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In the Matter of the Applicarion of
‘Seenic Development LLC E R .-: DECISION -
For Preliminary Subdivision Appmval |
for a Project entitled:
Patrick Farra S ubdmsm'n

L ERR X
The Planning Board of the Town of Ramapo ata ﬁ;éstino hdf} étkamapa Town Hall,
- 237 Route 59, Suffern, New York on, January 6, 2011, commcncmg, at&:00 P M,
at which time and place the following members were -
Present and Voing AYE:
Present and Voting NO:

© Absent:

The following resolution was moved by___ ' seconded by
and carried ’ _ v

WHEREAS, an application bas been filed by Scenic Development, LLC requesting
preliminary subdivision approval for a project entitled Pairick Farm Subdivision located on the
cast side of Route 202, 0 feet south of Route 306 which is known and designated on the Ramapo
Tax Map as Sections 32.11-1-12, 32.131-1- 13 32.11-1~ 14 32.11-1-16, 32.11-1-2, 32.11-1-3,
32.11-1-4 and 32.14-2-3, and

WHERE AS, the Planning Board duly considered said application ar public hearings held on
Septemiber 7, 2010, October ‘73, 2010 and Novembcr 29,2010, and

BRI

WHEREAS, the SEQRA review of the propasud pchct was conducted by the Town Board of the
Town of Ramapo, which considered the potential environmental impacts of the zone change and resultamt
traplementation of the projecr; and whereas the Town Board adopted a detailed Sratement of Fdings,

dated January 23, 2010; and

YWHEREAS, the Flanning Board relied on the Town Boards Findings relative ro SEQRA, and whose
task was 10 insure the mitigarion measures identified in the Findings were successfully included in the

preliminary szte plan under review; and

WHEREAS, the following summarizes the measures considered during the Planning Board's review;

Seenic Dsvelopment, LLC pmposes W deveiop a mned density residentizl development on
" approximately 208.5 acres, in the north veniral area of the Town of Ramapo, Rocklend County, New -

TS
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-ork. The site is located immediaely west and south of US Rowte 202, and immediately sast of NYS
Route 306 on a predominantly undeveloped site,. ' ' :

The project size is lozated in an area of existing water and sewer service. The project proposes
upgrade and improve the existing sewer infrasiucture whick serves the project site, These conceptual
plans have been approved by the Rockland County Sewer Distder #1. United Warer New York has
provided a letier which indicates their willingness to provide water service 10 the proposed project.

* The project site has direct access to U.S. Route 202%0 the north and west, NY'S Route
306 to the east and the residential urea along Egéﬁic Drive to the South, Access to the regional
wansportation” neowork is via the Palisades Interstate Parkway (PIP). US Roure 202 provides
access 1o the Palisades Interstate Parkway (PIP) less then 2 miles from the project site.

There would be 1wo access points to the main portion of the site, one from U3 Routs 207 and one
from NYS Route 306. There is an additional access directly to the cormnmundty service warker apartmerts
from WYS Route 306, in addidon to five tesidential access drives located along Scenic Drive, As part of
the project design it is apticipared dhar left nuen lanes into the prBjact.site would be constructed at both
main sutrance locations. : ‘ oo

Trzegral to the project Is a stormwater management plan which includes ten swormwater basins and
four recharge baging consuucted to handle the .change in stormwater nmoff hat would result from
construction of the project. The § stormwater management ponds and recharge areas locared within the

 yultifamily sreas shall be maintained by the Homeowners Association. The revaaining 3§ stormwater
mapagement ponds located in the single family arca shall be maintained by the Town.

The site is located over the sole sourcé Ramapo Aquifer and as such has been designated in the
_ Town of Ramapo Zoning Code as a conservauon area in which should land uses should be served by
municipal water and sewer to protwect the aquifer, as is proposed in s project.

. 'The project site is served by Orange and Roekland Utilities which would provide electricity to the
property; and to Columbia Gas which would gopply natural gas © the property. Public ‘water would be
provided by United Warer New York. Public sewer service would be provided by the Rockland County
Sewer District #1, There are existing basemenits 10ated an the propenty 1o both Qrange and Rockland -
Utilities and Columbia Gas for an wnderground gas main and high voltage electrical transmission towers
thar follow the alignment of the internal roadway. The plans have been submitted to the Land Agant for
Cohimbia- Gas Transmiission for review and approval 1o cross the on-site easement vo Columbia Gas. A
preliminary review of the Construction Guidelmes published by Columbia Gas, indicates the Patrick
Farm projeet will comply with the published Guidelines. Plans have also been submiwad te the New
Business Office of Omnge and Rocldand Utlities for their review and comment, Orange & Rockland
Utilities is a subsidiary of Con Edison, as such cosistrzction will-béicondictad in accordance with the Con -
Edigon Safety Guide, - A .

1 The grading and recontouring of soils will be required for project constracton,

Tmpacts to slopes would be minimal for the Pairick Farm development because of the reladvely
shallow slopes on the site and the limited areas of steep slopes to be diswrbed.

< ~The presence of bedrock-outcrops onthe site indicates tat rock remaval would be required for
project copstruction. Sue conditions would mandate which method of rock removal would be required for

specific areas on the property.
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The erosion control plan has been prepared by Leonard Jackson, P.C. and addresses erosion
control and slope stabilization during all construction phases of-the project. These plans were developed
in aceordance with the Erogion and Sediment Comrol Guidelines.in the WYSDEC SPDES Gengral Permit
for Stormwater Discharges from Construction. Activides (Permit No. GP-0-08-001), Construction will
include limiations on the area of dismrbence and devices 1 be Gsed to help contyol soil grosion such es
silt fencing, storm inler protection and a stabilized consmuetion cntrance. A waiver for disturbance of
more than five acres at one time will be requested from NY'S DEC if necessary.

Potential Blasting would be carried out in accordance all New York State and Town of
Ramapo requiremenrs for blastng (Blastmv amd Explosm Comml Law for the Town of
Ramapo, Local Law No, 10-1892). L i . i :

" No roads, buxldmcs or other direct impacts to existing surfacr. water features are pmposc:d Ne
dirzcr zmpacta w0 wedzmds surface watey or grnundwarcr arce antcipated.

The project design includes measures fo simulate the aquifer rechadge capability of the site
similar 1o undevelopad conditons, As a resuli of these measures there will be minimal post development

- loss in the recharge capability of the site to the underlying aquifer,

The DEIS includes plans that conform to criteda established by the NYSDEC. These plans
melude the use of eroston conrrols, pbased site development and stormovater quality BMPs as presented in
the NYSDEC Stormwater Design Manual (2003). The stormwater pollution prevention plan uilizes a
combination of BMPs to best provide water quality teanunent prior 1o discharge,

No disturbance is pmposed for tha wetiemd commumﬁes oy site.

A Sampla Tree Survey Acre was corxducted Wuhm the .:Om: change area, approximately 100 trees
will be harvested from this area. A comparison of the Sample Tree Survey Acre, with the proposed
Landscape Plan indicates more than 50 trees will be replanted in this same area. It should also be noted
that this Sample Tree Survsy Acre is heavily wooded. Approximately 60 percent of the zane change area
is wooded, the remaining 40 percem has already been cleared, thus no trees will be harvcstud from these
already ¢leared areas.

Tree protection measures would be implemented to save trees that exist near the limits of

* disturbance on the boundaries of the development. It is estimated that 68.1 acres of existing

forest will be preserved. In addition, as illusated on the Conceptual Landscape Plan, the site
will be extensively re—iaﬁdscaped a3 pan of thxs project. : :

No state listed raye ot endanwered plam species or comumumnities identified on the site by
the NYSDEC as occurring within arsas adjacent 10 the project site, this is consistent with
observations made during visits 10 the site by project consultants,

The site was surveyed o defermine the pozenna} peesence of Timber Rartlespake (Croualus

horridus) and Indiana bat (Myotis sodaha) mehw swsmt.s nor-snitable habztat for either species was
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The proposed project would not dismen any on-site reguliced NYSDEC freshwater witisnds or

bt

the 100-foot area adjacent 1o the wetlands or any ACOE regulared wetlands,

A Storm Water Polludon Preventior. Plan SWEET has been prepared which provides physicul and
hinogical conmols over the post-developmen: runoff azes and warer quality conditions, Swrmwater
management facilides incorporaie standards presamin! in the Tatest New York State Stormwaler
Management Dasien Marmal (Avgust 2003). An Erosion and Sediment Conmol (ESC) plan has been
developed and provided on the siie plan. All soil erosion and sediment cantrols would be insialled irs
accordance with Best Management Practices, Rockland County Spil Comservation Service, and the Wi
municipal codes, Clearing limit lines would be esmblished in the-field on the site prior to commencing.
anty construction activities 10 pratect wetlands. The applicant shall retain the services of an enginger for
scheduled inspections and report preparation as 10 the implemenration of the meesures idenrified in.the

SWPPP for the proposed project,

Overall, the proposed action would be compatible with the character and community frends of the
projoct’s surrounding area. The property development would blend with the mixawe of land uses
surrounding the site including public ‘parks/open  space, residential (single and mmlifamily),
instmional/quasi public uses, general/community businesses and vacant Jand. The site s approprdately
located in a residential distrier adjacent to residential wges 1o the north, east and south and in the viclnity
of scartercd concentrations of commercial and industial development, © -

Based npon the area of single family houvses to eﬁ::irclréiheg mulifareily development, the existing
residential churacter of the adjacent arsas 1o the north, south and east will be preserved. Preservation of
arezs of open space and significant landscape buffer areas will further reduce the impacts to commumty

character, No significant adverse impacts 10 communily character and development trends are expected
from the proposed action. S

" The project proposal includes various measures in the design that wounld make the development
compatible with the local area land use patiern, including using a ring of single family homes to buffer the
multifamily portion of the site from the suround areas. The project would conform to the amended
zoning as proposed and the applicable provisions set forth in the Fown gnd County Comprehensive Plans.
A Landscaping Plan has been prepared which inidludesthe preservationof open space and the crestion of
Jandscape buffering 1 msure the integrity of the Scenic Roadway Comidor, -~

Solid Waste collection and disposal will oceur.at Pawick Farm in a manner consistent with
current practice in the Town of Ramapo, The proposed development is projected to generate $33,086
aymally in taxes w pay for solid waste disposal.

~ Warar from the Valley-Fill Aquifer is the source of ¢ll of the Town of Ramapo potable water via
both individual and United Water New York (UWNY) wells. The Valley-Fill aquifer is part of the larger
Ramapo River Basin sole source aqnifer system, as designated by the Bavirommengal Protection Agency
(EPA). The water supply to the project site would be supplied by Unired Water New York {UWNY).

The Town of Ramapo Public Works Dpartment and Rockland County Sewer Distrer #1 (RCSD
#1) both have jurisdiction over sanitary sewer infrastructure in thefTown of Ramapo. Sanitary sswer flow
generated from Patrick Faom is estimated at 198,800 gallons per.day based upon an average rate of 400
gallons per day per home. The RCSD #1 Wastewator Treatment Plant-has adequste capacity to freat the

Patrick Fari s‘éwa:g‘ﬁ?‘Sanizary*discharge?~’fmm%3?arsr-'}ek~£mn~wilLantez._tIze,ﬂpﬁhlic_samerﬂ&ysmm at the
RCSD #1 Route 202 Pumnp 3twtion. :
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The following improvements to local sanitary sewer infraswucture are anteipated a5 part of this’
project: Replacement of the Route 207 Pump Starion, Construction of a new Foree Main discharge line
Erom ﬂne new pump stamm 10 the Scemc Dri tve Vlcm!ty, raplﬁwrm.m of Yi‘ravuy sewar lines lech ron from
concepmai design ﬂf these required mlpmnmema is bun: coordinated with RCSD #1, In a lem.r dared
January 20, 2009, RCSD indicated their approval of the scope and desien parometers for sewer
mmprovements proposed by the Parick Farm project.. Anpual taxes generated to the Sewer District would

be $143,613.

Phase I and 2 Archeology Smdies were conducted for the Patrick Farm sire; and were
subrnitted to the Office of Parks Récreation and Historic Preservarion {OPRPH) for review and comment.
OPRHP identified the J. Mather Farmgtead and thu Conklin Family Cemstery as resowrees of potential
significance. .

The cemetery will be prowected by a consc-_rvauon casement and lefi undisturbed, thus there will
e no impact to the cemerery as & result of the Pamck Farm deveiopmem :

The J. Mather Farmstead has also been prcserwzd vid a conservation easement. The applicant has -
reconfigured the driveway on lot 51, in the vu;xmty of the J, Mather Farmhouse mundatwn to allow the

Farmhouse foundation to remain undnmrbud

Based on these commitments by the project applicant, no impact on archaeslogical and
historic resources is anticipated as a result of the proposed project.

_ The proposed project would convert cummtiy vacartc" woods and flelds 1o 2 residendal
“ development and thereby ¢hange the character 6f the site. Clear) ot'.%recs and grading for consmruction
and the addition of two story single family and wwohouse dweumas would allow some views of the
proposed dev elapmem from area roadways. New iawns and !andscapmg would replace existing woods
and meadows in developed areas, while preserving some nafurel bulfers and placing smwle farmily
development around the perimerer of the develepmem Preservation of the single family devc}opmem
density along the Routs 202 and 306 corrddors is specifically proposed as a desiga technique 1o Integrate
the development with the existing characier of the locale, A Concepmal Landscaping plan has bean
develaped 10 refain existing fcraated areas as {ar as practicable, and to restore vegetation along the seenic
road corridar, providing screening of the developed areas within the interior of the sie. As shcwn o the
Conceptual Landscape Plan, the land along US Route 202 which contains the stone retaining wall is
located within the area o remain unéls‘urbed :

A significamt portion of the project sits s mmazad within the defined hmﬁs of the Towa of

Ramapo Scenic Road District. A checklist of site plan review and ; approval items taken from Town of
Ramapo Local Law No, 7-2004, Scenic Road Dlstrm_t Law, is pmwdad in Arta«,hmem A describing the-

extent 1o which the proposed projeet plan ccznfomxs' ythe ¢ district crireria,

The site design for the proposed devempmram would locate single fanily residences on the lots
with frontage along NYS Routes 202 and 306 and Scenie Drive, while the townhonges would be clustered
in the cenwal portion of the property. This layout would allow [or the preservanion of exisiing wees,
landforms, end characteristic development patierns aloug the area roads and the servening of denser
portions of the development in the center af the property. In this way the site design would cenform to
———————the standards-in-the-T mw*—ﬂmapa%vem%e&&ﬁﬁme{ Rﬁgﬁmﬁr@@ﬂe&p&&%ﬁﬁé&e&pﬁw—ﬁmw
has been developed to retain existing forested areas ag i a5 pr G‘ibiéf, and to restore vegetation along
the scenic road camdor providing sereening of the developed’ amas within the interior of the site. The
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foregoing discussion and accompanying cross sections demonstate that the proposed pm]ect would not
obstruct any existing scenic view,

As showr in the Camcepmal Land;cagmcr Blan, landscaping For Pawrick Farm, including bujle
elements, trees, shrubs and other plantings would adopt a naturulistic and or 3 more manicured uppmach
in aceord with the overall siwe design, architzcnural conee apt, and the sPcmﬁc standards and goals of the
" Town. :
The project mciudes an gxiensive system of walkways 1o facilitate pcdc.:man cxrculatwn ground
the project site without vehicles. The project edieance area is designed to include two landscaped ponds
with small fountains to provide an aesthetic feamre alcng uUs Route ?O”

WHEREAS, the Town Roard has cancludgd the SEQRA,_pmc&ss and the Planning Board is
bound by those findings unless 4 significant change in the ap’plication has transpired and

WHERIZAS the Planning Board has verified that the plans are substantially identical to those:
upen which the Town Board’s SEQRA Findings were based and that no new significant
environmental issues were raised herein and is bound by the said SEQRA Findings pursuant 10 6

NYCRR § 617, 5(!})(3)(111) and

WHERYEAS, the Planning Board reviewed: thes Cqmmungty Deswn Review Comminee report
dated September 1, 2010 and the following additional dsuurna,nts :

1. Responses to comments ffom Septe_mber 7, 2010 public hearing dated October 6,
' 2010 from Leonard Jackson Associates.
Objections © proposed subdivision and site plan for Patrick Farm Development.
New York State Department of Transportation lewter dated Ocrober 15, 2010,
New York Swute Department of Envirosmental Consarvation letier dated October 7,
2010. "
Palisades Interstate Park Commission Lewer dated October 20, 2010.
General Municipal Law Review from the Roch}and County Department of Planning
dated Ccrober 22, 2010, s
7. Rockiand County Highway Department lecter dated Ocmber 25,2010
8. Palisades Interstare Park Comumiission Letiér:dated Novernber 24, 2010.
3. Responses to comments from Octolver 24; 3010 hearing- datf:d November 22, 2010
from Leonard Tackson Associates, -
10. Responses to comments from November 29, OIO pubhc hcanng daed December 14,
-2010 from Leonard Jackson Associates. '
11. Letter from $. C. Montemorano dated Dccember 14, 2010.
12.Letter from Leshie Brun received Decermber 15, 2010,
13. Letter from Bruce Levine, Esq. dajed December 14, 2010.
14. Letter from Susan Shapiro, Esq. ddted:Betembarid; 2010,
13, Letter from Piamt Main Streat Inc. dated December 2, 2010

GRS

o v

: W’ELEREAS the Flannmg Board has wnsu‘iercd the testimony at the public hearings and
written matcrxais submatted and herchy makes-the following Tindings and determinations:
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The Environmental Impact Statement adopted by the Town Board, Lead Agency for
the project, indicated that the propesed subdivision would not have adverse impacts
on surface water and thar roofiop nunoff would recharge the aguifer locared in the
vicinity of the property 10 simulue the aquifer recharge capabilitv of the site similar
to undevelopad conditions. The, thmmo:ny of Frank Gerchell. a hvdrogeologist with
Leggens, Brashears & Graham, consultantsfor the applicant as well as with material
submitted by the firm confirined that the proposed stormwarer ymanagement plan
would provide for adequate protection of the yield capamcy and water qualztv of the
Mahwah River and the underlying aquifer.

The Aquifer and Well Field Protwction Zone Local law specifies activivies, which
requite review by the Deparanent of Public Works and the Building Inspector and a
report 10 the Planuing Board at time of site plan review, First, the above. local law
does not apply o subdivision applications. Fusther, the proposed subdivision
activities are not prohibited nor regulated by the local law,
The Scenic Road Disuier Local [awsflias -as.itd Hose that important seenic and
natural features of the sire will be substantially preserved, Iis applicability relares to
Planming Board approval at time of site plan and not subdivision approval. Further,
consistent with the SEQR Findings, the applicant has proposed activities which are in
corapliance with the law’s standards for development (sec antached Scheduile A},

“The proposed subdivision and site plan were considered as part of 2 coordinated

SEQRA review by the Town Board acting as Lead Agency. The Town Board
required the preparation of DEIS, held a public hearing on the DEIS, allowsd a
comment period, prepared and adopted an FEIS, and adopted a Findings Statement.
Thus, a complere SEQRA review was conducied prior 1o the Plamning Board's
consideration of the subject project.. Said review inciuded consideration of timber

rantlesnakes, impact on the aquifer, visual mlpdcts and 1mpaets on the East Ramapo

School District,

As stated above, ths Town Board adopzad 8 wnm,n Eindings Statement with respect

1o the project dated January 25,:20%0.. -Sald Findings Statement contained specific
findings as to potential impacts and proposed mirigation. The proposed subdivision
plan is in compliance with the Findings Statement adopted by the Town Board.

The proposed project plans have been forwarded to the Columbia Gas Company for
review and any final approval will comply with all of their requirements, Further,
despite wstimony at the public hearings, there ar¢ no federal or state regulations
regarding construction in the vicinity of a gas pipgline , which as of yet have not been
adopted. The project complies it alk apphcabiaﬁ“mm provisions.

The proposed project was subiitted for review bysvarious outside agencies including,
ot not Timited to, the New York State Department of 1ran3ponamn, New York State

- Department of Environmenal Conservation and the Palisades Park Commission.

Compliance with any requirements: of the above agencies wﬂl be considerad as a
condition of any final approval.

The Town Board, in approving a zone change for the subject propcrty, raquited the
Planning Board to approve a.plan for the adminiswation of the renval housing for
emergency service workers as well as the developmert and sale of the workforce

““housing. Proposed plans have been submitied {or review, and sucli pi.ms mrast be

approved prior o any final subdmsxon of site plan appmvai
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The Town Board, in approving the zone change for the subject property, requirad the
creatipgn of conservaton easements protectng the Conklin Farm Cemetery and J.
Mather Farmstead as well as providing for public access to the Cemetery and
archeological access to the Farmatead.  The proposed plan shows the. required
easements; and they would be a requirement of any final subdivision and site plan
approval.

All proposed subdivision lots are in compliance with the applicable bulk regulations
of the Town's Zoning Law as confirmed by the Town’s Building Inspector

The proposed retaining walls have been. reduced in height to a maximum of twelve
(12) feer and are essennal to allow a proper dcve}opmem of the site and protectaon of
natural resources.

As stated during the public hn,armos, the Washmgton Rochambeau Revolutionury
Route purportedly milized the Route 202 corridor, and the proposed subdivision will
not adversely impact the Roure 202 corridor,

The proposed subdivision layout, while involving regrading; is designed 1o protect
wetlands and water courses and parallel existing grade of the site.

The Town’s Zoning Law, Site Plan Rules and Regulations and Subdivision
Regulations do not prohibit the simuliansous review of a proposed subdivision and
proposed sire plan for the dwenmg amits.o be constmated on the subdivision lots.

The Army Corps of Engineers (ACOE) and the N [ Yorh State Deparument of

. Environmental Conscrvatmu (NYSDEC) have each reviewed their respective

jurisdiction over freshwater wetlands at the site.” The Army Corps of Engineers was
requested to conduct a review of the subject property, and they issued a jurisdictional |
determination dated February 1, 2007 delineating the wetlands located on the subject
property and that determination is valid for a period of 5 years. The New York State
Departmient of Environmental Conservation issued a validation for their jurigdiction
on November 13, 2009 which is valid for a period of 10 years. Further, the proposed
plan will not impact any ACOE wedands or ACOE “waters of the United States™ and
will not require issuance of a nation-wide permit from the Army Corps of Engingers.
Further, the proposed plan Wﬂl not impact any NYSDEC wetlands or NYSDEC

" “adjacent areas” and will not require a fre%hwau:r wetland permit from the NYSDEC.

16,

Theé Planping Board is bound by the above detmmmatmns

As required by the Town's subdivisign regulaticns, a tree mappmg SUIVEY Was
provided showing a one-acre parcel representative of the wees located at the MR-8
portion of the site as well-as mapping at the yards of the single family (R~40) portion
of the property. Trec mapping was not required at areas which are not proposed (o be
disturbed including the wetlauds and wetlands “buffer” or at the very steep areas of

" the site. Tree mapping was also not required mthm the roadway corridors of the R-

17

40 portion which will be disrarbed. g

The Deparmment of Public Works. has racewad cie

the following documents: ’
a) Swormwater Pollution Prevenuon Plan (las,t rcvxsed Ouober 4,2010)

b) Sweam Crossing Design (last revised June 30, 2010)

stormwater analyses mciudmg

SRR
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The Stormwater Polluion Plan combines both stormwater as well as sediment and erosion
control designs, This document must be reviewed and actepted Dy the Tom Stormwater

Management Cfficer.

18. Planting plans have been prowded \\hlch provxde gxrensive landscaping at the
stormwarer managernent arsas to recuce then msual irmpact and o enhance their
aesthetic value as an amenity. _

19. Subdivision Plans comply with Article TV ofrhe Town of Ramapo Subdivision
Regulartions entitled General Reqmremenm and Design Standards including the

fouowmu
§40. General
A, Character of lapd.
The subject property is not of such ‘a character that it cannot bz: used w xthout danger to
health or pedl from fire, flood or other menace, - -
B. Conformance 1o Master Plan or Oﬁmxai oA -
The subdivision conforms to the amended comprehensive plan
C. Frontage on improved Road.
The property fronts on Route 202, Romc 306 and Scenic Drive; all existing improved.
. roads.
3. Momuments,
- Monuments will conform to the town construction standards and spemﬁcatmns
Monumems are typically specified at Final Subdivision and will be required at that time.

§41. Roads

A. Relation to topography. L
Roads have beén related appmpn&tely to the topagrﬂphy as demonstrated by the grading

plans as well as the road profiles which are part ‘of the: subdivision plans. Proposed
elevations of dwellings, driveways, and roads rise and fall t parallel the existing site
topography. The grading plans as well A% the road profiles provide both existing grades
and proposed grades and show how the plam were developed to blend with the existing
~ ropography.
B. Block size. - '
Proposed blocks conform 10 {he genera] rccommendanon of (M) lots In depth and (12}
times the lot width, .
.- Imrersections. .
1) Intersections are as close 10. mm,ty degress ds poss‘iblh
2) No major sueets intersect less than 800 feet apart,
D. Continuation of roads (nte adjacent property.
This section is specified to be provxded when necessary and is not necessary for this
application.
E. Permanent dead-end roads
1) Circular wumarounds have been provided.
2) Maximum length conforms with §411
F. Road names. N

Road mames are 7 fioal dcradihaﬁvtﬁ b&s*pef:rﬁ e&mmwveekﬁndﬂppfwe at-final
subdivision.  *
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G. Location, width and improvement of ibads, -
Roads have been suitably designed and have been sited in appropriate locations 1© suit the
development and are the apprapriate widih 10 serte the community. In addition the roads
have been sitad 10 completely avoid enviforumental resources such as wetlands and very
steep slopes. Roadway strear crossings feature narural bowom culvers,

H. Resene strips. : -
No prohibited reserve strips are proposed.

I Design standards for new roads. :
Roads meet the geometric requirements of this section with the sxception of sidewalks
within the R-40 portion of the property, which are pr hosed.at one side of the road not
both and a waiver is granted for the same H&fein, - i

§412, Improveniens ,
A. Road improvements - o

1) Roads conform to Town standards (with the exception of sidewalks) and have
been reviewed by the Town’s engineer. A walver has been grantad herein with
respeet 10 the sidewalks noted.

2) Roads shall be improved in compliance with the subdivision regulations and '
standards and dedicated as.required,

B. Drainage improvements. ' '

1} Proposed drainage improvements are indicated on the drainage and grading plans
which are part of the subdivision plans. The drainage improvements comply with
the applicable regulations and are adequate toaccomplish. their purpose.

2) Culverts have been sized appropriately and have been teviewed by the Town's
engineer and found to be sufficiér. S _

3) A downstream drainage study {s not necessary for this application as there will be
no downsiream effects. S '

4y No referral to the Town Drainage Commission has besn required by the Planning
Board,

C. Other improvements. _
' 1) Road sign payment shall be prpvided as requigst 5.

2) Road lighsing as specified asNote ¥ on Subdivision Drawing 30 is acceptable.

3) Shade wee payment shall be provided as required, _

4) Sewer facilities shall be nstelled as indicated on the utiliry plans which are part of

' the subdivision drawings and dre sufficient and comply with all applicable laws
and regulations. S : :

5) Fire hydrants and water supply districts. :

@) No necessary action has been idenrified for a warer-supply district.
b} Fire hydrant locations are indicated on the urility plans and & appear .
acceptable. Hydrant locations will be revisted at Final Subdivion
Approval. : o ‘
D. Underground improvements.
All ntilities are proposed underground..
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A. 1ot Arrangemen :
The subdivision plans including the drainage, grading and uility plans demonsorare the
suitable and acceptable conﬂvucxabdwty of all Jos.

B. ACcess across a Waler Qurse, :
All reqmrcd pulverts have been SpLClﬁQd on the grading and drainage plans and the
construction derails.and corply with all apphuib}c Jaiv§ andiregulations and are adequare
for the intended purpose. R

C. Lot dimensions. ’
Alllots comply with the minimum :,tandard:: of the Zoning Law . All lor dimensions are
indicaied on the plat. -

D. Side lot Iines. '
Most lot lines are right ancr}es to the stroat, This is a general guideline and variarion is

permiued when it rcsults in a hetter plan as is MC case with the plat herein,

E. Agcess from major and secondary roads, _ :
TLots have been designed to avoid dmce access from major roads. No vehicles will need
to back out into waffic. - '

F. Comer lows.

All comer lots are specified with two. frcms: yards satbachs

G. Water bodics.

Lot lines are 50 placed rhat mamr.eﬂance wzll not bccome a Town responsibility.

H. Fencing.
Feneing is propese;d at all smnnwatcr managemcm,basins and stone walls are proposed at

Route 202 and Rowe 306.

§44. Res;rvanons for parks, playgrounds and recreation areas.
Applicant has proposed 10 uuhze the altcmdte proce '

£

ligu of land, S

inted in Part E; money in

§43. Other reservations.
A, Widening or realignment of existing roads
Old Roure 202 ig an existing dangemuﬁ raad that is proposed to be closed hy the
subdivision and will ultimately be abandoned by the Stare.
B, Utility and drainage sasements,
1) Easements are indicated on the platand are auccptabie and adaquate
2) Drainage easerments arg indicared on the plat and are acceptable as proposad. -
3) The Town has not requested easements along WALELCOUTSEs.
4) Low-lying lands along walercourses shall be preserved in their natural state,
. Proposed culverts meorporats: natiral bomms
C. Easernents for pedesirian access.
No snch cagements Have been reqmreé of tht, Apphcam
. Shade tree easement. : R £
Shade tree easements are indicated on the Plat and ﬁsevadequate to accormplish the

‘purposes of the regulations,

11
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NOW, THEREFORE, BE I'T RESOLVED by th¢ Planning Board that the application
for preliminary subdivision approval is hereby: -

{ I} gramed based on a map dazed :\,uguat 12, 2016, SubJLCt to the following;

a. CDRC ,report dated September 1, 201 0, except for the following:
Raockland County Highway Dept, Letter dated Qctober 23, 2010, comment No. 1,

Town of Ramapo Dept. of Public Works lewer dated August 31, 2010, comments 3, 20, 23 and 24
and Frederick P. Clark memarandum: August 30, 2010, comments 1 -7

b. Leters from New York Swte Deparmnent of Environmental Conservation, New York State
Department of Trausportation, Palisades Intemtate Park. Commission and Rockimd Coviary
Depuartment of Highways.

e. Compliance wzth condmons contamed m Town Board Resaluuon No. 2010 - 100 ineluding but not
lirnited to: :

1, Phasing plan as set forth in FEL S
2. Approval of plan for development and salg of the workforee housmg wpits and voluntger

housing For Grst time homebuyers and persons with moderate income and

3. Creation of conservation caseménts protecting the Conlklin Farm Cemetery and the J.
Mathey Farmstead 1o ensure public aocess to the Cemerery and archeological aceess to the
Farmstead.

d. Waiver of subdivision regulations permiting road *C without the standard vight-ofoway widh
to have twenty (20) fect of addit{onal nﬂht»()f—-way beytmd tbe standard right-ofway to be
included in 4 permanent easement. :

e. Waiver of Subdivision Regulations pemutr_ma Sldcwaﬂts to be requxred on only gne side of the
road in the R-40 district where single farmly R-40 lots fmm: on the road and no sidewalks
along Rowre 202.

f. 'Wawer of raod names at prelimary subdivision, Road names are a final derail that will be A

" specified, reviewed, and approved ai final subdivision.

General Municipal Law Review ffom the Reekland County Depactment of Planning dated

October 22, 2010, exeept the following cornments are overridden.

h. Appropriate safegnards to mitigate ta location of dwellmgs to gas plpelme

i. Compliance with rcquuc:mmt:s of Columbna Cas,

[+ 4
o

Comument 6
The 10-20-10 letter is obsolete and has been suparseded by anew Iettar from the PIPC dated 11-24-10.

The App icant will formally address the PIPC camments in the Fmal Subdivision Application,

Comment 18; No lot width variances are b&ughz or requn ad. Na. bn*eet fran‘cage variances are sought or
required. LY

Comment 19: . :
The Colunbia Gas easement is undf:rgmund and does not qualify as an cacumbrance.

Comment 20;
The referenced driveway will be revised and coordinated thh the PIPC as part of the Final Subdivision ,

Application,

12
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Comment 27: '
We see no tssue with the shape of Lot 32, No Imblhty iasues-exist with respect to the famp.

A mainrenance easement will make lot 89 responsible for all maintenanes
This type of maintenance arrangement is copumonplace and there is no ne»d to alte ¢ fot lings.

Comment 23:
We see no issue with the shape of Lot 31.
The provided lot area complics the 40,000 sq. ft. minimum,

Conmunent 25
Driveways serving lots 66 xnd 67 are mdmated on zhe plans,

Wa see no reason to elimingts lots 66 and 67.7

Comment 26; -
Lot 79 complias with all bulk requirenients associated with the R-40 district.

Futhermore the subdivision plans demonstrates from a grading, drainage urility perspective how
the lot can support a single family home.
Lot 79 is not responsible for maintenance of xhe stormwar

Lot 89.
“This type of maintenance arrangerent is cammonplace and there is no need to alter lot lines,

: ésg}\which will be maintained by

Comment 27: :
Reraining walls have been fenced for safety, aml planted for beauuﬁcanon and twred w bregk -

up the visual impact, ‘
A four foot limiration is restrictive and wnfair, particularly i Rockland County where walls n

excess of 4 feet are commonplace.

Comment 29:
The bus stop is siruated on 2 public road. 4
We see no-reason why TOR buses will not énter a pubhc road,

The Chairman declared the Rcso,mtion .cia‘rricd, and the application gram:ed.

The Director of Planning and Zonmg Admmxstratmn was directed © file this decision.

and notify the applicant acccrdmgly
oy
'.(lhan’man

Dated: —F & Y 0/y GK’EQH
Suffern, New York
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SCHEDULE A

Archirectural Compatibility wirh Surrounding Structurs:
proposed project places single family residenes lots around the
perimeter of the development 1o diminish the visibility of the
rulti-family units intemal 1o the project, Single family
residences and lot sizes are similar to the existing bornes m the.

sitg viciniy,

Substantially Preserve Scenic and Nanwal Features of the Site :
proposed plan preserves a pumber of substantial areas in natural
land cover that have inherent environmenta) ﬁmctmm: including
scenic qualities, The largest contiguous areay we, i
preserved wetlands and wetland buffer areas in the north central
area; land in and around the power line easement and stream
corridor crogsing the narth end of the project site; the existing pond
and associated fn-flowing and gui-{lowing sireams in the south
end. of the project site; wetlands in the south end; and steep
slope areas around the 'existing knoll in the southwest area
inchiding preservanon of fhe stone wall along Route 202 in this
area. A site plan revision was made (incorporated into the current
proposad plan) that reduces disnrbangce to the knoll and
eliminates blasting in this area,

Sitine and Clusterine 10 Avoid or Minimize Obstructing Seenic
Views : proposed project places single family résidence lots
around the perimater of the devﬁiopment with ‘multifamily units
internial to the project, Visual dnalysis demonstrates no views will be

sbstructed by the project ag proposed.

TYouble Front Yard Sechack for Struenwes and Parking ¢ all proposed
single farnily lots along Route 202 have been designed using double
the rcqmred sethacks for buildings and paﬁung, except for Loy 79
due to the unique imitations of that ared. Lot 6&{5&&16 setback
requirements for the R 40zeme. T

" Double Side and Rear Yard Setbacks for spuctires and

Parking if there are Higtoric or Scenic Resources 1o be Protecred:
The proposed plan provxdus eadements for access w two historic
features that are proposed to be preserved: Elias Conklin

cemetery in the vicinity of Lot 8 and J. Mather farmhouse stone

foundation on Lot 51,

14



JAN-10-2011 12:01PH  FROM-TOWN OF RAMAPG ATTORNEY 846 367 2038 - T-082  P.016/018 F-578

Require Management of Front Yard to Preserve Slanificant
Vegetarion, Land forms, and Warer Features; Create Denge
Landscane Buffer: Preserve Stone Walls, Fields: Protect Visual
~ Buffer aad Prominence of Sceniy Vistas including Views of
Hisroric Properties and Landseapes © proposed plan includes
double the required setbacl on lots thar frout on Roues 202 except
for Lot 79, o legal restrictions (such as a conservation easement)
are proposed for these areas, Disturbance 1o the scenic ridge line
in the southwest-portion of the site has. b&tn minimized, the
existing stone wail has been presm'ed in this drea’A's shown. on
the landscape plan a dense vegetarive buffer i5 proposed in the
vicinity of the entrance way 1o screen views of the multifamily
development from US Route 202, :

Reduce Inirusions Into Open Space: Constder Common
Driveways, Shared Utilitv Services : The proposed project includes
several cul-de-sac roads as a design measure to avoid
disturbance to certain open space areas and steep slope areas;
there is no comnection of Roads A and B cul-de-sacs, a common
drive is proposed for Lots 1, 2and

3, to avoid excessive steep slopes disturbance at the knoEI inthe
southwcst comer; no connection of Roads D And B cul-de-sacs, a
common drive is proposed forLets 13 and 22, w0 prasewe the
wetland at the soutl end of thé-site; Road D cads in & cul-de-sac,
and a common drive is proposed for Lots 67 and 69, to mipinize
disturbance o the stream corrzdor in the north end of the site,

Cluster Subdivision 18 Prefu:rcd Remdennai Land Development
type within. adjacent 1o, or affecting the character of rhe District,
provided thar all structures and parking are- somenad year-ronnd by
land form or vegetation as viewed from pubhtz ROW; no
diminishmeng of scenic vistas including vigws of historic
properties and landscapes: and screeningisplacedina
conservation easerment - The proposed plan incorporates a design
where single family lots are placed around the project perimeter 1o
reflect the character of surrounding development, while placing
more dense housing within the interior of the pmJact and -
substantially out of sight front off-site vamtage points, The purposs of
a Cluster design is to allow design flexibility in order w preserve
open spacs, 1o allow development 10 occur on the less sensitive
areas of the site add to enable preservarion of the most sensirive
areas of the site, The concentration of development in the central
portion of the Patrick Farm pro;cm has allowed the areas of wetlands
__and steep slopes to remain yadisturbed resulling in the -
preservation of open space, nms some of objectives of clustering

have been met. . e
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Preserve Existing Vegerion 1o Screen Stuctures from
Publig View within the District : The propossd plan
Incorporates preservation of existing trees as bufler areas

varying in widtd:, generally froni 20 1o 30 feeridesvithin

the Diswict. On proposed lots along US Route 202, existing
woods are proposed to be rerained to a depth of 180" on Lot
2, 30" to 35' an Lot 79-82, and 20' 10 100" on Lots 70-77hased
onthe grading plan. Existing wodtls on praposed los along Roue
306 are proposed to be remined to 2 depth of 30 10.50" on Lots
67-70, 24 10 120" on Lots 57, 58 and 66, and 15" on Lot 51 baged
on the grading plan. The proposed stictures weuld be placed ar greater -
dimensions from these roadways, with intervening vegetation

and ropography to buffer (although not obscure) views of the
development. For this reason, the project is designed with an
envalope of single family lots along the District roadways_

Provide for No Cutting of Trses exceeding § ingifes dbh withoue an
approved plan; o cutting of all.wegs in 2 single condguous area
excesding 20,000 square feet « the applicant is requesting approval
1o davelop the project as designed, which would necessitare
removal of trees excecding 8" divh and cutting condguous areas of
existing woods in portions of the site, The applicant proposes 10
provide significant landscaping, in the zone change area 10 mitigate
for the removal of wees, : o

Disconrage Telecommunication Towers in the District : There are
éxisting eleciric mansmission towers along an Orange & Rockland
utiliry easement crossing the north end of the subject property. No
telecommunication towers are proposed by this applicant. (Findings
Statement p. 23-24)
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