

Zone OP changed to PAC per L.L. No 10 of 2018 Town Board Resolution 437

Zone LI changed to CC per L.L. No 4 of 2018 Town Board Resolution 346

Portion of zone LIO changed to R-80 per L.L. No 5 of 2018 Town Board Resolution 371

Hudson River is zone R-80

Zone R-80 boundary changed to R-40 per L.L. No 18 of 1993

Zone R-40 changed to MFR per L.L. No 1 of 1994 & L.L. No 3 of 1993

Zone RG boundary changed per L.L. No 9 of 1996

Zone CC changed to RG per L.L. No 11 of 1990

9/2018 Zone CO changed to RG per L.L. No. 4 of 2001, Town Board Resolution 471 CW

Zone RPC-OP created per L.L. No 2 of 2017, Town Board Resolution 181

Zone LO changed to OP per L.L. No 14 of 2018, Town Board Resolution 614

3/2017 CW

8/2018 CW

12/2018 CW

R-80 Rural Residence District (80,000 S.F./Lot.)

R-40 Low Density Residential District (40,000 S.F./Lot.)

R-22 Medium Density Residential District (22,500 S.F./Lot.)

R-15 Medium Density Residential District (15,000 S.F./Lot.)

RG General Residence District (10,000 S.F./Lot.)

MFR Multi-Family Residential District (40,000 S.F./Lot.)

PAC Planned Adult Community

LO Laboratory-Office District (2 Acres/Lot)

LIO Light Industrial-Office District (2 Acres/Lot)

LI Light Industrial District (2 Acres/Lot)

OP Office-Park District

CS Community Shopping District (2,500 S.F./Lot.)

CC Retail-Commerce District (2,500 S.F./Lot.)

CO Commercial-Office District (30,000 S.F./Lot.)

RPC-OP Rockland Psychiatric Center - Office Park District (10 Acres/Lot)

RPC-R Rockland Psychiatric Center - Recreation District (5 Acres/Lot)
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 Auto Laundries
 Filling Stations
 Dry-Cleaning and Laundry Plants
 Freight Terminals
 Bulk Fuel Storage
 Concrete Mixing Plants
 Satellite Dish Antennas
 Child Day Care Centers
 Nightclubs

Permitted Accessory Uses 
 Schools of Special Instruction
 Accessory Storage
 Accessory Buildings
 Incineration of Waste Materials
 Heliports
 Accessory Signs
 Child Day Care Centers

Uses in the LI District are governed by the following dimensional regulations. 

 Floor Area Ratio - 0.50 (0.30 for auto laundries and gas stations)
 Minimum Lot Area - 2 acres (None for auto laundries, gas stations, 

government buildings)
 Minimum Lot Width - 150’ (100’ for auto laundries and gas stations)
 Minimum Street Frontage - 150’ (50’ for auto laundries and gas stations)
 Required Front Yard - 50’ (30’ for auto laundries and gas stations)
 Required Side Yard - 50’ (25’ for auto laundries and gas stations)
 Total Side Yard - 100’ (50’ for auto laundries and gas stations)
 Required Rear Yard - 50’ (25’ for auto laundries and gas stations)
 Maximum Building Height - 25’ to 52.5’ depending on street classification

V. Reimagining the Hudson Valley iCampus
For the Hudson Valley iCampus to remain competitive, the addition of new and 
previously unanticipated uses has become necessary.

Since purchasing the Site from Pfizer in 2015, the Petitioner has been aggressively re-
tenanting the buildings on the campus, but despite the Petitioner’s best efforts, an 
unsustainable portion of the Site remains vacant. This effort has proven to be challenging 
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due to the region-wide evolution of land use trends, which was dramatically amplified by 
the pandemic. The way in which the physical work place is used today has changed as 
working remotely has become commonplace. Moreover, as the functional operation of 
single-use office parks and research campuses has evolved, these sites are now being re-
purposed to accommodate a wide range of uses, never previously envisioned in these 
locations.  

Another significant factor affecting the long-term success of the campus is the 
recognition that this Site is no longer a singular alternative for pharmaceutical, bio-tech 
and similar scientific research and development companies in the region. In recent years, 
the lower Hudson Valley has emerged as one of the nation’s bio-tech hubs, similar to 
Silicon Valley in California and the Research Triangle Park in North Carolina. Over 80 bio-
tech companies are located throughout the seven counties that comprise what has 
becomes known as the NY BioHud Valley (Figure 5).  To expect that all of the space 
within the Hudson Valley iCampus to be utilized exclusively by bio-tech tenants is no 
longer realistic given the extent of available alternative sites and the extreme 
competition within the region. It has become apparent that the addition of 
complimentary uses has become necessary to attract and retain tenants.      

To meet this challenge, it is imperative that the Town’s zoning and land use regulations 
similarly evolve to address these new realities. To this end, the Petitioner has been 
exploring the viability of utilizing existing space on the campus, as well as constructing new 
buildings to address emerging real estate market opportunities. Across the region single 
use office parks and research campuses have been paring away excess, often vacant 
and non-productive buildings to allow for the introduction of retail, service, 
restaurant, entertainment and even residential uses, thereby blurring the lines between 
segregated land uses. While including diverse new uses within office parks and research 
campuses was at one time unthinkable, it has now become quite commonplace. 

VI. Proposed Uses
In concert with the future vision for the Town as defined in the draft Comprehensive Plan, 
two new uses are being proposed by the Petitioner. These uses are envisioned in 
adaptively reused existing buildings, or in entirely new buildings.

a. Hotel
Currently, both a “Hotel” and a “Hotel Conference Center” are permissible uses 
in several zoning districts in Town.

§11.2 of the Town of Orangetown Zoning Code defines theses uses as:



   Figure

5NY BioHud Valley

Source: Hudson Valley Economic Development Corporation

Scale
N.T.S.
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“Hotel - A multiple dwelling used primarily for the purpose of furnishing 
lodging, with our without meals, for more than 15 transient guests, for 
compensation.” 

“Hotel/Conference Center - A building or group of buildings to provide 
overnight lodging, dining and conference facilities. Building(s) may include 
administrative offices, guest rooms, restaurants, drinking places, 
conference and meeting rooms, ballrooms, recreation facilities (pool, 
tennis courts, fitness centers, jogging paths, etc.) and ancillary services for 
guests, employees and management.” 

These uses are permitted as follows: 

 CS - Community Shopping District - Hotel/Motel, permitted as a 
Conditional Use, approvable by the Planning Board.

 CC - Retail-Commercial District - Hotel/Motel, permitted as a 
Conditional Use, approvable by the Planning Board.

 CO - Commercial Office District - Hotel/Motel, permitted as a 
Conditional Use, approvable by the Planning Board.

 LO - Laboratory-Office District - Executive Conference Center, 
Permitted as a Special Permit use, approvable by the Town Board.

 OP - Office-Park District - Hotels/Conference Center, permitted as-of-
right.

Unfortunately, a hotel is currently prohibited within the LI - Light Industrial 
Zoning District, which is the zoning district wherein the majority of the Site is 
located.  

b. Stand Alone Fitness Center
Fitness centers or gyms are not currently defined uses in Orangetown’s Zoning 
Code. A “swim club” is defined, and in the LIO-Light Industrial-Office district, 
“indoor commercial tennis” and “individual fitness & training center” are both 
permitted uses. However, neither of these uses operate as typical fitness
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centers or clubs. In fact, §8.16 of the Zoning Code provides the following 
definition: 

"Individual fitness and training center," for purposes of this conditional use, is 
defined as a facility at which training and instruction is provided, either in an 
individual or group setting, for general physical fitness or for a specific 
sports skill in a fully supervised environment. The use does not include 
unsupervised exercise, such as provided in a physical fitness studio 
(emphasis added). 

The RPC-R - Rockland Psychiatric Center - Recreation Sparkill Hamlet Center 
Overlay District, does allow for a commercial recreation facility, which 
specifically includes the following elements: 

“Indoor and outdoor athletic fields and courts, facilities for golf, tennis, 
swimming, boating, skating and other similar activities, but excluding 
outdoor paint ball, shooting galleries and similar outdoor activities.” 

As a result, it is apparent that a typical fitness center or gym use would currently 
be prohibited in Orangetown. 

VII. Zoning Amendment Planning Rationale
Repurposing the existing buildings and constructing new buildings for new uses is 
speculatively challenging, and in order to be successful, must accurately reflect current and 
projected real estate market conditions. The new uses described above represent an 
approach to meeting this challenge.

These uses also represent a shift in the way the iCampus has been traditionally used, 
from a private and restricted enclave, to a far more publicly accessible part of the 
community, where both those working on the campus, as well as the general public can 
utilize and enjoy the Site.  

a. Hotel
The lower Hudson Valley had been traditionally underserved by hotels. 
Approximately 23 hotels are currently located in Rockland County, and four are 
located in the Town of Orangetown:

 Doubletree by Hilton - Nanuet
 Armoni Inn & Suites - Orangeburg
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 The Pearl River Hilton - Pearl River
 Marriott Residence Inn - Orangeburg

The closest hotel to the Site is the Pearl River Hilton, and several others are 
located in Nanuet and Spring Valley in the adjacent Town of Clarkstown. The logic 
of developing a hotel at the Site is obvious, as a number of the existing bio-tech 
and bio-medical tenants have other facilities in remote locations and multi-day 
visits to the Site occur frequently. Providing a hotel on-site would add 
convenience and eliminate extraneous off-site traffic, while simultaneously 
helping to relieve the undersupply of hotel space in the region. 

As noted above, hotels are already recognized as a permissible use in Town, and 
allowing them on sites in the LI District over 150 acres would be consistent 
with the existing zoning hierarchy of the Town.

b. Stand Alone Fitness Center
Today’s corporate office and research and development campuses have 
evolved to include a vast array of employee amenities that have become 
necessary to attract and retain employees. The “Googleplex”3 model has 
raised the bar, and today employees expect facilities like gourmet food 
services, laundry and dry-cleaning services, nap pods, game rooms, wellness 
spaces, convenience retail stores, locker and shower rooms, and fully equipped 
gyms.

Repurposing decades old buildings to accommodate new amenity 
expectations can be difficult. As a result, it has been determined that 
incorporating a new stand-alone fitness center would be a logical addition to the 
iCampus. 

The current generation of stand-alone fitness centers bear no resemblance to the 
gyms of prior generations. These facilities are high-end, clean, modern and highly 
amenitized facilities that not only include traditional work-out 
equipment, but a wide range of additional facilities, from tennis courts, 

3 The Googleplex is Google’s corporate headquarters in Mountainview California, that established the 
industry standard for highly amenitized corporate campuses. Googleplex’s facilities include swimming 
pools, volleyball courts, bowling alleys, massage rooms, nap pods, pianos, 18 cafeterias, 24/7 gym, 
bicycles, dry-cleaning facilities, on-site doctor and sculpture gardens - including a full-size T-Rex skeleton.   
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basketball courts, various swimming pools, yoga, pilates and spin studios, 
saunas and spas, wellness centers, cafes and state of the art locker rooms and 
lounges. 

Such a facility would cater to the thousands of current and potential employees 
working on the campus, as well as the larger Orangetown community.  

VIII. Zoning Amendment
The proposed zoning amendment, as documented more fully in the Zoning Petition 
submitted by McCullough, Goldberger and Staudt, LLP on behalf of Pearl River Campus, LLC, 
describes in detail the nature of the requested modifications to the Zoning Code. In 
summary, it calls for the addition of a new use, defined as a  Standalone Fitness Center, 
consistent with the recommendations of the draft Comprehensive Plan, and then 
establishes this new uses, along with the existing Hotel use as permitted “Special Permit 
Uses by the Town Board” in the LI - Light Industrial Zoning District. New special permit use 
standards are also proposed for the standalone fitness center use.

IX. Application of Proposed Zoning at Other Sites in the LI - Light Industrial 
Zoning District
As noted on Figure 4, there are six separate and distinct areas zoned LI within the Town of 
Orangetown.  

To limit the potential impact of the new uses proposed by the Petitioner, the minimum lot 
area for these two new uses (Standalone Fitness Center and Hotel) is proposed to be 150 
acres. There does not appear to be any other sites within the LI Zoning District that meet 
this minimum lot area requirement.

X. Potential Impact of the New Uses at the Hudson Valley iCampus
In order to fully assess the potential impacts of developing the three new uses on the 
Site, a Full Environmental Assessment Form with supplemental Environmental Impact 
Analyses has been submitted in support of this application.  

This analysis evaluated the specific impacts of the proposed uses on the Site and 
contrasted these impacts to the operation of the campus when Pfizer was operating the Site 
at full capacity. 

In summary, the impact analysis demonstrated that the operation of the Site with the 
new uses will result in fewer impacts regarding traffic, water consumption, wastewater 
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generation, utility impacts, solid waste generation, municipal service impacts, etc., then 
when the Site was owned by Pfizer and operating at full capacity.      

XI. Summary and Conclusions
In order for the Hudson Valley iCampus to thrive and successfully compete with other 
similar facilities in the region, the ability to re-purpose the Site to accommodate new and 
emerging uses is imperative.

The proposed zoning amendment will add new uses that tap into new emerging markets, that 
also precisely align with the evolution of the use of the Site. Carefully crafted zoning criteria 
have been developed to ensure that these uses will not proliferate throughout the Town, 
and would function without creating significant adverse impacts.  
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TOWN OF ORANGETOWN
LOCAL LAW NO. ___ OF 2023 OF THE

INCORPORATED TOWN OF ORANGETOWN, NEW YORK
AMENDING CHAPTER 43 OF THE TOWN CODE ENTITLED “ZONING” 

BE IT ENACTED BY THE TOWN BOARD OF THE TOWN OF ORANGETOWN AS 
FOLLOWS:

Section 1. Chapter 43, Section 11.2 of the Town of Orangetown Zoning Code, entitled 
“Definitions” shall be amended by adding a new term entitled “Standalone Fitness Center”, which 
shall be defined as follows:

STANDALONE FITNESS CENTER
A private membership facility designed, intended and used for physical conditioning 
activities, located within a single occupant building. Such uses may include traditional 
athletic training facilities, athletic performance analyses, cafes, childcare centers and spas, 
as well as the sales of necessary equipment used in the activities provided, together with 
other appropriate accessory uses.

Section 2. Chapter 43 Attachment 7 of the Town of Orangetown Zoning Code entitled “Table 
of General Use Regulations (§ 3.11) LI District” is hereby amended to revise Column 3, “Uses by 
Special Permit” to permit two additional uses subject to Town Board approval, as follows:  

4. Hotels, provided that the minimum lot area is 150 acres.

5. Standalone fitness center, provided that the minimum lot area is 150 acres. 

Section 3. Chapter 43 Attachment 7 of the Town of Orangetown Zoning Code entitled “Table 
of General Use Regulations (§ 3.11) LI District” is hereby amended to add two new rows to 
Column 6, entitled “Minimum Required Off-Street Parking Spaces”, as follows:

18. Hotels – Same as CC  

19. Standalone fitness center - 6 per each 1,000 square feet of floor area (not including any  
floor area devoted exclusively to tennis courts), plus 4 per each tennis court.

Section 4. Chapter 43, Section 4.3 of the Town of Orangetown Zoning Code entitled “Special 
permit uses; special findings and additional requirements and conditions for certain uses” is hereby 
amended to include one additional use, as follows: 

4.32.(R). Standalone fitness center:

(i) Standalone fitness centers are permitted in the LI District on lots having a minimum lot 
area of 150 acres, subject to the following criteria:
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(a) Every application for a stand-alone fitness center use shall include a circulation plan, 
indicating all internal roadways, all roadways, intersections and driveways bounding 
the site, all off-street parking and truck loading areas and pedestrian accessways on the 
site; and also, a traffic survey and analysis, with estimates of on-site traffic generation 
and its impact, if any, on existing and projected traffic volumes, roadway capacity and 
highway safety in critical highway locations in the vicinity and proposals related to 
accommodating such traffic generation in each location, as well as any required on-site 
or off-site mitigation measures, as may be required by the Town Board.

(b) Off-street parking and truck loading areas shall be designed pursuant to the 
requirements of Article VI of the Zoning Code of the Town of Orangetown, and, 
further, they shall include provisions for landscaping and screening and for landscaped 
islands within the parking areas in the proportion of 15 square feet for each parking 
space. Shared parking is encouraged where the peak parking demands of different uses 
occur at various times of the day.

(c) The entrance to all off-street parking and truck loading spaces shall be from an internal 
driveway system and not from a public street.

(d) On-site bicycle storage racks shall be provided with at least 1 bicycle space per 10,000 
square feet of gross building floor area. Where feasible, some or all of this bicycle 
storage shall be provided within a secure, enclosed bicycle storage space.

(e) Every application for a stand-alone fitness center use shall include a detailed and 
specific landscape plan, incorporating native species wherever feasible, showing the 
proposed treatment of all open areas on the site and, more specifically, analyzing the 
need for the screening of service areas, outdoor use areas and buffer strip landscaping 
and how such need will be met on a year-round basis.

(f) Site lighting shall be restricted to the minimum necessary to allow for the appropriate 
and safe operation of the facility, and shall include automatic controls to turn off 
exterior lighting when sufficient daylight is available and when lighting is not required 
during nighttime hours, include fixture integrated lighting controls such as motion 
sensors to reduce light levels, use cut-off and shielded luminaries to prevent light 
trespass beyond property lines and unnecessary glare, among other measures.

(g) All intensive outdoor activities shall be set back at least 100 feet from any property line 
and shall be so located that they shall be reasonably screened from view as denoted in 
a site plan submitted pursuant to Chapter 21A of the Code of the Town of Orangetown
and compatible with the existing or potential use of neighboring properties. 

Section 5. Chapter 43 Attachment 18, entitled “Notes to Use and Bulk Tables” is hereby 
amended to add an additional note, as follows:

Note 19: Lots within the LI District having a minimum lot area of 150 acres may contain 
multiple permitted uses on a single parcel.  

Section 6. Severability Clause
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The invalidity of any word, section, clause, paragraph, sentence, part or provision of this local 
law shall not affect the validity of any other part of this local law that can be given effect without 
such invalid parts. 

Section 7. Effective Date

This Local Law shall become effective immediately upon being filed with the Secretary of State























Portable Toilet Request Form

The Town of Orangetown accepts requests for portable toilets from not-for-profit groups for their events and programs. 
Applications must be submitted 8 weeks prior to the event.  In case of any changes, the organization must contact Mark
Albert at malbert@orangetown.com no later than 48 hours prior to the event.  

Event Name*

Event Location
Name*

Event Address*

Event Start Date*

Event End Date*

Set-up Info*

Number of regular
units required*

Number of ADA units
required*

Total Number of units
required*

Applicant First
Name*

Applicant Last
Name*

Organization Name*

Organization Not For
Profit?*

Event Information

Pearl River Auto Show

Central ave. field

City

Pearl River

State / Province / Region

NY

Postal / Zip Code

10965

Country

United States

Street Address

60 East central Ave.
Address Line 2

9/17/2023

06:00:00 AM

9/17/2023

05:00:00 PM

Please describe the exact location the units should be placed on the event site

South and West end field entrance sidewalk at fence area

2

0

2

Applicant Information

MARK

OUTWATER

Pearl River Hook & Ladder FD.

Yes
No



Organization
Address*

Phone (w)*

Phone (c)*

Email*

Certificate of
Insurance*

Signature*

City

Pearl River

State / Province / Region

NY

Postal / Zip Code

10965

Country

United States

Street Address

58 E . Central Ave.
Address Line 2

8453044181

8453044181

mso10965@yahoo.com

Town of OT isurance paper 001.jpg 1.03MB

Certificate must list the Town of Orangetown as additional Insured









Application for Showmobile Use

Showmobile Requirements

Applications must be submitted to the Parks & Recreation Office no later than 8 weeks prior to your
event in order to be placed on a Town Board agenda.  

There are two pages to this application. Please read and understand all items listed on page 1 (this
page) and upload your certificate of insurance. 

Click "next" to advance to page 2 and fill out all requested information. 

Upload Certificate of
Insurance*

Before completing the Showmobile Request Form, please be aware of the following:

+ The total area needed for the Showmobile is a space 50 feet in length, 15 feet in width and 25 feet in height. 

+ Showmobile stage measures 28 feet long x 14 feet 7 inches deep x 25 feet high when open.  One set of stairs is
available with hand railings.  (Please note that this measurement does not include the trailer hitch or the tow vehicle).  

+ The lights require a 110 volt, 20 amp circuit to plug into within 150 feet of the right front side of the Showmobile. 
Additional electrical equipment must be plugged into a separate circuit.

+ The Showmobile must be parked in a relatively level space. The placement of the Showmobile is at the discretion of the
Orangetown Parks & Recreation staff.  Although every effort will be made to meet requests, this equipment does not go off
road, over curbing, on uneven ground or over rough terrain.

+ The area must be free of obstructions such as overhanging tree limbs, electrical wires, etc.

+ The tow vehicle must remain with the Showmobile for the duration of the event.

+ In the event of winds in excess of 30 MPH, the stage canopy must be closed.

+ The Town seal is not to be covered and no nails, staples, tacks or tape may be used to attach any items to the
Showmobile)

+ The organization will receive an emailed invoice after their event is complete.  Payment is expected no later than 14
days after receipt of invoice.

+ A member of the organization renting the unit must be on site at time of arrival for proper set up as well as time of
departure to assure all event tasks have been completed (i.e. removal of equipment)

+ Any changes/cancellations (unless otherwise agreed upon) to the event must be made 24 hours in advance by
contacting Aric Gorton at agorton@orangetown.com.   

IMG_1904.png 625.27KB

http://mailto:agorton@orangetown.com/


Additional Requirements:
+  Certificate of insurance required.  Must name the Town of Orangetown as additionally insured. 
+  Rental Costs: $500.00 plus labor.



Showmobile Application

Event/Festival
Name*

Event Location
Name*

Event Address*

Setup Date & Time*

Take-Down Date &
Time*

Stair Arrangement*

Set-up Info*

Placement*

Applicant's Name*

Organization Name*

Organization
Address*

Organization City*

Organization State*

Phone (w)*

Phone (c)*

Email*

Event Information

NYPD Vs FDNY Event

Rockland Gaa

City

Orangeburg

State / Province / Region

NY

Postal / Zip Code

10962-1156

Country

US

Street Address

160 Old Orangeburg Road
Address Line 2

9/22/2023

12:00:00 PM

9/24/2023

08:00:00 AM

Right side of stage
Left side of stage
Front of stage
Not Sure

Please describe in detail what the stage will be used for and how you intend to set it up. If you have a rain date,
please list it here so long as all the information above is the same.

Set up for music band

Pavement
Grass/Field
Other

Applicant Information

Mick Healy

Rockland Gaa

160 Old Orangeburg Rd

Orangeburg

NY

9178875752

19178875752

Michael.healy@structuretone.com



Signature*

By checking this box and submitting this form, I acknowledge I have read, understand, accept, and agree to the above
terms and conditions. 

*

Date

I accept the terms and conditions

8/31/2023

06:30:42 AM



ANY PROPRIETOR/PARTNER/EXECUTIVE
OFFICER/MEMBER EXCLUDED?

INSR ADDL SUBR
LTR INSD WVD

PRODUCER CONTACT
NAME:

FAXPHONE
(A/C, No):(A/C, No, Ext):

E-MAIL
ADDRESS:

INSURER A :

INSURED INSURER B :

INSURER C :

INSURER D :

INSURER E :

INSURER F :

POLICY NUMBER POLICY EFF POLICY EXPTYPE OF INSURANCE LIMITS(MM/DD/YYYY) (MM/DD/YYYY)

AUTOMOBILE LIABILITY

UMBRELLA LIAB

EXCESS LIAB

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

AUTHORIZED REPRESENTATIVE

EACH OCCURRENCE $
DAMAGE TO RENTEDCLAIMS-MADE OCCUR $PREMISES (Ea occurrence)

MED EXP (Any one person) $

PERSONAL & ADV INJURY $

GEN'L AGGREGATE LIMIT APPLIES PER: GENERAL AGGREGATE $
PRO-POLICY LOC PRODUCTS - COMP/OP AGGJECT 

OTHER: $
COMBINED SINGLE LIMIT

$(Ea accident)

ANY AUTO BODILY INJURY (Per person) $
OWNED SCHEDULED

BODILY INJURY (Per accident) $AUTOS ONLY AUTOS
HIRED NON-OWNED PROPERTY DAMAGE

$AUTOS ONLY AUTOS ONLY (Per accident)

$

OCCUR EACH OCCURRENCE
CLAIMS-MADE AGGREGATE $

DED RETENTION $
PER OTH-
STATUTE ER

E.L. EACH ACCIDENT

E.L. DISEASE - EA EMPLOYEE $
If yes, describe under

E.L. DISEASE - POLICY LIMITDESCRIPTION OF OPERATIONS below

INSURER(S) AFFORDING COVERAGE NAIC #

COMMERCIAL GENERAL LIABILITY

Y / N
N / A

(Mandatory in NH)

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE    EXPIRATION    DATE    THEREOF,    NOTICE   WILL   BE   DELIVERED   IN
ACCORDANCE WITH THE POLICY PROVISIONS.

THIS  IS  TO  CERTIFY  THAT  THE  POLICIES  OF  INSURANCE  LISTED  BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED.    NOTWITHSTANDING  ANY  REQUIREMENT,  TERM  OR  CONDITION  OF  ANY  CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE  MAY  BE  ISSUED  OR  MAY  PERTAIN,  THE  INSURANCE  AFFORDED  BY  THE  POLICIES  DESCRIBED  HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

THIS  CERTIFICATE  IS  ISSUED  AS  A  MATTER  OF  INFORMATION  ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE  DOES  NOT  AFFIRMATIVELY  OR  NEGATIVELY  AMEND,  EXTEND  OR  ALTER  THE  COVERAGE  AFFORDED  BY THE POLICIES
BELOW.    THIS  CERTIFICATE  OF  INSURANCE  DOES  NOT  CONSTITUTE  A  CONTRACT  BETWEEN  THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT:    If  the  certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If  SUBROGATION  IS  WAIVED,  subject  to  the  terms and conditions of the policy, certain policies may require an endorsement.  A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

CERTIFICATE HOLDER CANCELLATION

© 1988-2015 ACORD CORPORATION.  All rights reserved.ACORD 25 (2016/03)

CERTIFICATE OF LIABILITY INSURANCE DATE (MM/DD/YYYY)

$

$

$

$

$

The ACORD name and logo are registered marks of ACORD

8/31/2023

(914) 457-4259 (914) 457-4259

23280

Rockland Gaelic Athelic Association
160 Old Orangeburg Road
Orangeburg, NY 10962

A 1,000,000

ETD0446412 7/5/2023 7/5/2026 500,000
10,000

1,000,000
2,000,000
2,000,000

1,000,000A
ETD0446412 7/5/2023 7/5/2026

2,000,000A
ETD0446412 7/5/2023 7/5/2026

10,000 2,000,000

NYPD and FDNY football 
Event Date Sept 23,2023

The certificate holder is included as additional insured in regards to the event taking place on  September 23, 2023 as required by written contract.

Town of Orangetown
26 Orangeburg Road
Orangeburg, NY 10962

ROCKGAE-01 AARIZMENDI

Levitt-Fuirst Associates, LTD
520 White Plains Road
2nd Floor
Tarrytown, NY 10591

Anna Giordano-Perrotta

agiordano@levittfuirst.com

The Cincinnati Casualty Company

X
X

X

X X

X

X

X



























  TOWN OF ORANGETOWN

FINANCE OFFICE MEMORANDUM

TO: THE TOWN BOARD

FROM: JEFF BENCIK, DIRECTOR OF FINANCE

SUBJECT:   AUDIT MEMO

DATE: 9/7/2023

CC: DEPARTMENT HEADS

The audit for the Town Board Meeting of 9/12/2023 consists of 4 warrants for a total of $3,415,023.20.

The first warrant had 33 vouchers for $89,959 and had the following items of interest.

1. JP Morgan Equipment Finance (p4) - $53,828 for Energy Performance contract.

2. NYPA (p70 - $23,192 for streetlight conversion.

The second warrant had 41 vouchers for $317,528 and had the following items of interest.

3. Crown, Castle Fiber (p2) - $21,792 for connectivity.

4. CSEA Employee Benefit Fund (p2) - $33,089 for dental benefits.

5. Metropolitan Life (p6) - $14,258 for Police dental insurance.

6. Troon Golf (p11) - $190,797 for golf course maintenance contracts (August).

The third warrant had 11 vouchers for $19,329 and was for utilities.

The fourth warrant had 199 vouchers for $2,988,205 and had the following items of interest.

1. All Bright Electric (p1) - $10,700 for street light maintenance contract.

2. Atlantic Salt (p5) - $79,826 for Highway Salt.

3. Barclay Damon LLP (p7) - $9,420 for tax cert case with Pfizer.

4. Beckmann Appraisals (p8) - $15,000 for appraisals.

5. Brooker Engineering (p13) - $5,178 for engineering project reviews.

6. Capasso & Son (p15) - $90,817 for recycling.

7. Chestnut Ridge Transport (p15) - $53,940 for summer bus transportation.

8. De Lage Landen (p18) - $24,868 for golf cart leases.
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9. Fanshawe (p23) - $224,675 for new town hall electrical.

10. Fleet Pump & Service Group (p25) - $62,475 for replacement pumps at Nyack PS.

11. Gabrielli Truck Sales (p27) - $334,105 for Highway equipment (bonded).

12. Global Montello (p29) - $21,955 for fuel.

13. Joe Lombardo Heating & Cooling (p34) - $35,644 for new town hall plumbing.

14. Ken’s Tree Care (p35) - $7,034 for tree removal.

15. Kuehne Chemical Co. (p36) - $8,257 for sewer chemicals.

16. Nitro (p39) - $10,350 for software license.

17. Rockland County Solid Waste (p49) - $7,728 for solid waste.

18. S&L Plumbing & Heating (p51) - $22,006 for new town hall HVAC.

19. Tilcon (p55) - $30,975 for Highway materials.

20. Troon Golf (p59) - $190,797 for golf course maintenance contracts (September).

21. Vanas Construction (p62) - $1,366,474 for new town hall GC.

22. Verde Electric (p63) - $5,600 for traffic signal maintenance.

23. Virtuit Systems (p65) - $118,079 for new town hall IT.

Please feel free to contact me with any questions or comments. 

Jeffrey W. Bencik, CFA

845-359-5100 x2204



Town of Orangetown

DATE: September 12, 2023

WARRANT  

Warrant Reference Warrant # Amount

Approved for payment in the amount of  

081823 89,959.98$                     

082523 317,528.96$                   

090123 19,329.22$                     

091223 2,988,205.04$                

3,415,023.20$                

The above listed claims are approved and ordered paid from the appropriations indicated.

APPROVAL FOR PAYMENT

AUDITING BOARD

Supervisor Teresa M. Kenny

Councilman Brian Donohue

Councilman Paul ValentineCouncilman Gerald Bottari

Councilman Thomas Diviny
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