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3.4 Land Use and Zoning
3.4.1 Existing Conditions
3.4.1.1 Existing Land Use
Project Site - Land Use
The project site is situated north of U.S. Route 202 and west of Palisades Interstate
Parkway. The southern border of the site along NYS Route 202 has approximately 1,800
feet of frontage. The eastern border of the site abuts the access road to Palisades Interstate
Parkway and a small portion of Quaker Road.
The project site consists of approximately 53.3 acres of primarily vacant land that straddles
the boundary between the Towns of Haverstraw and Ramapo as shown in Figure 3.4-1. Tax
lot 33.06-1-2, consisting of approximately one acre in the Town of Ramapo, is presently the
site of an automotive repair garage. The “upland” portion of the project site had been
extensively excavated. Minisceongo Creek runs north-south through the western portion of
the site. Undisturbed wetlands are also present in this portion of the site and extend off-site
onto abutting land to the north and west.
Surrounding Land Use Patterns
Figure 3.4-2 illustrates land use in the surrounding area. The Palisades Interstate Parkway is
located along the Minisceongo Park site’s easterly boundary. To the north, Barr Laboratories
adjoins the Haverstraw portion of the project site. To the northwest and west, the project site
adjoins vacant land, which includes NYSDEC-regulated wetlands. To the south of the site
and on the south side of Route 202 are a variety of commercial uses, including Pacesetter
Park, with a Super Stop & Shop and various retail and commercial uses. Ramapo Plaza, a
retail strip shopping center, is also on the south side of Route 202. A diner is located near
the intersection of Route 202 and the off-ramp to the Palisades Interstate Parkway
southbound. Approaching Camp Hill Road along Route 202, commercial uses include
offices, an animal hospital and kennel, horse stables, mini storage, and automotive garages.
The Pomona post office is also located along Route 202.
Traveling north along Camp Hill Road and then traveling onto Quaker Road, the land uses
are predominantly single-family residential and vacant land. Single-family residences are
located on lot sizes ranging generally from 0.2 acres to two acres in size. A tree cutting
service and automotive establishment is located along Quaker Road north of Barr Labs and
the project site. Just north of Barr Labs, and along Quaker Road, is a mobile home park. A
kennel is also located along Quaker Road near the road’s intersection with the off-ramp for
the Palisades Interstate Parkway.
The property on which Barr Labs is situated was formerly used by Heraeus Midland
Processing, Inc. (HMP) until the mid to late 1980s, according to information available from
the Town of Haverstraw Assessor’s office. HMP operated out of the building that fronts
immediately on Quaker Road - the building was constructed in the 1960s. HMP extracted
silver and processed it to make silver bars. According to aerial photographs, by 1977, a
mobile home park located to the north of the HMP property had been constructed. It was not
until 1984 that the second building on the HMP property was constructed. According to
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property cards, ownership of the property in the 1980s went from HMP to the Rockland
County IDA, and then to 2 Quaker Road Inc. It was during this time that the second building
was constructed. Barr Labs took possession of the property in 1991 at the time an addition
to the second building on the project site was constructed and manufacturing began.
Farther south of the shopping plazas that front on Route 202 in the project vicinity is
parkland, including the Samuel G. Fisher Mount Ivy Environmental Park. Other parkland
within the interchange area are Gurnee and South Mountain County Park, located east of
the project site and on the east side of the PIP. The Phillip J. Rotella Golf Course is also
located on the east side of the PIP and north of the project site.
Overall, land use surrounding the Palisade Interstate Parkway Exit 13 is suburban in
character. On the east side of the PIP right-of-way along Thiells-Mt Ivy Road are a number
of multifamily residential developments including Town and Country, Pomona Park,
Summerset and Cedar Ridge developments. A fitness trail runs along the southern border of
these residential complexes. Offices (Fairview Plaza) are located opposite the multifamily
developments on Thiells-Mt Ivy Road, and the Mt Ivy Shopping Plaza provides retail uses in
close proximity to these residential developments. The Hillcrest Fire Company No. 1 is
located on Thiells Mt Ivy Road, as well as barracks for the New York State Police Troop F.
3.4.1.2 Zoning
As shown in Figure 3.4-3, the Haverstraw portion of the site is zoned Commercial, or “C”. In
Ramapo, the site has been newly rezoned to “Mixed Use Highway”, or “MU-2”, as a result of
comprehensive zoning amendments adopted by the Town of Ramapo.
To the north in the Town of Haverstraw, the adjoining Barr Labs is zoned Planned Industrial
Office, or “PIO”. The residential neighborhood located along Quaker Road, and outside the
Village of Pomona, is zoned Medium Low Density Residence, or “R-25”. On the east side of
the PIP and surrounding the interchange area, properties are zoned a combination of Mobile
Home Park Residence (“RMH”), “C”, and General Residence, “RG” districts.
In the Town of Ramapo, on the south side of Route 202, properties are zoned “Community
Shopping”, or “CS”. Farther west, approaching Camp Hill Road, properties on the south side
of Route 202 are zoned Professional Office, “PO”. West of the site, lands that are primarily
constrained by NYSDEC freshwater wetlands are zoned Planned Industry, “PI”. Beyond and
west of this zone, land abutting the Village of Pomona in the Town of Ramapo, and on the
north side of Route 202, is zoned Residential, “R-40” (40,000 square feet per lot).
In summary, existing zoning surrounding the PIP interchange with Route 202 consists of a
mix of commercial, low-to-high density residential, office, mixed use and planned industry
zones. The following narrative describes the use and bulk zoning requirements applicable to
the existing MU-2 and C zones.
Town of Ramapo Zoning
Under provisions of Article III of the Town of Ramapo Zoning Code, permitted uses allowed
within the MU-2 zoning district include the following:
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Garden apartments, townhouses and multiple family dwellings
Local convenience commercial uses
Local office-business uses
Libraries, museums and art galleries
Parking lots and parking garages
Other retail stores and service establishments not permitted in the NS district and not elsewhere identified
which uses include department and variety stores, frozen food lockers and the like.
Restaurants and taverns
Medical and dental offices and clinics
Theaters and cinemas
Warehousing associated with retail sales from the same premises
Residential uses above first floor
Office buildings for business and professional use
Banks
Daycare Centers

Accessory uses allowed in the MU-2 zoning district include:
y
y
y
y
y
y
y
y

Accessory parking
Accessory loading berths
Temporary structures for the storage of equipment and supplies used in connection with the construction of
structures for permitted uses
Accessory storage of retail goods delivered or sold to customers on the premises within fully enclosed
buildings
For any structure for sale or rent, temporary non-illuminated “for sale” or “for rent” signs
Business identification, directory signs and shopping center identification signs
Garages and parking structures.
Accessory to garden apartments, townhouses and multifamily dwellings: clubhouses, tennis courts,
swimming pools and other similar structures.

The bulk requirements for the MU-2 zoning district are summarized in Table 3.4-1.
Table 3.4-1
“MU-2” Zoning District Bulk Requirements
Town of Ramapo
Required

Minimum lot area (square feet)
Minimum lot width (feet)
Minimum front setback (feet)
Minimum front yard (feet)
Minimum side setback (feet)
Total minimum side setback (feet)
Minimum side yard (feet)
Minimum rear setback (feet)
Minimum rear yard (feet)
Minimum street frontage (feet)
Maximum building height (feet)
Maximum development coverage (percent)
Maximum floor area ratio (FAR)
Minimum required off-street parking spaces per dwelling unit
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* Source: Town of Ramapo Zoning Law, 2005.

Town of Haverstraw Zoning
The Haverstraw portion of the site is zoned “C”. Permitted uses in this district include but are
not limited to:
y
y
y
y
y
y
y

commercial recreational establishments;
convention and catering facilities;
various retail and neighborhood commercial uses such as drug, food, hardware, stationery and tobacco
stores, liquor stores, barbers and beauty parlors, tailoring and shoe repair establishments, pet shops,
florists, banks, jewelry stores, clothing and department stores,
bus stops;
public buildings, such as fire stations, police stations and post offices;
libraries, museums and art galleries; and
offices for professional, governmental and business use.

Uses allowed by special permit approval of the Zoning Board of Appeals include:
y

y
y
y
y

dry cleaning establishments, launderette, laundromat and coin-operated laundry establishments;
trailers for business and/or commercial purposes on a temporary nonrenewable basis;
wholesale sale;
antique shops; and
amusement centers.

Uses allowed by special permit approval of the Town Board include:
y
y
y
y
y
y
y
y
y
y
y

public utility substations or pumping stations;
auction establishments;
schools of general and special instruction;
car wash;
telephone exchanges;
gasoline service stations and/or one stop gas stations;
restaurants with live entertainment ;
clubhouses;
community centers;
automobile or trailer sales areas; and
oil change/lubrication facilities shall be allowed at car wash facilities.

Accessory uses allowed in the “C” zoning district include: production and servicing of goods;
storage; loading; signs; and storage of retail goods to be sold or delivered to customers on
the premises.
The bulk requirements applicable to the “C” district are described in Table 3.4-2.
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Table 3.4-2
“C” Zoning District Bulk Requirements
Town of Haverstraw
Required

Features

Minimum Lot Area (square feet)
Minimum Lot Width (feet)
Minimum Lot Frontage (feet)
Required Front Yard Depth (feet)
Required Side Yard Width (feet)
Required Side Total Yard Width (feet)
Required Rear Yard Depth (feet)
Maximum Building Height (feet)
Maximum Density (per acre)

10,000
100
100
25
10
10-25
25-35
2.5 stories or 35 feet
N/A

* Source: Town of Haverstraw, Zoning Code, 2005.

3.4.1.3 Site Plan Regulations
The applicant does not propose the subdivision of land, although parcels may be merged
prior to site plan approval. The development is subject to the Towns’ applicable site plan
regulations.
Town of Ramapo
The project is subject to site development plan review set forth in Article IX of the Ramapo
zoning law. Section 376-91 of the law sets forth the objectives to be met in the review and
approval of a site plan. The Planning Board must take into consideration the public health,
safety, and welfare, the comfort and convenience of the public in general and of the
prospective occupants of the proposed development and of the immediate neighborhood in
particular. Other objectives include:
y

traffic access shall be adequate but not excessive in number, and other safety
considerations;

y

adequate off-street parking and loading shall be provided. The interior circulation system
shall provide safe accessibility to all required off-street parking.

y

all recreation areas, parking and service areas shall be screened from view of adjacent
residential lots and streets year round.

y

signs and lights will be compatible and in scale with building elements. Textures of
buildings and paved areas will be sufficiently varied to prevent massive and monolithic
appearance;

y

the design, layout and operational characteristics of the proposed use will not have a
significant impact on the environment or result in a waste of land and other natural
resources;

y

the site’s development, including buildings, parking, drainage, circulation, signs and
lighting will not adversely affect adjacent properties or the property under review from its
highest and best use.
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Town of Haverstraw
Chapter A173 of the Town of Haverstraw Code regulates the review and approval of site
development plans. The Minisceongo Park residential development would require site
development plan review and approval by the Haverstraw Planning Board.
Similar to the Town of Ramapo’s site development plan regulations, the Planning Board is
guided in its decision-making by objectives set forth in Section A173-3. The Planning Board
must take into consideration the public health, safety, and welfare, the comfort and
convenience of the public in general and of the prospective occupants of the proposed
development and of the immediate neighborhood in particular. Specific objectives include:
y

traffic access shall be adequate but not excessive in number, and other safety
considerations;

y

adequate off-street parking and loading will be provided. The interior circulation system
shall provide safe accessibility to all required off-street parking;

y

all recreation areas, parking and service areas shall be screened from view of adjacent
residential lots and streets year round. Landscaping must be maintained at all times, and
the landscaping plan for the Minisceongo Park project must be designed and executed
by a New York State-licensed landscape architect;

y

signs and lights will be compatible and in scale with building elements. Textures of
buildings and paved areas will be sufficiently varied to prevent massive and monolithic
appearance;

y

the design, layout and operational characteristics of the proposed use will not have a
significant impact on the environment or result in a waste of land and other natural
resources. A site plan shall prevent soil erosion, protect trees and watercourses, limit
noise, and not have an adverse effect on animal life;

y

the site’s development, including buildings, parking, drainage, circulation, signs and
lighting will not adversely affect adjacent properties or the property under review from its
highest and best use.
3.4.1.4 Comprehensive Planning
Town of Ramapo

In 2004, the Town of Ramapo adopted the Town of Ramapo’s Comprehensive Plan. The
Comprehensive Plan covers a range of issues relating to future growth in the Town and
establishes a framework within which future development will occur. The recommendations
of the Comprehensive Plan are organized into four elements consisting of natural resources
and open space, housing, community resources and character and future land use. The
overriding theme or “Primary Mission” of the Comprehensive Plan is to provide a balance
between the need to accommodate anticipated population growth and the need to preserve
the quality of life and natural resources. It focuses on the protection of the Town’s natural
resources, current and long-range growth and development that is compatible with the
Town’s quality of life, and provides guidance to decision makers, residents and
organizations.
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For the Minisceongo Park site, the Comprehensive Plan’s Land Use Plan recommends
Mixed Use Development with commercial and multifamily development. The mixed use
zoning district is proposed to discourage suburban sprawl and encourage a well designed
mixture of commercial and residential development as part of an overall planned
development. The Minisceongo Park property has been identified in the comprehensive plan
as a property that could be appropriately developed with a mixture of uses developed in
accordance with “neo-traditional” design principles. The plan recommends a discernible
center in the form of formal civic spaces or squares within five-minute walk of the dwellings
or an average of 2,000 feet away and includes a variety of dwelling types - from houses,
rowhouses and apartments - allowing apartments to mix with houses and rentals to mix with
owner occupied housing.
The Comprehensive Plan calls for a connected network of streets in the neighborhood,
which disperse traffic and are relatively narrow and shaded by rows of trees in order to slow
traffic to create an environment suitable for pedestrians and bicycles.
Town of Haverstraw
According to planning staff, the Town last prepared a comprehensive plan in late 1970s and
has not been updated. The Town’s old comprehensive plan was not available for review.
The Town of Haverstraw comprehensive plan’s land use goals and objectives have been
revisited several times. A 1990 Town Master Plan Report prepared by Manuel S. Emanuel
Associates, Inc., re-evaluated the previous Plan’s land use policies. In the 1990 Report
(p.32), it states that the “largest undeveloped commercial area is located just west of the
intersection of Route 202 and the Palisades Interstate Parkway....The area at the northeast
corner of the Rosman Road and Route 202 is an additional commercial area...Designating
the areas noted above will serve to fill the existing void in shopping facilities in Haverstraw.”
Since 1990, a shopping complex has been constructed at the Rosman Road/Route 202
intersection. It is noted that there are also several shopping centers located in the Town of
Ramapo on the south side of Route 202 and west of the Palisades Interstate Parkway which
serve residents of the Town of Haverstraw, although physically located in the Town of
Ramapo.
A planning goal of the 1990 Master Plan Report is to encourage an adequate quantity and
variety of sound housing to serve diverse income levels and age groups (p.25). The Report
includes a statement as to the intent of RG districts in the community. The Report states that
“Multi-Family Development is proposed in areas which afford adequate access to major
roadways and which contain slight environmental constraints. It is proposed that the density
of multi-family residential areas not exceed 6 dwelling units per acre. The Multi-Family
Development Residential areas shown on the Land Use Plan correspond with the proposed
RG Residence Districts on the proposed Zoning Map.” Thus, the RG districts encourage
housing diversity in the Town, an objective expressed in the Master Plan Report.
In 2000, Michael F. Kauker Associates prepared a report entitled “Master Plan and Zoning
Ordinance Review Project” for the Town of Haverstraw. The study included a demographic
update; an analysis of vacant land; adult entertainment zoning recommendations; and a
review of RG zone designations, and zoning amendments that change certain procedural
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requirements. The study did not include any specific recommendations relative to the project
site.
Rockland County Comprehensive Plan
In 2001, the Rockland County Planning Board adopted the Rockland County Comprehensive
Plan, entitled Rockland County: River to Ridge, A Plan for the 21st Century. The “River to
Ridge” plan is intended to provide guidance for the County’s growth and a framework for
achieving sustainable development. It is divided into a Land Use Plan section and a Policy
Plan section. The land use agenda in the comprehensive plan provides guidance to ensure
that future development is either in keeping with that part of the community character worthy
of preservation or helps to address those aspects of the community that are in need of
change.
The primary land use objectives of the comprehensive plan for residential communities is to
focus commercial and high-density residential development in existing mixed use centers
while retaining the existing open space and quality of life of neighborhoods outside the
centers. For large scale/vacant/underutilized parcels, the land use plan recommends reuse
and redevelopment of major parcels in a coordinated manner providing identified housing,
recreation open space, institutional and economic development needs within the context of
their local community setting, as well as infrastructure improvements that might be
necessary to support such reuse and redevelopment.
The Land Use Plan essentially reinforced the zoning that was in place at the time the County
Plan was adopted. The Plan shows the Ramapo portion of the site as “Light Industrial” which
reflects the Planned Industrial zoning of the site prior to the Town of Ramapo’s adoption of
the 2004 Comprehensive Plan and zoning amendments.
The portion of the site in the Town of Haverstraw is shown as “Regional Commercial”,
reflecting the present “C” zoning of the Haverstraw portion of the project site.
The Comprehensive Plan also identifies future corridor land uses based on the existing
character of each corridor (see p. IV-11 of the County Plan). The land use plan identifies the
part of Route 202 adjacent to the site in the Town of Ramapo as “limited business corridor”.
The Plan states that while there will be pressure for intensified commercial and retail uses
along these corridors, the expansion of intensive business uses should generally be
discouraged. Transit-friendly development, multi-modal connections, pedestrian linkages,
lower traffic generating uses, joined driveways and sufficient building setbacks are to be
encouraged along the limited business corridors. Business uses should be permitted but at a
lower intensity with green setbacks and lower building profiles. The plan states that the
portion of Route 202 on which the site fronts is already characterized by strip development,
and future development will likely reinforce rather than change that pattern.
Highlands Conservation Act
The federal Highlands Conservation Act of 2004 (HCA) is designed to assist the states of
Connecticut, New Jersey, New York and Pennsylvania in conserving priority land and natural
resources in the Highlands region. The HCA authorizes federal assistance to these States
for land conservation partnership projects in which any Highlands State; or any agency or
department of any Highlands State with authority to own and manage land for conservation
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purposes, including the Palisades Interstate Park Commission, acquires land or an interest
in land from a willing seller to permanently protect land in the Highlands region.1 The
purposes of this act are:
y

To recognize the importance of the water, forest, agricultural, wildlife, recreational, and
cultural resources of the Highlands region, and the national significance of the Highlands
region to the United States.

y

To authorize the Secretary of the Interior to work in partnership with the Secretary of
Agriculture to provide financial assistance to the Highlands States to preserve and
protect high priority conservation land in the Highlands region.

y

To continue the ongoing Forest Service programs in the Highlands region to assist the
Highlands States, local units of government, and private forest and farm landowners in
the conservation of land and natural resources in the Highlands region.

Rockland County contains the fifth smallest Highlands land area of the 12 counties identified
in the US Forest Service’s NY-NJ Highlands Regional Study: 2002 Update. Four of the
county’s five municipalities fall within the study boundary (Orangetown is not included), and
comprise 7.6% (107,435 acres) of the region’s 1.4 million acres. The Towns of Ramapo and
Haverstraw and thus the project site, are located within the Highlands region. The map of the
Highlands Region for the four states and the location of the project site within this area is
shown in Figure 3.4-4.
Conservation focal areas listed in Section 4 of the Highlands Report are high value
unfragmented areas that still remain and are priority areas for conservation. The Ramapo
Mountains and the Torne Valley, located west of the project site, are considered
conservation focal areas - the project site is not located within this focal area. Rutgers
University and the USDA Forest Service, through its Highlands Regional Information System
(HiRIS) database, has prepared a composite conservation values assessment map of
properties within Rockland County. Forest, farmland, biodiversity, and recreation resources
were studied separately and in combination in order to assess the conservation value of land
areas. The map illustrates areas with highest to lowest conservation value.
Based on a review of the Rockland County Conservation Value Map, the project site has
“low to lower” conservation value for purposes of the goals and objectives of the Highlands
Act. Figure 3.4-5 illustrates Highlands mapping for the project site.
Although the Act establishes the guidelines for land conservation in the Highlands region,
the Act does not appear to require the owner of any private property located in the Highlands
region to participate in land conservation, financial, technical assistance or other programs
established under this Act.2 Specifically, the Act states:
“ SEC. 6. PRIVATE PROPERTY PROTECTION AND LACK OF REGULATORY EFFECT.
(a) ACCESS TO PRIVATE PROPERTY- Nothing in this Act-(1) requires a private property owner to permit public access (including Federal,
State, or local government access) to private property; or
1
2

USDA Forest Service: http://www.na.fs.fed.us/highlands/con_act/index.shtm
USDA Forest Service, The Highlands Conservation Act, Section 6 (D)
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(2) modifies any provision of Federal, State, or local law with regard to public access
to, or use of, private land.
(b) LIABILITY- Nothing in this Act creates any liability, or has any effect on liability under any
other law, of a private property owner with respect to any persons injured on the
private property.
(c) RECOGNITION OF AUTHORITY TO CONTROL LAND USE- Nothing in this Act modifies
any authority of Federal, State, or local governments to regulate land use.
(d) PARTICIPATION OF PRIVATE PROPERTY OWNERS- Nothing in this Act requires the
owner of any private property located in the Highlands region to participate in the land
conservation, financial, or technical assistance or any other programs established under this
Act.
(e) PURCHASE OF LAND OR INTERESTS IN LAND FROM WILLING SELLERS ONLYFunds appropriated to carry out this Act shall be used to purchase land or interests in land
only from willing sellers.”
3.4.2 Potential Impacts
3.4.2.1 Land Use
The Minisceongo Park development proposes the construction of a mixed use residential
and commercial development. Specifically, within the Town of Haverstraw, the applicant
would construct 164 single-family attached (townhome) dwellings. In the Town of Ramapo,
115 dwelling units are proposed, with a combination of 96 condominium units and 19
single-family attached dwellings. In addition, two (2) commercial pads would be constructed
along the site’s frontage, replacing undeveloped vacant land and one automotive repair use.
A community center and recreational complex is proposed as a focal point to the
development, located at the end of the central boulevard giving primary access to the
development. Three stormwater basins would be constructed. All land to the west of the
limits of the NYSDEC regulated 100-foot buffer would be preserved as undisturbed open
space. Open space is integrated throughout the project site and would be interconnected
with walking paths. A 50-foot yard setback has been provided along the property line to
screen and buffer proposed residential uses from adjoining uses; the landscape plan
accompanying the site plan illustrates how the residential development would be screened
from view.
The overall project is compatible with the pattern of land use and development that has
occurred in the vicinity of the Exit 13 interchange of the PIP with Route 202. In this vicinity,
commercial uses and retail uses serve, and are interspersed with, the higher residential
density neighborhoods that have been constructed in proximity to the PIP, a major regional
transportation corridor linking commuters to regional workplaces. In particular, the east side
of the PIP demonstrates this mix of uses. The same mix of commercial with residential use is
proposed by the project sponsor for the west side of the interchange.
The nearest use, a mini-storage facility, is located approximately 800 feet from the nearest
residential building. The developed portion of Minisceongo Park would be over 1/3-mile from
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the nearest residence fronting on Quaker Road, and would thus have no land use impact on
the residential neighborhood located there. To the south, the project adjoins Route 202 and
commercial uses are located on the south side of the road. The project would result in a
positive impact, introducing new customers that would likely make purchases and patronize
the shops along Route 202. Only three residential buildings, located on the east side of the
proposed on-site commercial use, directly adjoin Route 202.
To the east, the site adjoins the access ramp to the southbound PIP. There are no uses here
which would conflict with the proposed residential uses. As mentioned previously, proposed
residential uses would be buffered from the access ramp by a 50-foot front yard, and a
combination berm and landscaping plantings to provide privacy for the two residential
buildings that are located near the ramp.
The proposed rezoning would introduce residential uses adjacent to Barr Labs, a
pharmaceutical manufacturer located to the north of the project site. The process and
manufacturing of products at this facility occurs internally within the buildings on-site, thus,
Barr Labs operations are not anticipated to be in conflict with the proposed Minisceongo
Park development. Barr Labs facility already adjoins a residential mobile home park to the
north which had been constructed prior to operation of the pharmaceutical facility, as well as
single-family residences to the west. The primary operational characteristic that would affect
an adjoining residential development would be noise emanating from the Barr Labs property.
Although Barr Labs would be visible from the new residential dwellings, the building can be
screened through appropriate landscape plantings.
The project site shares approximately 3,300 feet of its northern boundary with Barr
Laboratories. Of this total, approximately 1,500 feet of the project site’s boundary adjoins
buildings and parking areas, and the remaining 1,800 feet of the site’s perimeter adjoins
wetland areas located on the Barr property. Four residential buildings with 15 dwellings
would be setback 50 feet from the shared property line with Barr Labs. Three buildings with
18 dwellings would be located no less than 75 feet from the property line. The residential
dwellings will be screened and buffered from Barr Labs via landscaping plantings to be
installed within the 50-foot side yard. The concept plan for landscaping is shown in Figure
3.10-13. A row of coniferous trees would be installed between the proposed stormwater
pond and the property line to provide a year-round screen for the residences. It is also
proposed that a solid wooden fence be erected on the berm adjoining the transformers on
the Barr Labs site to attenuate noise emanating from the transformers. With these
improvements, the residential uses are anticipated to be compatible with this adjoining use.
Section 3.9 of the DEIS addresses noise effects.
Construction of the project will increase the built density of the portions of the Towns of
Ramapo and Haverstraw in which the site is located. Views of vacant, formerly mined land
will be replaced by views of an attractive, medium-density mixed use development with
housing and commercial development. Visual resources are addressed in Section 3.10 of
the DEIS.
No adverse land use impacts are anticipated as a result of construction and occupation of
Minisceongo Park. The proposed layout avoids disturbance within 100 feet of regulated
wetlands on the western portion of the site, while maintaining compatibility with the project
vicinity’s land use patterns and residential densities.
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3.4.2.2 Zoning
Town of Haverstraw
The proposed development in the Town of Haverstraw, single-family attached dwellings, is
not permitted in the “C” district. Thus, the applicant has submitted a zone petition request to
the Haverstraw Town Board, consisting of proposed zoning text and map amendments.
Specifically, the applicant has petitioned for the project site to be rezoned from “C” to the
“RG” district. In addition, text amendments would allow the construction of single-family
attached dwellings exclusively on the Haverstraw portion of the project site. The zone
petition is included as Appendix A of this DEIS.
The rezoning would preclude any future commercial development on the Haverstraw portion
of the project site. Based on the extensive amount of existing commercial space located on
the south side of Route 202 in proximity to the site, it is the applicant’s contention that
residential uses would be a land use that would discourage over-commercialization of this
stretch of Route 202. It is the applicant’s belief that RG zoning would also be more
compatible with the adjoining MU-2 district in the Town of Ramapo, since the MU-2 district
was created to specifically allow a mix of commercial and residential uses
It is the intent of the zone petition to allow the development of medium density multifamily
residences in the General Residence (“RG”) District where it adjoins retail, commercial and
transportation amenities and is served by public water and public sewer services. Within
medium density multifamily residence developments, one-family attached dwellings would be
allowed. The minimum lot area for the use is 20 acres, and the maximum density is 8 acres.
By comparison, the proposed project would be located on 26.3 acres, and would be no more
than 6.4 units per acre after subtracting out environmentally constrained areas as required
by 167-62, calculation of minimum lot area, of the Town’s zoning law.
Minimum front, side and rear yards shall be 50 feet. The maximum building height is 45 feet,
or 4 stories. Proposed buildings cannot exceed 200 feet in building length, and no more than
7 dwelling units can occupy one building. The zone petition also sets forth requirements for
minimum distances to be maintained between principal buildings, accessory buildings, and
parking areas. The zoning also establishes minimum requirements for accessory private
outdoor space.
Permitted uses in the RG District include “multifamily residences”. However, since the
Town’s existing code states that a multifamily residence is a dwelling which is either “rented,
leased, let or hired out...”, it was determined that a new definition should be petitioned to be
added to the zoning law to allow owner-occupied, one-family attached residences in the RG
district. The proposed definition is:
“Residence, One-Family Attached – A type of multifamily residence consisting of a
building comprised of one dwelling unit for one family and which is attached or connected
to another dwelling unit along a common party wall, the length of which represents at
least 50% of the total sidewall length of which the party wall is a part, and which adjoins
another dwelling unit along a common party wall, or open space. A one-family attached
residence may be located on its own lot, or may be located on a lot in condominium
ownership.”
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Permitted accessory uses in the RG district include but are not limited to: accessory parking;
loading; personal recreational facilities, such as swimming pools or tennis courts, for use
only by residents and guests; and, accessory signs. The Haverstraw portion of the project
proposes these accessory uses and buildings.
The bulk requirements for RG district are summarized in Table 3.4-3 and compared with the
proposed bulk requirements that would be allowed by the bulk requirement amendment and
the proposed project’s conformity to the bulk amendments.
With the exception of the front yard depth and the maximum density allowed by the current
regulations, the project conforms to a large degree with the existing RG bulk requirements.
Because the existing RG standards for multifamily housing contained in Section 167-67
appear to be oriented to the construction of garden style apartments, a new section 167-67.1
is proposed and its language is included in the zone petition included in Appendix A. In
addition to allowing a longer building (the existing zoning regulations allow 100-foot long
buildings), the minimum distances between principal buildings have been reduced, as the
maximum building height allowed by the proposed zoning would be limited to 40 feet.
The proposed zoning has been drafted to allow a specific housing product, one-family
attached dwellings, to be constructed in the Town of Haverstraw. Based on 2000 U.S.
Census housing estimates, the unincorporated area of the Town had 4,993 dwelling units, of
which 386 dwelling units, or 7.7 percent, were single-family attached dwellings. The
proposed zoning amendment would increase this type of housing within unincorporated
Haverstraw.

Minisceongo Park DEIS
3.4-13

Land Use and Zoning
November 8, 2006
Table 3.4-3
“RG” Zoning District Bulk Requirements
Town of Haverstraw

Minimum Lot Area (square feet)
Minimum Lot Width (feet)
Minimum Lot Frontage (feet)
Required Front Yard Depth (feet)
Required Side Yard Width (feet)
Required Side Total Yard Width (feet)
Required Rear Yard Depth (feet)
Maximum Building Height (feet)
Maximum Density (per acre)

Required

Proposed
Amendment

Proposed Plan Provided

5 acres
350
350
75
50
100
75
8 stories
6 units

20 acres
350
350
50
50
100
50
4 stories
8 units

26.3 acres
690 feet
700 feet
50
50
*
100
4 stories
6.4 units

Source: Town of Haverstraw, Zoning Code.
* The following amendment is proposed: “The general bulk requirements shall not apply along any
property line where a parcel or parcels being developed for medium density multifamily residences adjoins
another parcel or parcels in the same ownership that are located in another municipality, and where all
parcels are to be developed as one integrated development. For purposes of this section, “integrated
development” shall mean that the parcels share common driveways and roads, parking areas, recreational facilities, and utilities, including stormwater management facilities. Notwithstanding the foregoing,
the minimum distances between principal buildings contained in Section 167.67.1-G shall apply.” This is
proposed as the site straddles the Haverstraw/Ramapo town line.

At this time, there are three existing RG districts in the Town of Haverstraw: An RG District
that is east of and fronting on Thiells-Mt Ivy Road; an RG District located at the end of
Crescent Place and east of Rosman Road; and, an RG District that is located on the south
side of Route 202, and east of the Palisades Interstate Parkway.
The Thiells-Mt Ivy Road RG district is fully developed. Developments in this district consist of
multifamily flats and townhomes, and the developments located there include Cedar Ridge I
and II, Town and Country, Pomona Park, Buckingham Court- Somerset, and the Gardens at
Palisades. Most of the buildings in this district are two stories, although several buildings
have at grade garages with two levels of living space above.
The Crescent Drive RG district encompasses one parcel and one multifamily development Green Mountain. This is a 2-story multifamily dwelling complex. This RG district is fully
developed.
The Route 202 “East” RG district includes three multifamily and townhome developments:
the Mountainside Apartments, Crystal Hill Club, and the Manors. The Mountainside
Apartments are multifamily dwellings in three-story buildings. Parking for the development is
within surface lots. The Crystal Hill Club is a large complex which includes townhomes and
multifamily dwellings. Most structures have garages at the ground level, and three stories of
living space above the garages. Buildings with multifamily dwellings consist of 4 stories of
living space and garages at the ground level. Lastly, the Manors is a complex of three-story
buildings consisting of multifamily dwellings. This RG district is fully developed with
residential uses. The multifamily developments that were surveyed typically include their own
on-site recreational amenities including an outdoor pool. The larger complexes have
clubhouses as well.
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The proposed rezoning to the RG district, and text amendments that would create a special
use permit for attached dwellings would not affect any existing RG districts as these districts
are fully developed.
Town of Ramapo
No use variance or zone change is being requested to develop the Ramapo portion of the
site. The Ramapo portion of the project site is located in the MU-2, Mixed Use Highway,
zoning district. The proposed uses, multiple family dwellings and townhouses, are uses
permitted by right in the MU-2 district. In addition, banks, local convenience commercial
uses, local office business uses, and retail stores are uses that would be allowed by right in
the commercial component of the Ramapo portion of the development.
The Ramapo development complies with the bulk requirements as demonstrated in Table
3.4-4.
Table 3.4-4
Project Compliance with MU-2 District Bulk Requirements
Town of Ramapo
Minimum lot area (square feet)
Minimum lot width (feet)
Minimum front setback (feet)
Minimum front yard (feet)
Minimum side setback (feet)
Total minimum side setback (feet)
Minimum side yard (feet)
Minimum rear setback (feet)
Minimum rear yard (feet)
Minimum street frontage (feet)
Maximum building height (feet)
Maximum development coverage (percent)
Maximum floor area ratio (FAR)
Minimum required off-street parking spaces per dwelling unit

Required

Provided

10 acres
600
100

27.075 acres
1,723
101, Commercial
51, Residential
25
190, Bldg B
410
NA
730, Bldg A
700, Bldg A
1,723
44
64%
0.29
2

20
80
100
20
50
10
600
45
65%
0.65
2

* Source: Town of Ramapo Zoning Law, 2005.

3.4.2.3 Comprehensive Planning
Town of Haverstraw
The Town’s 1990 Master Plan Report, the most recent report that examines land use
policies, goals, objectives, and land use patterns on a Townwide basis, identified the project
site as one of two sites to be developed for commercial uses. Since 1990, a commercial
shopping center has been developed at the intersection of Rosman Road and Route 202,
and a shopping center exists presently on Route 202 south of the project site that presently
serves Haverstraw residents. Thus, elimination of the “C” zoning from this parcel is not
anticipated to have a significant land use impact on the Town, given the availability of other
commercial areas available in the community and adjoining areas.
Minisceongo Park DEIS
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In the 1990 Master Plan Report, commercial development on the project site is cited as a
land use that would have a positive impact on the Town’s ratable base. The proposed project
is anticipated to be tax positive as set forth in Section 3.8 of the DEIS. Thus, Minisceongo
Park would not negatively impact the Town of Haverstraw’s ratable base.
A planning goal of the 1990 Master Plan Report is to encourage an adequate quantity and
variety of sound housing to serve diverse income levels and age groups (p.25). If the 1990
Report and the existing zoning map are a reflection of current Town’s land use goals and
objectives, then the objective to promote residential areas that allow a diversity of housing
types is still be valid. However, this objective cannot be met based on the current zoning
since the RG zoning district is fully developed as described previously. Rezoning the project
site to the RG District would allow the Town to continue to meet the land use objective of
promoting a diverse range of housing types. Also, the project site meets the locational
requirements set forth in the Master Plan Report for RG zoning districts, including adequate
access to major roadways on land with slight environmental constraints. In this case, the
residential development would be located on a previously disturbed site, and would not
disturb on-site wetlands or the buffer area. The Master Plan Report recommended that the
density of multi-family residential areas not exceed six (6) dwelling units per acre although
there is no specific rationale presented for this limitation. The proposal would include a
slightly higher density, 6.4 dwellings per acre. This DEIS sets forth the environmental
implications of allowing a residential development at this density - the DEIS has not identified
any significant adverse impacts that cannot be mitigated. A development alternative is
presented in Section 5.0 of the DEIS illustrating a layout with 6 dwelling units per acre.
Residential development on the Haverstraw portion of the site would be compatible with
recent zoning amendments enacted for the Ramapo portion of the project site.
The rezoning would result in a loss of potential future commercial development in the Town.
Although zoned “C” for some time, the site has yet to be developed for commercial uses due
to a lack of market demand, according to the project sponsor.
Town of Ramapo
The Minisceongo Park development would provide a balance between accommodating
additional population growth while preserving the site’s existing natural resources,
specifically, on-site wetlands.
Minisceongo Park would consist of a mix of commercial and residential development. It
would represent a well designed and landscaped development. The development includes a
discernible center in the form of community building and recreational complex located on-site
and within a five to ten minute walk of the proposed dwellings - all residences would be
within 2,000 feet of this center. A mix of multifamily dwellings and townhouses are proposed
- all units would be owner-occupied. A pedestrian pathway system would link the various
areas of the development, and the site would be generously landscaped as shown on the
accompanying landscape plan. The project is consistent with the Town’s adopted
Comprehensive Plan.
Rockland County Comprehensive Plan
The Rockland County Comprehensive Plan recommends that large scale vacant/underutilized parcels be reused and redeveloped in a coordinated manner providing identified
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housing, recreation open space, institutional and economic development needs for the local
community, as well as improved infrastructure that might be necessary to support such
reuse and redevelopment. The future use of the project site ensures that the vacant land is
redeveloped into a mixed use development that fits into the existing community character.
The “River to Ridge” Land Use Plan specifically designated Route 202 adjacent to the
project site, that straddles the Haverstraw-Ramapo town line as “limited business corridor”.
The commercial component of the project would be compatible with this designation. The
project would introduce residential uses where the County Plan suggested light industrial
uses. It is the applicant’s opinion that given regional limitations to industrial access (PIP does
not permit truck traffic), future use of the site for light industrial uses would not be as
appropriate, and difficult to effectively market. The Town of Ramapo has rezoned the
property to allow mixed use residential and commercial uses; light industrial uses are no
longer permitted on the Ramapo portion of the site.
Highlands Conservation Act
Although the project site lies within the Highlands region, it has been identified as a property
with “low to lower” conservation value. The site has been heavily disturbed and vegetation
was removed in recent times in connection with sand and gravel extraction. The portions of
the site with conservation value, i.e., freshwater wetlands and the south branch of
Minisceongo Creek, would be undisturbed by the development and would remain as open
space.
3.4.3 Mitigation Measures
As the proposed project would have no significant impact on land use and zoning, no
mitigation measures are proposed. A landscaping plan has been developed to screen the
Barr Labs property from the project site. This will provide a visual buffer between the
residences proposed on the project site and would attenuate noise from Barr Labs.
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3.5 Traffic & Transportation
Introduction
The project site is partially located in the Town of Haverstraw and partially located in the Town
of Ramapo, Rockland County, New York. The site location and regional transportation network
are shown in Figure 3.5-1. A Traffic Impact Study, was conducted by John Collins Engineers,
P.C., dated October 11, 2005. This study specifically assesses the traffic impacts associated
with the Minisceongo Park development and is included in Appendix E of this DEIS.
The Traffic Impact Study evaluates existing and future traffic conditions at ten intersections
which are proximate to the Minisceongo Park property, and which were identified in the project
scope adopted June 8, 2005. The following intersections were analyzed, the locations of which
are highlighted in Figure 3.5-1:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Intersection of NYS Route 202 & Route 45
Intersection of NYS Route 202 & Thiells-Mount Ivy Road
Intersection of NYS Route 202 & Palisades Interstate Parkway Southbound Ramp (Exit 13)
Intersection of Route 202 & Camp Hill Road
Intersection of Thiells Mount Ivy Rd & Palisades Interstate Parkway Northbound Ramp
Intersection of Quaker Rd. & Palisades Interstate Parkway Access Ramp
Intersection of Route 202 & Shopping Center Driveway /proposed Main Site Access Driveway
Intersection of Route 202 & Pacesetter Park (Super Stop & Shop)
Intersection of Route 202 & Ramapo Plaza/proposed Secondary Site Access Driveway
Intersection of Route 202 & Martino Way

Minisceongo Park would become the fourth leg of the Route 202 and Shopping Center Driveway intersection. The project’s proposed internal roadway network and access points are shown
on Figure 2-2 of the DEIS and on the site plan accompanying the DEIS. The roadway network
internal to the project site would be owned and maintained by the Homeowners Association.
Access to the emergency roads would be controlled by breakaway gates as noted on the site
plan accompanying the DEIS.
3.5.1 Existing Traffic Conditions
The Minisceongo Park project site is located on the north side of NYS Route 202, immediately
west of the Palisades Interstate Parkway (PIP) Exit 13.
The project site lies on the border between the Towns of Haverstraw and Ramapo. Regional
transportation access is provided via the PIP and its connection to the New York State Thruway
approximately 6 miles to the south. NYS Route 202 is the primary arterial corridor in the area.
In order to establish the existing traffic volumes for the study intersections in the vicinity of the
Minisceongo Park property, manual turning movement traffic counts were conducted by Tim
Miller Associates, Inc. in November 2004 and by John Collins Engineers, P.C., in October 2005
to determine the 2005 existing traffic volumes for the Weekday Peak AM and Weekday Peak
PM hours for the study intersections. Manual turning movement counts were conducted on the
following days:
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y
y
y

Weekday AM counts: November 23 and 30, 2004.
Weekday PM counts: November 22, 23 and 29, 2004.
Saturday Counts: November 20, 2004.

A field check of the study intersections was conducted on October 5, 2005, and the 2004 counts
were verified as still being representative of traffic volumes at the intersections where turning
movement counts were conducted.
Based upon a review of these counts, the weekday morning peak hour period of 7:30 AM to
8:30 AM was determined to be critical with respect to traffic analysis. The critical period for the
weekday evening peak hour was identified as 5:00 PM to 6:00 PM. The Saturday peak hour
generally occurs between 11:30 AM and 12:30 PM.
3.5.2 Existing Roadway Network
Minisceongo Park will have direct access to U.S. Route 202. The following is a description of
the primary roads within the project vicinity: U.S. Route 202, the Palisades Interstate Parkway
(PIP), Quaker Road and Camp Hill Road.
U.S. Route 202 - U.S. Route 202 is a major east/west arterial which traverses Rockland County
through the Town of Ramapo (and its various incorporated villages), the Town of Haverstraw
and east into the Village of Haverstraw. In the immediate vicinity of the site, the road is one lane
in each direction widened at various intersections. This section of roadway has a posted speed
limit of 45 mph. This road is maintained by the NYS DOT.
Palisades Interstate Parkway - The Palisades Interstate Parkway is a major north-south limited
access highway which originates in New Jersey and travels through Rockland County and into
Orange County, New York. In the vicinity of the site, it is a four lane divided, limited access
highway.
Access to the PIP southbound is provided via U.S. Route 202. Access onto the PIP northbound
is provided via NYS Route 45, and access from the PIP northbound is provided via Thiells - Mt.
Ivy Road. The Palisades Interstate Parkway has a posted speed limit of 55 mph. Exit 13 of the
PIP is currently being upgraded and reconstructed. This roadway is under the jurisdiction of the
Palisades Interstate Park Commission, maintenance is provided by the NYS DOT.
Quaker Road - Quaker Road is a Town road which originates in the vicinity of the project site at
an intersection with the PIP southbound on/off ramp. Quaker Road continues in a northwesterly
direction passing the Barr Labs complex and continues in a northwesterly direction into the
Village of Pomona. Quaker Road changes alignment to a southwesterly direction and connects
with Camp Hill Road at a stop sign controlled intersection farther to the west.
Camp Hill Road - Camp Hill Road originates at an intersection with Calls Hollow Road and
travels in a southerly direction intersecting with Quaker Road, U.S. Route 202, and then continues south, terminating at an intersection with Pomona Road. The Camp Hill Road intersection
with U.S. Route 202 is signalized. Camp Hill Road straddles the boundary between the Towns
of Ramapo and Haverstraw, maintenance is provided by the appropriate Highway department,
depending upon location.
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3.5.3 Level of Service Criteria
Peak hour vehicle delays were calculated to establish the quality of operation (level of service)
at intersection approach lanes under the existing conditions. Future conditions without the
project and future conditions with the project were also analyzed.
In order to determine existing and future traffic operating conditions at the study area intersections, capacity analyses were performed based on procedures from the 2000 I.T.E. Highway
Capacity Manual. The following is a brief description of the methodology:
Signalized Intersection Capacity Analysis
The capacity analysis for a signalized intersection was performed in accordance with the procedure described in the 2000 Highway Capacity Manual, published by the Transportation
Research Board. The terminology used in identifying traffic flow conditions is Levels of Service.
A Level of Service “A” represents the best condition and a Level of Service “F” represents the
worst condition. A Level of Service “C” is generally used as a design standard while a Level of
Service “D” is acceptable during peak periods. A Level of Service “E” represents an operation
near capacity. In order to identify an intersection’s Level of Service, the average amount of
vehicle delay is computed for each approach to the intersection as well as for the overall
intersection.
Unsignalized Intersection Capacity Analysis
The unsignalized intersection capacity analysis was performed in accordance with the procedures described in the 2000 Highway Capacity Manual. The procedure is based on total
elapsed time from when a vehicle stops at the end of the queue until the vehicle departs from
the stop line. The average total delay for any particular critical movement is a function of the
service rate or capacity of the approach and the degree of saturation. In order to identify the
level of service, the average amount of vehicle delay is computed for each critical movement to
the intersection as well as for the overall intersection.
Additional information concerning signalized and unsignalized levels of service can be found in
Appendix E of this DEIS.
Table 3.5-1 presents the levels of service criteria for signalized and unsignalized intersections.
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TABLE 3.5-1
Level of Service Criteria
UNSIGNALIZED INTERSECTIONS

SIGNALIZED INTERSECTIONS

Level of Service

Average Total Delay
(Seconds Per Vehicle)

Level of Service

Stopped Delay
Per Vehicle (Sec)

A

< 10

A

< 10

B

>10 and < 15

B

>10 and < 20

C

>15 and < 25

C

>20 and < 35

D

>25 and < 35

D*

>35 and < 55

E

>35 and < 50

E

>55 and < 80

F
> 80.0
F
> 50
SOURCE: Highway Capacity Manual, Transportation Research Board, National Research
Council, Special Report 209, Washington, D.C..
* For urban areas, the minimum level of service for design of lane-groups (one or more
movements) assuming reasonable costs and impacts.

The New York State Department of Transportation (NYS DOT) generally seeks a minimum level
of service D (delay of 55 seconds or less for a signalized intersection) for all lane groups. The
NYS DOT Highway Design Manual notes: “In some cases, it may be necessary to accept level of
service E or F on individual lane groups due to unreasonable costs or impacts associated with
improving the level of service.” A lane group is a set of lanes on an approach having the same
common movement(s).
For all intersections, the volume to capacity ratio is an indication of the unused capacity or the
ability of the intersection to process more traffic. It is possible to have a movement with an
adequate level of service (level of service A, B, C or D) and be at capacity for the movement. It is
also possible to have a movement with a level of service E or F, with additional capacity available
on the movement. The NYS DOT goal for volume to capacity (V/C) ratios at signalized intersections for lane groups is generally below 0.95. The ability of an entire intersection to handle more
traffic is a complex issue as traffic can be added to under capacity movements without impacting
over capacity movements.
3.5.4 Existing Levels of Service
Existing traffic volumes for the roadway network are shown in Figures 3.5-2 and 3.5-3. A
summary of the capacity analyses for the area intersections under Existing Conditions is
provided in the Level of Service Summary Table 3.5-2.
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LOCATION
1.

2.

Table 3.5-2
LEVEL OF SERVICE SUMMARY TABLE
YEAR 2005 EXISTING YEAR 2008 NO-BUILD YEAR 2008 BUILD
AM
PM
AM
PM
AM
PM

U.S. ROUTE 202 & NYS ROUTE 45
EASTBOUND LEFT

C [25.7]

B [17.4]

C [30.7]

B [19.5]

C [31.6]

C [21.0]

EASTBOUND THROUGH

B [19.4]

D [36.1]

B [20.0]

D [46.8]

C [20.4]

D [54.6]

EASTBOUND RIGHT

B [10.1]

B [12.7]

B [10.3]

B [13.0]

B [10.4]

B [13.3]

EASTBOUND APPROACH

B [15.4]

C [28.4]

B [15.9]

D [35.8]

B [16.2]

D [40.9]

WESTBOUND LEFT

B [16.8]

C [29.7]

B [19.1]

C [32.9]

C [20.1]

C [33.4]

WESTBOUND THROUGH / RIGHT

C [33.4]

C [27.3]

D [45.4]

C [30.0]

D [48.1]

C [32.3]

WESTBOUND APPROACH

C [29.2]

C [27.9]

D [38.7]

C [30.8]

D [41.0]

C [32.6]

NORTHBOUND LEFT

D [39.6]

D [47.6]

D [40.0]

D [52.1]

D [40.1]

D [54.6]

NORTHBOUND LEFT / THROUGH

D [39.0]

D [43.4]

D [39.4]

D [46.0]

D [39.5]

D [47.0]

NORTHBOUND RIGHT

C [28.4]

D [54.0]

C [28.9]

E [76.8]

C [28.9]

E [76.8]

NORTHBOUND APPROACH

C [34.1]

D [50.7]

C [34.6]

E [65.8]

C [34.6]

E [66.3]

SOUTHBOUND LEFT / THROUGH / RIGHT

D [44.3]

D [42.7]

D [44.8]

D [43.0]

D [44.8]

D [43.0]

SOUTHBOUND APPROACH

D [44.3]

D [42.7]

D [44.8]

D [43.0]

D [44.8]

D [43.0]

OVERALL INTERSECTION

C [26.2]

D [36.1]

C [30.8]

D [44.7]

C [31.8]

D [47.0]

EASTBOUND LEFT

D [37.0]

C [30.9]

D [37.8]

D [37.3]

D [38.3]

D [40.2]

EASTBOUND THROUGH / RIGHT

B [10.3]

B [12.8]

B [10.6]

B [13.8]

B [10.9]

B [14.8]

EASTBOUND APPROACH

B [18.2]

B [18.2]

B [18.6]

C [20.9]

B [18.8]

C [22.3]

WESTBOUND LEFT

B [15.2]

B [18.6]

B [15.3]

B [18.8]

B [15.3]

B [19.1]

WESTBOUND THROUGH

D [53.1]

C [32.4]

F [81.6]

D [38.9]

F [87.5]

D [47.6]

WESTBOUND RIGHT

B [16.7]

C [22.2]

B [16.8]

C [22.8]

B [16.8]

C [22.8]

U.S. ROUTE 202 & THIELLS - MT. IVY RD

WESTBOUND APPROACH

D [47.8]

C [29.0]

E [72.1]

C [33.6]

E [77.3]

D [39.9]

NORTHBOUND LEFT / THROUGH / RIGHT

C [24.8]

C [25.3]

C [24.9]

C [25.3]

C [24.9]

C [25.3]

NORTHBOUND APPROACH

C [24.8]

C [25.3]

C [24.9]

C [25.3]

C [24.9]

C [25.3]

SOUTHBOUND LEFT / THROUGH

D [40.5]

D [41.7]

D [48.4]

D [50.6]

D [48.4]

D [50.6]

SOUTHBOUND RIGHT

E [62.3]

C [21.7]

F [98.0]

C [24.9]

F [115.8] D [35.2]

SOUTHBOUND APPROACH

E [55.7]

C [28.8]

F [83.1]

C [34.0]

F [96.2]

D [40.2]

OVERALL INTERSECTION

D [44.4]

C [25.3]

E [64.6]

C [29.3]

E [71.4]

C [33.9]

EASTBOUND LEFT

------

------

C [22.8]

C [21.1]

C [23.8]

C [23.3]

EASTBOUND THROUGH

------

------

B [10.5]

B [13.7]

B [10.8]

B [14.6]

W/ NYSDOT IMPROVEMENTS

EASTBOUND APPROACH

------

------

B [14.2]

B [15.9]

B [14.6]

B [17.2]

WESTBOUND THROUGH

------

------

C [22.5]

C [22.4]

C [22.7]

C [22.8]

WESTBOUND RIGHT

------

------

B [18.2]

C [23.1]

B [18.2]

C [23.1]

WESTBOUND APPROACH

------

------

C [21.9]

C [22.6]

C [22.0]

C [22.9]

SOUTHBOUND LEFT

------

------

C [32.9]

C [32.6]

C [32.9]

C [32.6]
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TABLE NO. 2 (continued)
LEVEL OF SERVICE SUMMARY TABLE
YEAR 2005 EXISTING YEAR 2008 NO-BUILD YEAR 2008 BUILD

3.

4.

5.

LOCATION

AM

PM

AM

PM

AM

PM

SOUTHBOUND RIGHT

------

------

E [79.4]

C [24.9]

F [95.0]

D [35.2]

SOUTHBOUND APPROACH

------

------

E [65.4]

C [27.7]

E [76.9]

C [34.4]

OVERALL INTERSECTION

------

------

D 37.9]

C [22.0]

D [42.6]

C [24.8]

EASTBOUND LEFT

C [22 5]

B [18 5]

C [26 9]

C [22 9]

C [33 1]

C [33 0]

EASTBOUND THROUGH / RIGHT

A [ 5.9]

A [ 8.0]

A [ 6.2]

A [ 9.0]

A [ 6.4]

A [ 9.8]

EASTBOUND APPROACH

B [11.7]

A [ 9.9]

B [13.4]

B [11.5]

B [15.7]

B [15.1]

WESTBOUND LEFT

B [15 4]

B [14 1]

B [15 5]

B [14 3]

B [15 5]

B [14 6]

WESTBOUND THROUGH

C [28 0]

C [23 4]

C [33 3]

C [26 5]

D [40 1]

D [43 6]

WESTBOUND RIGHT

B [18 2]

A [ 6 0]

C [28 9]

A [ 6 6]

C [28 9]

A [ 6 6]

WESTBOUND APPROACH

C [22.1]

B [15.2]

C [30.6]

B [17.1]

C [33.5]

C [27.7]

NORTHBOUND LEFT / THROUGH / RIGHT

C [32.4]

C [32.4]

C [32.5]

C [32.5]

C [32.5]

C [32.5]

NORTHBOUND APPROACH

C [32 4]

C [32 4]

C [32 5]

C [32 5]

C [32 5]

C [32 5]

SOUTHBOUND LEFT / THROUGH

D [37.6]

D [41.1]

D [39.4]

D [44.7]

D [39.4]

D [44.7]

SOUTHBOUND RIGHT

B [17 7]

B [18 6]

B [18 0]

B [18 7]

B [18 1]

B [19 0]

SOUTHBOUND APPROACH

C [25.7]

C [31.0]

C [26.6]

C [33.2]

C [26.5]

C [32.6]

OVERALL INTERSECTION

C [20.1]

B [15.3]

C [25.8]

B [17.1]

C [27.9]

C [23.6]

EASTBOUND LEFT / THROUGH / RIGHT

B [11.0]

B [13.6]

B [11.5]

B [15.1]

B [11.7]

B [16.3]

EASTBOUND APPROACH

B [11.0]

B [13.6]

B [11.5]

B [15.1]

B [11.7]

B [16.3]

WESTBOUND LEFT / THROUGH / RIGHT

B [16.6]

B [15.6]

B [19.9]

B [18.4]

C [22.4]

C [21.9]

WESTBOUND APPROACH

B [16.6]

B [15.6]

B [19.9]

B [18.4]

C [22.4]

C [21.9]

NORTHBOUND LEFT / THROUGH / RIGHT

C [26.0]

C [26.5]

C [26.2]

C [26.8]

C [26.3]

C [27.0]

NORTHBOUND APPROACH

C [26.0]

C [26.5]

C [26.2]

C [26.8]

C [26.3]

C [27.0]

SOUTHBOUND LEFT / THROUGH / RIGHT

C [28.8]

C [26.7]

C [29.3]

C [27.0]

C [29.4]

C [27.2]

SOUTHBOUND APPROACH

C [28.8]

C [26.7]

C [29.3]

C [27.0]

C [29.4]

C [27.2]

OVERALL INTERSECTION

B [17.0]

B [16.3]

B [18.9]

B [18.2]

C [20.3]

C [20.3]

EASTBOUND LEFT

E (45.1)

F (362.8)

F (74.5)

F (580.9)

F (76.6) F (607.5)

EASTBOUND RIGHT

D (33.8)

D (25.2)

F (54.3)

E (36.6)

F (71.9)

EASTBOUND APPROACH

E (37.9)

F (200.2)

F (61.5)

F (318.5)

F (73.5) F (321.8)

W/ SIGNALIZATION

------

------

C [21.7]

C [22.4]

C [22.2]

U.S. ROUTE 202 & PIP SB ON/OFF RAMP

U.S. ROUTE 202 & CAMP HILL ROAD

THIELLS - MT. IVY ROAD & PIP NB OFF
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TABLE NO. 2 (continued)
LEVEL OF SERVICE SUMMARY TABLE
YEAR 2005 EXISTING YEAR 2008 NO-BUILD YEAR 2008 BUILD
LOCATION
6.

7.

AM

PM

AM

PM

AM

PM

EASTBOUND LEFT / THROUGH

A (8.2)

A (8.0)

A (8.4)

A (8.1)

A (8.4)

A (8.2)

SOUTHBOUND LEFT / RIGHT

F (626.7)

F (50.2)

F(*)

F (103.2)

F(*)

F (149.7)

W/ SIGNALIZATION

------

------

C [25.4]

B [18.7]

C [28.6]

B [19.4]

WESTBOUND LEFT / THROUGH

A (8.8)

A (9.8)

A (9.0)

B (10.2)

------

------

NORTHBOUND LEFT / RIGHT

C (18 6)

D (33 4)

C (21 5)

E (45 1)

------

------

EASTBOUND LEFT

------

------

------

------

B [17.7]

B [17.1]

EASTBOUND THROUGH / RIGHT

------

------

------

------

B [14 7]

C [27 4]

EASTBOUND APPROACH

------

------

------

------

B [14 8]

C [26 8]

WESTBOUND LEFT

------

------

------

------

B [10 3]

C [24 0]

WESTBOUND THROUGH

------

------

------

------

C [20 6]

B [19 1]

WESTBOUND RIGHT

------

------

------

------

A [ 9 2]

A [ 9 9]

WESTBOUND APPROACH

------

------

------

------

B [19 6]

B [17 8]

PIP SB ON/OFF RAMP & QUAKER ROAD

U.S. ROUTE 202 & SHOPPING CENTER

U.S. ROUTE 202 & PROPOSED SITE

8.

9.

NORTHBOUND LEFT / THROUGH / RIGHT

------

------

------

------

D [37.5]

D [38.1]

NORTHBOUND APPROACH

------

------

------

------

D [37.5]

D [38.1]

SOUTHBOUND LEFT

------

------

------

------

D [40.8]

D [46.8]

SOUTHBOUND THROUGH / RIGHT

------

------

------

------

D [37.3]

D [37.8]

SOUTHBOUND APPROACH

------

------

------

------

D [39 8]

D [44 3]

OVERALL INTERSECTION

------

------

------

------

B [19.7]

C [24.5]

EASTBOUND THROUGH / RIGHT

B [15 7]

C [22 2]

B [17 0]

C [27 7]

B [17 5]

C [34 8]

EASTBOUND APPROACH

B [15 7]

C [22 2]

B [17 0]

C [27 7]

B [17 5]

C [34 8]

U.S. ROUTE 202 & PACESETTER

WESTBOUND LEFT

B [10 0]

B [16 8]

B [10 8]

B [19 8]

B [11 1]

C [21 7]

WESTBOUND THROUGH

A [ 7 9]

A [ 6 7]

A [ 8 8]

A [ 7 0]

A [ 9 3]

A [ 7 4]

WESTBOUND APPROACH

A [ 8 1]

A [ 9 4]

A [ 8 9]

B [10 5]

A [ 9 4]

B [11 1]

NORTHBOUND LEFT

C [32.6]

C [35.5]

C [32.7]

C [35.9]

C [32.7]

C [35.9]

NORTHBOUND RIGHT

C [33.0]

C [34.2]

C [33.0]

C [34.4]

C [33.0]

C [34.4]

NORTHBOUND APPROACH

C [32.8]

D [35.0]

C [32.9]

D [35.4]

C [32.9]

D [35.4]

OVERALL INTERSECTION

B [12.3]

B [18.3]

B [13.3]

C [21.2]

B [13.7]

C [24.6]

WESTBOUND LEFT / THROUGH

A (9.2)

A (9.9)

A (9.5)

B (10.4)

A (10.0) B (11.1)

NORTHBOUND LEFT / RIGHT

F (67.2)

D (33.8)

F (139.6)

E (46.7)

F (244.7) F (83.7)

U.S. ROUTE 202 & RAMAPO PLAZA
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TABLE NO. 2 (continued)
LEVEL OF SERVICE SUMMARY TABLE
YEAR 2005 EXISTING YEAR 2008 NO-BUILD YEAR 2008 BUILD
LOCATION
10.

AM

PM

AM

PM

AM

PM

EASTBOUND LEFT

A [5.0]

A [4.4]

A [5.5]

A [4.9]

A [5.5]

A [5.1]

EASTBOUND THROUGH

A [3.3]

B [10.4]

A [3.4

B [16.6]

A [3.5]

B [19.1]

EASTBOUND APPROACH

A [3.4]

A [9.9]

A [3.5

B [15.6]

A [3.6]

B [17.8]

NORTHBOUND THROUGH/RIGHT

C [25.1]

B [12.6]

D [41.5

B [14.2]

D [44.2]

B [15.1]

NORTHBOUND APPROACH

C [25.1]

B [12.6]

D [41.5

B [14.2]

D [44.2]

B [15.1]

SOUTHBOUND LEFT

D [36.8]

D 36.1]

D [36.9

D [36.1]

D [36.9]

D [36.1]

SOUTHBOUND RIGHT

C [25.8]

C [24.2]

C [26.1

C [24.3]

C [26.1]

C [24.3]

SOUTHBOUND APPROACH

C [28.4]

C [27.4]

C [28.6

C [27.4]

C [28.6]

C [27.4]

OVERALL INTERSECTION

B [18.4]

B [11.3]

C [28.1

C [15.4]

C [29.5]

B [17.1]

U.S. ROUTE 202 & MARTINO WAY

Source: John Collins Engineers, 2005.

3.5.5

No-Build Traffic Conditions

Based on historical data, the annual background growth for the area is between 1½ percent to 2
percent. To account for normal background growth as well as other potential traffic growth in the
area, the analysis conducted for the Year 2005 Existing Traffic Volumes were increased by a
total background growth of 10 percent.
The Traffic Impact Study was completed to address conditions both with and without the Minisceongo Park development. According to the project’s traffic engineer, at the time the Traffic
Impact Study was initiated, the Towns of Ramapo and Haverstraw were consulted relative to
significant projects in the area. One significant project in the area includes the Encore Haverstraw development in the Town of Haverstraw (Exit 14). Based on that study, the Encore Haverstraw development would add minimal traffic to the study area locations. There is also a
potential development in the Town of Ramapo (Patrick Farm), which is in the concept planning
stage. Therefore, based on a review of pending projects, the Traffic Impact Study used a
conservatively high growth factor to account for the effect of traffic from other potential projects.
The normal growth factor of 1.5% to 2% was increased to over a 3% growth factor to account
for this other development traffic. As any other developments come along in the area, they
would have to include the Minisceongo Park traffic as part of their study. In any event, if other
developments become known or are advanced at the time of preparation of the Minisceongo
Park FEIS, an additional analysis can be prepared to address them if necessary.
The No-Build Traffic Volumes are shown on Figures No. 3.5-4 and 3.5-5 for the Weekday Peak
AM and Weekday Peak PM hours, respectively. No-Build levels of service are shown in the
Level of Service Summary Table 3.5-2.
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3.5.6

Build Traffic Conditions

In order to estimate the anticipated amount of traffic to be generated by the Minisceongo Park
development during peak hours, information published by the Institute of Transportation
Engineers (ITE) as contained in their publication entitled, “Trip Generation”, 7th Edition, November 2003, was utilized. The total number of dwelling units and the total amount of commercial
space are multiplied by the applicable trip generation rates published in the ITE manual to
derive the total number of vehicles that would enter and exit the project during the AM and PM
peak hours.
Tables 3.5-3 and 3.5-4 summarize trip generation rates and the number of trips assigned to the
project components. The project will generate approximately 195 vehicular trips in the weekday
AM peak hour, and 369 vehicular trips in the weekday PM peak hour. The commercial development portion of the project was evaluated as a bank and a medical office space building. Subsequent to completion of the Traffic Impact Study, the commercial office building was reduced
from 10,000 square feet to 7,000 square feet. Thus, the trips generated from the commercial
space on the site are slightly overstated in this DEIS. According to John Collins Engineers, the
typical bank drive-thru can expect a peak queue of approximately 8 vehicles per lane.
Table 3.5-3
Project Site Trip Generation Rates
Trip Rates
AM Peak Hour
1

PM Peak Hour

Saturday Peak Hour

Land Uses (size) {ITE Code}

Enter

Exit

Enter

Exit

Enter

Exit

Townhouse Units - 279 units {230}*

0.07

0.35

0.34

0.16

0.24

0.20

Drive In Bank - 4,200 square feet {912}**

6.91

5.43

22.87

22.87

18.91

18.17

Commercial - 10,000 square feet {720}**

1.96

0.52

1.00

2.72

2.07

1.56

1

Trip Generation, Institute of Transportation Engineers, 7th edition, Washington DC, 2003.
*Trip generation rates for residential are per unit.
**Trip generation rates for commercial uses are per 1,000 square feet
Note: Subsequent to completion of Traffic Impact Study, commercial development on the Minisceongo Park site
plan was reduced to 7,000 square feet. Trips will be slightly overstated.

Table 3.5-4
Project Site Trip Generation
Trips
AM Peak Hour
Land Uses (size) {ITE Code}1

Enter

Exit

Townhouse Units - 279 units {230}

20

98

118

Drive In Bank - 4,200 square feet {912}

29

23

Commercial - 10,000 square feet {720}

20

Total

69

1

PM Peak Hour

Total Enter

Saturday Peak Hour

Exit

Total

Enter

Exit

Total

95

45

140

67

56

123

52

96

96

192

79

76

155

5

25

10

27

37

21

16

37

126

195

201

168

369

167

148

315

Trip Generation, Institute of Transportation Engineers, 7th edition, Washington DC, 2003.
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Based on the results of the traffic counts conducted for the Traffic Impact Study, a review of the
other existing traffic volumes on the area roadway, and other pertinent population data including
the 2000 Census Journey to Work Data, the expected arrival/departure distributions were identified. Figure 3.5-6 shows the anticipated arrival/departure distribution.
The trips projected for the AM and PM peak hours were distributed over the project network
(see Figures 3.5-7 and 3.5-8).
The project-generated traffic was added to the No-Build traffic to produce the Build traffic condition. Figures 3.5-9 and 3.5-10 show traffic volumes for the Build condition.
In order to evaluate existing and future traffic operating conditions for the area intersections,
capacity analyses were conducted utilizing the procedures described above. The capacity
analysis worksheets are contained in Appendix E of the DEIS. The following is a brief description of each of the intersections analyzed, the results of the capacity analyses and any corresponding recommended improvements. Build Traffic Levels of Service are shown in the Level of
Service Summary Table 3.5-2.
The Traffic Impact Study addresses intersections which are expected to experience levels of
service E or F under future conditions and recommends signalization where appropriate. It
should be noted that locations which are experiencing delays under Existing and Future
No-Build conditions should be monitored for future signalization. The Traffic Impact Study
outlines the NYSDOT improvement project (PIN 8093.48) which will improve the operation of
the U.S. Route 202 and Theills-Mt Ivy Road intersection. A copy of the Intersection Plan is
included as an appendix to the Traffic Impact Study included as Appendix E.
The results of the traffic analysis are presented below. Overall, the site access improvements,
including an actuated signal, will be undertaken by the project sponsor as part of the Highway
Work Permit process with the NYS DOT. The Applicant is also committed to a fair share contribution to improvements at Quaker Road and the PIP southbound on/off ramp. Other area
improvements are planned by the NYS DOT on Route 202 including the intersections of Route
45 and Theills-Mt Ivy Road. These are being completed regardless of the Minisceongo project.
It is noted that for signalized intersections described below, the traffic signals are fully actuated.
1. U.S. Route 202 and NYS Route 45
NYS Route 45 intersects with U.S. Route 202 at a signalized intersection.
Capacity analyses conducted utilizing the Year 2005 existing traffic volumes indicate that the
intersection is currently operating at an overall Level of Service “C” during the weekday peak
AM hour and at an overall Level of Service “D” during the weekday peak PM hour.
In the 2008 No-Build condition, the intersection is projected to operate at an overall Level of
Service “C” during the peak AM hour and at an overall Level of Service “D” during the peak PM
hour.
For the 2008 Build condition, the intersection will continue to operate at an overall Level of
Service “C” during the peak AM hour and at an overall Level of Service “D” during the peak PM
hour.
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2. U.S. Route 202 and Thiells - Mt. Ivy Road
Thiells - Mt. Ivy Road intersects with U.S. Route 202 opposite an existing Park and Ride facility
at a signalized intersection.
In the 2005 Existing condition, the intersection is operating at an overall Level of Service “D”
during the weekday peak AM hour and at an overall Level of Service “C” during the weekday
peak PM hour.
In the 2008 No-Build condition, the intersection is projected to operate at an overall Level of
Service “E” during the peak AM hour and at an overall Level of Service “C” during the peak PM
hour.
In the 2008 Build condition, the intersection will continue to operate at an overall Level of
Service “E” during the weekday peak AM hour and will continue to operate at an overall Level of
Service “C” during the weekday peak PM hour.
The NYSDOT plans to improve (P.I.N. 8093.48) this intersection by eliminating the existing park
and ride entrance opposite Thiells - Mt. Ivy Road and replacing it with a right turn entry only
driveway to the west and a right turn exit only driveway to the east. In addition, the U.S. Route
202 westbound approach will be widened to provide an additional through lane which will tie into
the westbound right turn lane at the Palisades Interstate Parkway southbound on/off ramp. As
part of this project, the U.S. Route 202 eastbound right turn lane at NYS Route 45 will be
extended to the west past the Thiells - Mt. Ivy Road intersection. Construction of these improvements has already begun and is planned to be completed by the end of 2006.
With improvements in place, an improved, overall Level of Service “D” will result during the
weekday peak AM hour and an overall Level of Service “C” will be maintained during the
weekday peak PM hour.
3. U.S. Route 202 and PIP Southbound On/Off Ramp
The Palisades Interstate Parkway Southbound On/Off Ramp intersects with U.S. Route 202
opposite the Mt. Ivy Diner at a signalized intersection.
In the 2005 Existing condition, the intersection operates at an overall Level of Service “C” during
the weekday peak AM hour and at an overall Level of Service “B” during the weekday peak PM
hour.
In the 2008 No-Build condition, the intersection is projected to operate at an overall Level of
Service “C” during the peak AM hour and at an overall Level of Service “B” during the peak PM
hour.
In the 2008 Build condition, the intersection will continue to operate at an overall Level of
Service “C” during the peak AM hour and will continue to operate at an overall Level of Service
“B” during the peak PM hour.
With the construction of the proposed Minisceongo Park development, this segment of Route
202 will be widened and will provide additional storage for the U.S. Route 202 eastbound left
turn. This widening, together with the coordination of the traffic signal at the Minisceongo Park
development, will improve operating conditions at this location.
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4. U.S. Route 202 and Camp Hill Road
Camp Hill Road intersects with U.S. Route 202 at a signalized intersection.
In the 2005 Existing condition, the intersection operates at an overall Level of Service “B” during
the weekday peak AM and weekday peak PM hours.
The 2008 No-Build analysis indicates that the intersection is projected to operate at an overall
Level of Service “B” during the peak AM and peak PM hours.
Capacity analyses conducted for the 2008 Build condition indicate the intersection will operate
at an overall Level of Service “C” during the weekday peak AM and weekday peak PM hours.
5. Thiells - Mt. Ivy Road and PIP Northbound Off Ramp
The Palisades Interstate Parkway Northbound Off Ramp intersects with Thiells - Mt. Ivy Road at
an unsignalized intersection.
Capacity analyses for the 2005 Existing condition indicate that the PIP Northbound Off Ramp is
currently operating at a Level of Service “E” during the weekday peak AM hour and at a Level of
Service “F” during the weekday peak PM hour.
Capacity analyses for the 2008 No-Build and 2008 Build conditions indicate that the PIP Northbound Off Ramp will operate at a Level of Service “F” during the weekday peak AM and PM
hours.
In order to improve the operation of this intersection regardless of the proposed development, a
traffic signal would be required. A copy of the traffic signal warrant analysis for this intersection
is included in Table A of Appendix E of this DEIS. Table A shows that the intersection currently
meets 8-hour warrant (Warrant 1). With signalization, this intersection will operate at an overall
Level of Service “C” during both the weekday peak AM and PM hours for the 2008 No-Build and
Build conditions.
6. PIP Southbound On/Off Ramp and Quaker Road
Quaker Road intersects with the Palisades Interstate Parkway Southbound On/Off Ramp at an
unsignalized intersection.
Capacity analyses conducted for the 2005 Existing condition indicate that the Quaker Road
approach is currently operating at a Level of Service “F” during the weekday peak AM and
weekday peak PM hours.
Capacity analyses for the 2008 No-Build and 2008 Build conditions indicate that the Quaker
Road approach will operate at a Level of Service “F” during the weekday peak AM and PM
hours.
In order to improve the operation of this intersection regardless of the proposed development, a
traffic signal would be required as well as a separate left turn lane to Quaker Road. A copy of
the traffic warrant analysis for this intersection is included in Appendix E. According to Table B
of the appendix, this intersection does not currently meet 8-hour warrants. Therefore, it is
recommended that the intersection continue to be monitored in the future. A fair share
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contribution could be made to the signal if warranted. With these improvements, this intersection will operate at an overall Level of Service “C” or better during the weekday peak AM and
PM hours for the 2008 No-Build 2008 Build conditions.
7. U.S. Route 202 and Proposed Site Access
As previously discussed, access to the Minisceongo Park is proposed via a full movement
access road to U.S. Route 202 to be constructed opposite an existing shopping center
driveway.
In order to accommodate turning movements to and from the Minisceongo Park site as well as
improve the access to the existing shopping center, it is recommended that a separate left turn
lane on U.S. Route 202 be constructed. In addition, it is also recommended that a separate right
turn lane on U.S. Route 202 for traffic entering the site be constructed. The proposed driveway
should be constructed to provide two exiting lanes. A traffic signal should be installed to control
the turning movements at this location.
Capacity analyses conducted with these improvements indicate that this intersection will
operate at an overall Level of Service “C” or better during the weekday peak AM PM hours.
8. U.S. Route 202 and Pacesetter Shopping Center
The Pacesetter Shopping Center intersects with U.S. Route 202 at a signalized intersection.
Capacity analyses for the 2005 Existing condition indicate that the intersection is operating at an
overall Level of Service “B” during the weekday peak AM and PM hours.
Capacity analyses for the 2008 No-Build condition indicate that the intersection is projected to
operate at an overall Level of Service “B” during the weekday peak AM hour and is projected to
operate at an overall Level of Service “C” during the weekday peak PM hour.
Capacity analyses for the 2008 Build condition indicate that the intersection will continue to
operate at an overall Level of Service “B” during the peak AM hour and at an overall Level of
Service “C” during the peak PM hour.
9. U.S. Route 202 and Ramapo Plaza
Ramapo Plaza intersects with U.S. Route 202 at an unsignalized intersection.
In the 2005 Existing condition the intersection is operating at a Level of Service “F” during the
weekday peak AM hour and at a Level of Service “D” during the weekday peak PM hour.
In for the 2008 No-Build condition indicate that the intersection will operate at Level of Service
“F” during the weekday peak AM hour and at a Level of Service “E” during the weekday peak
PM hour.
Capacity analyses for the 2008 Build condition indicate that the intersection will operate at Level
of Service “F” during the weekday peak AM and PM hours.
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With the construction of the proposed Minisceongo Park development, this section of U.S.
Route 202 will be widened. This widening, together with the coordination of the traffic signal at
the Minisceongo Park development, should improve operating conditions at other driveways
including Ramapo Plaza. The signalization of the proposed site access connection to Route 202
will provide some increase in gaps along Route 202 which should benefit the traffic exiting the
Ramapo Plaza development. The need for signalization of that driveway is primarily a function
of the traffic generated entering and exiting that site and would have to be monitored in the
future.
10. U.S. Route 202 and Martino Way
Martino Way intersects with U.S. Route 202 at a signalized intersection. Capacity analyses for
the 2005 Existing condition indicate that the intersection is operating at an overall Level of
Service “B” during the weekday peak AM and PM hours.
Capacity analyses for the 2008 No-Build and 2008 Build conditions indicate that the intersection
will operate at overall Levels of Service “C” and “B” during the weekday peak AM and PM
hours, respectively.
3.5.7 Saturday Traffic Conditions
In order to assess Saturday traffic conditions, John Collins Engineers compared the weekday
peak PM existing traffic volumes analyzed in the October 11, 2005 Traffic Impact Study with the
Saturday peak hour traffic counts at two key locations. Based upon this comparison, it was
found that the Saturday traffic volumes were significantly lower than those during the weekday
peak PM hour. For example, at the U.S. Route 202/PIP southbound on/off ramp intersection,
the total intersection traffic volume for the weekday PM peak hour is 2215 vehicles while the
Saturday peak hour traffic volume is 1905 vehicles. At the U.S. Route 202/Thiells-Mt. Ivy Road
intersection, the total intersection traffic volume for the weekday peak PM hour is 2530 vehicles
while the Saturday peak hour traffic volume is 2230 vehicles.
The proposed project will generate less traffic during the Saturday Peak Hour then during the
weekday peak PM hour. Thus, the Saturday traffic conditions will be less critical than the
weekday peak PM hour.
Saturday conditions have been evaluated in the Traffic Impact Study, even though this time
period was determined to be less critical than the weekday PM peak hour, due to lower existing
and future traffic volumes during the Saturday peak hour. The traffic volume graphics, Level of
Service summary tables, and capacity analyses are included in Appendix E of the DEIS.
3.5.8 Sight Distance
The Traffic Impact Study identifies various speed limits on the area roadways. The access to the
site was designed to align with the existing shopping center driveway and to comply with the
recommendations of the NYS DOT. The sight distance provided at this location will satisfy both
NYS DOT and AASHTO sight distance criteria. The proposed access point will be signalized,
providing a measure of traffic control which duplicates the objectives of recommended sight
distances.
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3.5.9 Impact to Barr Laboratories
The traffic analysis evaluated the operations at the intersection of Quaker Road and the
Palisades Interstate Parkway on/off ramp. The analysis includes evaluation of Existing, No-Build
and Build conditions. The Existing conditions includes traffic generated by the Barr Labs facility
including the trips at this key location. As specified in the Traffic Study, improvements to this
location should be considered with or without the project including potential signalization.
Similarly, the Barr Labs traffic at other area intersections was included in the analyses.
3.5.10 Impact to Summer Day Camps
Area summer day camps were contacted to determine their hours of operation, typical transportation schedules, and use of local roads. Five summer day camps were determined to be in
relative proximity to the project site based on a review of addresses for these establishments Tim Miller Associates received responses from four of the camps:
y
y
y
y
y

Cavaliers Summer Day Camp, Pomona, NY (no response)
Deer Kill Day Camp, 54 Wilder Road, Suffern, NY
Camp Ramaquois, 30 Mountain Road, Pomona, NY
Gate Hill Day Camp, Route 106, Stony Point, NY
Deer Mountain Day Camp, 63 Call Hollow Road, Pomona, NY

In general, the day camps shared limited information on their operations.1 The four day camps
that were interviewed indicated that their summer hours of operation are generally from 9 AM to
4 PM; Gate Hill opens earlier at 8:30 AM. The camps operate from the end of June to mid-end
of August. The camps utilize mini-buses and vans; camp representatives indicate that the
children are not dropped off by parents or guardians. Most vans/buses travel to and from southerly locations, and many travel on portions of Route 202 and on the Palisades Interstate
Parkway in the vicinity of the project site. Deer Kill has an enrollment of approximately 400
students and utilizes 25 vans. Camp Ramaquois enrolls approximately 800 students. The other
two camps did not disclose information on student enrollment. Deer Kill indicated that approximately 30 cars were parked on-site for staffers. Gate Hill indicated that it students are dropped
off in 20 mini-buses and approximately 60 staff vehicles travel to and from the site. Deer
Mountain has approximately 150-200 staff. The camps indicated that there were typically two
persons per staff vehicle. Based on the schedule above, the camps let out prior to the critical
PM peak hour of operation.
The Traffic Impact Study is based on typical traffic conditions and includes the effect of school
bus traffic, commuter traffic and the peak hour site generated traffic. During summer months
when day camps are in session, the commuter traffic on the road system is typically between
5-10 percent lower than normal conditions. For residential developments, summer traffic
generation during peak hours would also be typically 5-10 percent lower due to vacations, etc.
Based on this, during summer months, the overall peak hour traffic volumes for the project as
well on the road system would be lower and therefore, would be less critical than that analyzed
in the DEIS.

1

Phone interviews with Ms. Karen Roe (Deer Kill); Ms. Joan Orilia (Ramaquois); Ms. Mary Morgiewicz
(Gate Hill); and “Josh” (Deer Mountain), May 22, 2006.
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3.5.11 Traffic from Construction Activity
The construction fill phase will require the importation of fill suitable for the surcharge and
surface compaction program. During the surcharge phase, approximately 100,000 cubic yards
(gross) of fill will be brought to the site via 20 cubic yard (28 ton) trucks. From Monday to
Friday, the project sponsor would allow the delivery of soil from 7 AM to 5 PM. The site would
receive and spread one (1) truckload of fill every 5 minutes, which would be 12 truckloads delivered to the site per hour. On a daily basis, it is estimated that the project site would receive 120
truckloads of fill per day totaling 2,400 cubic yards of fill. On Saturdays, construction would
occur between the hours of 8 AM and 4 PM (8 hour workday). Based on 12 truck deliveries per
hour, a total of 96 trucks would travel to and from the site, delivering approximately 1,920 cubic
yards of fill. Thus, each week from Monday through Saturday, 13,920 cubic yards of fill would
be delivered to the site. Based on these estimates, it would be approximately 7.2 weeks to
complete the surcharge portion of the fill operation.
An additional 349,000 cubic yards of fill is required to grade the remainder of the site. Based on
the same delivery schedule identified above (6 days per week, 10-hour weekdays and 8-hour
Saturdays, 12 truck deliveries per hour), it would take approximately 25 weeks to receive fill for
the remainder of the project if the deliveries are performed on a continuous basis.
According to the project sponsor, fill brought to the site from locations south and west of the
project site would utilize the following roads: Route 202 east directly to the site; north on Route
306 to Route 202 east to the site; and, Route 45 north to Route 202 and then west to the site.
From the north, it is anticipated that trucks would travel Route 17 south to Route 202 east to the
project site. If fill is coming from locations east of the project site, it is anticipated that trucks
would travel the New York State Thruway west to Exit 12, to Route 303 north, to Route 9W, and
then travel Route 202 west to the project site. It is unknown what the likely trip distribution
would be, as it would vary depending on the source of fill. However, for SEQRA purposes, a
worst-case analysis was conducted which examined the impacts of all truck using the Route
202/Route 45 intersection which experiences the highest traffic volumes of all intersections
studied.
An analysis of the impact which can be expected from truck traffic (12 truck trips entering and
12 truck trips exiting) during the surcharge operation was conducted by Tim Miller Associates,
Inc., for the intersection of Route 202 and Route 45. This intersection was selected based upon
anticipated routing of the trucks described above. The analysis was conducted for the PM peak
hour. Because the surcharge and fill operation would precede site construction and occupancy
of the project, the analysis of truck trips is based on the addition of truck traffic to the Existing
Condition traffic volumes, plus two percent (2%) traffic growth based on the minimum anticipated time it would take to get through the site plan/SEQRA review and decisionmaking
process.
There was no change to the level of service at any of the approaches or to the overall level of
service at this intersection. However, each approach experienced additional delays of one to
three seconds. The overall intersection delay increased from 36.1 seconds to 38.2 seconds.
Thus, it is anticipated that the additional trucks on the road would introduce some delay, but not
to the extent that said delay is considered significant. Refer to the traffic appendix for a copy of
the surcharge level of service analysis.
After the fill phase, the greatest volume of construction traffic is expected to occur at the beginning of the construction when rough grading is conducted, and when asphalt and building
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materials are transported to the site.
It is anticipated that most construction trips would travel to and from the site via NYS Route 202.
All construction vehicles will use the proposed main access to Route 202 for ingress and
egress. Construction vehicles and employees will park on-site at all times. Materials and equipment will be stored on site to minimize vehicle trips.
3.5.12 Pedestrian Circulation
There were no pedestrians observed during the traffic counts external to the project site.
Sidewalks are proposed around the community center buildings on site to facilitate pedestrian
movement within the Minisceongo Park environment. An informal walking path is also proposed
as shown in the accompanying site plan.
The applicant will consult with NYS DOT to determine designs that will encourage pedestrian
connections between the north and south sides of Route 202, including push button sidewalk
crossings, safe haven center islands, and other applicable measures. Such measures would
likely be installed at the main access drive.
3.5.13 Parking
The Minisceongo Park site plan provides the parking requirements for the various components
of the project. These are based on minimum parking standards set forth in the Town of
Haverstraw and Ramapo zoning codes summarized in Table 3.5-5. Table 3.5-5 also summarizes the project’s proposed parking spaces. As the site plan progresses, the layouts will be
refined, and the parking requirements for the various uses will be met. The proposed community
building is an accessory use allowed in the RG district. Specifically, “personal recreational facilities, such as swimming pools or tennis courts, for use only by residents and guests” are
allowed. The Haverstraw zoning regulations do not specify minimum parking requirements for
this type of accessory use. The Town's engineering consultant for this project has suggested
that one (1) parking space per 300 square feet of gross floor area be provided for the community center. It is the project sponsor’s opinion that sufficient parking has been provided to meet
on-site parking demand created by residents and their guests that would utilize the facility.
Table 3.5-5
Parking Requirements
Use

Size

Requirement

Parking
Required
328
230

Parking
Proposed
462
235

Townhouse Units - Haverstraw
Townhouse Units - Ramapo

164 units
115 units

2 per dwelling unit
2 per dwelling unit

Community Center and
Recreation

9,000 square feet

1 per 300 square feet

30

31

Bank - Ramapo
4,200 square feet
Commercial - Ramapo
7,000 square feet
Total
Source: Tim Miller Associates, 2005.

1 per 200 square feet
1 per 200 square feet

21
50
629

16
60
804

3.5.14 Mass Transit
Rockland County Department of Public Transportation provides public bus transportation for the
project area. Transport of Rockland (TOR) provides mass transit service through six main lines
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and three loop bus routes to serve the County. The closest bus route to the project site is the
TOR 95 Route providing service from Haverstraw to Rockland Community College in Ramapo
along Routes 202 and 306. Connections are available to TOR Route 91 and 94. The T.R.I.P.S.
System, also run by Rockland County, provides para-transit service to senior citizens and
persons with disabilities. A full description of the Rockland County bus service provided by
Rockland County Department of Public Transportation including fares and schedules is available at www.co.rockland.ny.us/PublicTrans/index.htm.
The TOR Ferry Express Bus provides express bus service along NYS Route 202 from the
Mount Ivy Park and Ride lot along NYS Route 202 to the Haverstraw/Ossining Ferry Station, in
Haverstraw.
With the development of Minisceongo Park, coordination with the Rockland Department of
Public Transportation will be undertaken to provide an on-site bus stop to accommodate
residents. These will be coordinated during the site plan approval process. The design of the
entry and roundabout allows use by public jitney bus service, however, the applicant does not
propose to provide private jitney service as part of the project.
3.5.15 Mitigation Measures
According the results of the Traffic Impact Study (Appendix E), there are certain existing traffic
delays occurring during peak periods. With the completion of the improvements to NYS Route
202, completion of the improvements underway at the PIP/Thiells-Mt. Ivy Road intersections,
the installation of a traffic signal at the proposed site access, and other mitigation measures
discussed in Section 3.5.6 above, the traffic to and from Minisceongo Park can be accommodated and mitigated. Traffic flow and public safety along the frontage of the site will be provided
as a result of the proposed road improvements and project mitigation measures.
Site access improvements, including an actuated signal, will be undertaken by the project
sponsor as part of the Highway Work Permit process with the NYS DOT. The Applicant is also
committed to a fair share contribution to improvements at Quaker Road and the PIP southbound
on/off ramp. Other area improvements are planned by the NYS DOT on Route 202 including the
intersections of Route 45 and Thiells-Mt Ivy Road. These are being completed regardless of the
Minisceongo project.
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Figure 3.5-2: 2005 Existing AM Peak Hour Traffic
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Figure 3.5-3: 2005 Existing PM Peak Hour Traffic
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Figure 3.5-4: 2008 No Build AM Peak Hour Traffic
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Figure 3.5-5: 2008 No Build PM Peak Hour Traffic
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Figure 3.5-6: Arrival/Departure Distribution
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Figure 3.5-7: AM Site Generated Traffic
Minisceongo Park

File 04124 12/06/05
JS\04124

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

Source: John Collins Engineers, P.C.
Date: October, 2005

Towns of Haverstraw & Ramapo, Rockland County, New York

Figure 3.5-8: PM Site Generated Traffic
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Figure 3.5-9: 2008 Build AM Peak Hour Traffic
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3.6 Historic and Archaeological Resources
3.6.1 Existing Conditions
Historic Resources
One acre of the project site is currently used by an automotive repair garage business. No other
structures exist on the site.
National & State Register of Historic Places
The New York State Office of Parks, Recreation and Historic Preservation (OPRHP), State
Historic Preservation Office (SHPO), assists municipalities, organizations and individuals in
identifying, evaluating, and preserving state historic and archaeological resources. The SHPO
administers programs authorized by the National Historic Preservation Act of 1966 and the New
York State Historic Preservation Act of 1980. SHPO also evaluates the potential effect of
proposed projects on historic and archaeological resources in accordance with the regulations
implementing SEQRA.
In making its evaluations, the following criteria are used by SHPO to determine if a property is
eligible for listing on the State Register of Historic Places. A property and/or structure has
significance in American history, architecture, archeology, engineering, or culture if it possesses
integrity of location, design, setting, materials, workmanship, feeling, and association, and:
y

is associated with events that have made a significant contribution to the broad
patterns of our history; or

y

is associated with the lives of persons significant in our past; or

y

embodies the distinctive characteristics of a type, period, or method of construction,
or that represent the work of a master, or that possess high artistic values, or that
represent a significant distinguishable entity whose components may lack individual
distinction; or

y

yields, or may be likely to yield, information important in prehistory or history.

Cemeteries, birthplaces or graves of historical figures, properties owned by religious institutions
or used for religious purposes, structures that have been moved from their original locations,
reconstructed historic buildings, properties primarily commemorative in nature, and properties
that have achieved significance within the past 50 years are not ordinarily considered eligible for
the State and National Registers. However, these types of properties will qualify if they are
integral parts of districts that do meet the criteria or if they fall within the following categories:
y

a religious property deriving primary significance from architectural or artistic distinction or historical importance; or

y

a building or structure removed from its original location but which is significant
primarily for architectural value, or which is the surviving structure most importantly
associated with a historic person or event; or

y

a birthplace or grave of a historical figure of outstanding importance if there is no
other appropriate site or building directly associated with his productive life; or
Minisceongo Park DEIS
3.6-1

Historic Resources
November 8, 2006
y

a cemetery that derives its primary significance from graves of persons of transcendent importance, from age, from distinctive design features, or from association with
historic events; or

y

a reconstructed building when accurately executed in a suitable environment and
presented as part of a restoration master plan, and when no other building or structure with the same association has survived; or

y

a property primarily commemorative in intent if design, age, tradition, or symbolic
value has invested it with its own historical significance; or

y

a property achieving significance within the past 50 years if it is of exceptional importance.

According to the OPRHP interactive website, the Palisades Interstate Parkway (PIP), located in
proximity to the Minisceongo Park property, is listed on the National Register of Historic Places.
The existing structure, currently used as an automotive repair garage, is a modern structure
that does not meet the requirements for eligibility for the State or National Registers and is not
considered to have historic value.
Rockland County Comprehensive Plan
The Rockland County Comprehensive Plan, titled River to Ridge and dated 2001, includes a
map showing locations of historic sites and districts in the county, based on a survey conducted
by the Rockland County Historical Society. The survey identifies historic structures and districts
within Rockland County, categorizing historic buildings by either Revivals and Victorian Periods
or Dutch Colonial and Federal Periods. The map in the Comprehensive Plan is very general, as
shown in Figure 3.9-1, and specific addresses were not indicated.
There are no historic districts in the Town of Ramapo. Of the 15 National Register sites in the
county, only four are located in the Town of Ramapo and none of these properties are located
adjacent to the project site.1
According to the Rockland County Planning Department, there are no locally known historic
buildings or sites adjacent to the project site in the Town of Haverstraw.2
Town of Ramapo planning department personnel have indicated that a cemetery had been
located on the project site prior to the mining activities that had been conducted there.
According to a survey map prepared in 1947 for the proposed construction of the Palisades
Interstate Parkway, a 1.56 acre cemetery, in the ownership of "Katherine Onderdonk", was
located at the southwest corner of the project site straddling the Ramapo/Haverstraw town line
near the current intersection of Route 202 with the PIP access road.
According to the Genealogical Society of Rockland County, a cemetery had been located on
the project site, known as the Coe/Gurnee family burial plot. This plot was shown on a 1936
Works Progress Administration (WPA) Survey for Clarkstown, New York, identified as "No. 73,
Haverstraw". The plot contained approximately 25-30 graves with headstones dating from 1809
to 1912. By 1958, the cemetery was in poor condition, with many of the headstones missing.

1

2

Helen Kenny-Burrows, phone conversation, September 26, 2005.
Tara Herman, email correspondence, September 19, 2005.
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Those that remained were moved to the Brick Church Cemetery in Spring Valley.3 Follow-up
discussions with Superintendent Paul Neil of the Brick Church Cemetery indicates that the Coe
family graves were moved from the Coe/Gurnee family burial plot to the church cemetery in
1966. It is expected that any remaining burial plots were relocated at this time prior to mining
activities occurring on this portion of the project site.
Archaeological Resources
Section 14.09 of the New York State Historic Preservation Act of 1980 establishes a review
process for activities carried out by a state agency that may affect historic or cultural properties.
If a project requires any permits or is receiving funding/grants or any other approvals from State
agencies, review by OPRHP is required.
Minisceongo Park is located on a site that has been disturbed significantly by previous mining
activities. A review of United States Geological Survey (USGS) maps (Thiells Quadrangle)
shows the extent of mining activities on the site. The 1938 USGS Thiells Quadrangle map
shows no indication of mining on the site, however by 1955, one mining symbol is present
towards the eastern portion of the site, west of the 400-foot contour line. By 1982, the entire
eastern half of the site, excluding only wetlands areas, was mined.
A series of aerial photos, dating from 1958 to 2000 also show significant disturbance to the
upland portion of the project site. The first of these photos, dated May 10, 1958, shows a large
portion of the middle of the project site cleared of vegetation. In a second photo from 1977, a
series of dirt roads are apparent and the area of clearing had expanded, though most activities
were being conducted at the center of the project site. Disturbance can be seen throughout all
but the very fringes of the upland portions of the site. Aerials from both 1984 and 2000 show
gradual re-vegetation.
It is evident from the review of USGS Quadrangle maps and aerial photos that the project site
was heavily disturbed between 1955 and 1982. As a result, any prehistoric artifacts would have
been removed, disturbed or destroyed along with excavation activities. The above mentioned
aerial photos and quadrangle maps were sent to the NYS OPRHP for agency review.
3.6.2 Potential Impacts
Historic Resources
As mentioned previously, there are no buildings eligible or on the state or national registers of
historic places, nor historic resources identified by the Rockland County Historical Society, on,
adjacent to or within the viewshed of the proposed project. Thus, the Minisceongo Park
development is not anticipated to impact any historic structures.
The Palisades Interstate Parkway (PIP) is listed on the National Register of Historic Places and
is located adjacent to the project site, resulting in the potential for the project to impact views
from the PIP. To determine whether the project would be visible from the PIP, field visits and
photos were taken of the site from the PIP right-of-way.
Based on this field survey, the site’s visibility from the PIP is extremely limited. The existing
vegetation located in the right-of-way of the PIP limits visibility of the site. The site can be
3

Marie Koestler, Genealogical Society of Rockland County, email correspondence, August 15, 2005.
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viewed from the Route 202 overpass where there is no vegetation in the right-of-way. However,
at this location, the existing guardrail blocks views of the site for most passengers. Additionally,
at the point where the vegetation allows visibility of the site, motorists traveling southbound
along the PIP are already past the site, and would have to look back to it, further reducing
potential views. The project site is not readily visible to northbound motorists. There is a limited
gap in the treeline traveling northbound at the overpass where the site may be glimpsed. This
view is limited and not prolonged. Photos of views of the project site from the PIP and
supporting documentation were sent to the NYS OPRHP for their review.
The existing automotive repair garage is a modern structure and not historic, and would be
demolished.
In a letter dated November 1, 2005, the NYS OPRHP determined that the proposed project will
have no adverse impact on properties in or eligible for inclusion in the State and National
Registers of Historic Places. The letter is included in Appendix B of this DEIS.
Archaeological Resources
It is unlikely that archaeological resources would be present on the project site due to extensive
disturbances that resulted from past mining activities. In a letter dated September 2, 2005, the
NYS OPRHP determined that the proposed project would have no impact on archaeological
resources (see Appendix B). Therefore, no further analyses are warranted.
3.6.3 Mitigation Measures
No mitigation measures are proposed, as no potential impacts to historic or archaeological
resources have been identified. Although the project would not impact the Palisades Interstate
Parkway, the project site will be extensively landscaped and re-vegetated, including along the
periphery of the site which would further screen glimpses of the site from the PIP. Refer to
Section 3.10 for a discussion of the proposed landscaping plan.
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3.7 Community Services
3.7.1 Demography
In order to assess the demand that Minisceongo Park would place on community services
and facilities, the anticipated population, including public school-age children, must be
estimated.
Existing Conditions
Table 3.7-1 summarizes select US Census 2000 population characteristics for the Towns of
Haverstraw and Ramapo (both incorporated and unincorporated areas).
Table 3.7-1
2000 Population Statistics
Population Characteristic

Ramapo

Haverstraw

Total Population

108,905

33,811

Total Households

31,561

11,255

Average Household Size

3.37

2.94

Average Family Size

3.82

3.43

Public School-age Children/HH

0.55

0.41

Source - US Census Bureau, 2000.

The Town of Haverstraw had a total population of 33,811 persons in 2000, and the Town of
Ramapo had a population of 108,905 persons. Based on 2000 Census estimates, the total
number of school-age children (K-12) in the Town of Ramapo was 0.55 public
students/household, while the Town of Haverstraw had an average of 0.41 public
students/household. It is noted that this estimate is for all housing types and bedroom
configurations. More specific school-age children estimates are provided by housing type
and bedroom configuration below.
Potential Impacts
The Minisceongo Park development proposes construction of 279 residential dwellings. Of
this total, 164 one-family attached dwellings would be built in the Town of Haverstraw. In the
Town of Ramapo, 96 multifamily, garden apartment style units and 19 single-family attached
dwellings would be constructed. All one-family attached dwellings will be 3-bedroom units.
The multifamily dwellings will consist of an equal amount of 2-bedroom (48 dwellings) and
3-bedroom units (48 dwellings).
In order to determine the number of persons and school-age children that would be
generated by Minisceongo Park, multipliers published by various sources were reviewed to
determine which multipliers would be appropriate for the type of housing product that is
proposed. The demographic multipliers in the Burchell and Listokin Fiscal Impact Handbook
and in the Urban Land Institute Development Impact Assessment Handbook do not include
multipliers for three-bedroom garden or high-rise apartments which would be applicable to
the 3-bedroom multifamily residences. Therefore, for purposes of this analysis, the
population projection for Minisceongo Park is based on the demographic information for the
“townhouse” housing type for the northeastern United States derived from the 1987
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American Housing Survey of the US Census Bureau, as reported in the Development Impact
Assessment Handbook, published by the Urban Land Institute (ULI) in 1994. It is expected
that use of this multiplier for the multifamily residence portion of the project may overstate the
schoolage children and population projections.
A household multiplier of 2.0685 and 3.0060, and a school age children multiplier of 0.1393
and 0.4151 were used for the two and three bedroom dwellings, respectively. The proposed
279 units are projected to add 794 persons. Of this total, the Town of Haverstraw will have
an increase in population of 493 persons and the Town of Ramapo will have an increase in
population of 301 persons. The total population of 794 persons includes approximately 103
school age children. Of the total increase of 103 school age children, the Town of Haverstraw
is expected to have an increase of 68 public school age children while the Town of Ramapo
an increase of 35 public school age children. All students would attend the East Ramapo
Central School District.
For comparative purposes, the North Rockland Central School District was contacted to
obtain student information for Crystal Hill Club, a housing development constructed recently
in the Town of Haverstraw in order to provide additional information on the potential number
of students that can be generated by a multifamily development. Crystal Hill Club is located
on Route 202, west of the proposed site. This development is a mix of apartments and town
homes both for ownership and rent. The North Rockland Central School District reports that
the School District currently transports 50 school children by bus from this development of
144 homes. Therefore, this existing development has approximately 0.35 school age children
per household, on average.1
Using 0.35 school age children per dwelling unit as a multiplier would result in almost the
same projected student population. The population of school age children that would be
introduced by the Minisceongo Park development, using the Crystal Hill Club multiplier,
would be 97 students, compared with the 103 students predicted using the ULI multipliers.
The 2004 projected population for the Town of Haverstraw is 34,664 persons, based on 2004
U.S. Census estimates. Ramapo’s population is projected to have grown to 112,547 persons.
The addition of 493 persons to the Town of Haverstraw’s 2004 population represents a 1.42
percent increase, while the addition of 301 persons to the Town of Ramapo’s ’s total
projected population of 112,547 represents a 0.27 percent increase. The Rockland County
Comprehensive Plan projects continued population growth within the County, with an
additional 17 percent population increase anticipated over a 10-year period. The level of
growth associated with the Minisceongo Park development is consistent with this anticipated
level of growth. No significant population impacts are anticipated as a result of the
construction of Minisceongo Park.
Mitigation Measures
As no significant impacts are anticipated, no mitigation measures are proposed.

1

*Mr. Leonard Bernstein, Director of Transportation, North Rockland Central School District,
telephone interview, October 25, 2005.
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3.7.2 Police Protection
Existing Conditions
The Town of Haverstraw and Ramapo police departments were contacted to obtain
information on police services provided by these departments. Figure 3.7-1 illustrates
community facilities within two miles of the site.
The Town of Haverstraw Police Department is located on 101 West Ramapo Road/NYS
Route 202, in Haverstraw, which is approximately 2.5 miles from the project site. The
Department is divided into three units:
y

The Patrol Unit of the Haverstraw Town Police Department consists of two patrol
lieutenants, nine patrol sergeants, and approximately twenty-five full time and up to
six part time sworn police officers. It covers all the basic police functions within the
suburban community such as normal patrol function, felony, misdemeanor and
violation arrests, vehicle and traffic enforcement and initial crime investigations .

y

The Detective Division consists of a staff of four plus two additional patrol officers
assigned to the street crimes unit. It has the ultimate responsibility for investigating all
major crimes such as homicide, robbery, burglary, serious assaults, sex crimes,
suspicious death and serious traffic accidents.

y

The Youth Division consists of two detectives and handles all investigations involving
persons under sixteen years of age. The youth division assists in intervention of
youths involved in domestic violence investigations. It also oversees all investigations
of incidents that occur within the six schools in Haverstraw Town.

The Town of Ramapo Police Department provides police protection services to
approximately 90,000 residents and would serve the Ramapo section of the proposed
Minisceongo Park development. The Department is headquartered in at 237 Route 59
(Suffern mailing address) approximately 5 miles from the project site. Response time to the
project site during an emergency would be less than five minutes. The Department consists
of 120 sworn police officers and 258 civilian employees and has a service ratio of
approximately 1 officer per 1,000 residents, not including incorporated villages.2 The
Department is divided into three units:

2
3

y

The Patrol Division has four patrol squads which provide coverage to patrol sectors
24 hours per day, 7 days a week. Each squad consists of a Lieutenant, 3 Sergeants
and a number of police officers. Each patrol car is equipped with a mobile computer
and life saving equipment. There is a minimum of 9 officers and 2 supervisors on all
shifts.

y

The Special Services Division consists of 25 police officers assigned to technical
police duties. This division is responsible for conducting the investigation of major
criminal offenses and outreach programs. Special Services investigated four hundred
offenses and affected 296 arrests in 2004.

y

The Headquarters Division provides police officers, civilian police dispatchers and
office assistants who provide support services such as communications and record
keeping. The communications center handles approximately 50,000 calls for service
each year including police, emergency and general services calls. 3

Lieutenant William Gravini, phone interview, October 13, 2005.
Town of Ramapo Police Department web site, http://www.ramapo.org/townhall/departments/police.
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The Department responds to approximately 5,900 calls per year. The majority of the land
uses within the Town are residential and calls from individual residences make up more than
80 percent of all calls. There are currently no plans for increases to manpower or equipment.
Potential Impacts
According to Chief Charles Miller of the Town of Haverstraw Police Department, average
response time to the project site depends on the nature of the call, the call volume at the time
and the location of the area patrol calls. Although it is difficult to provide an average response
time, Chief Miller believes response time to the project site would be minimal. The project
site would have access from two roads (Route 202 and Quaker Road), which Chief Miller
notes is ideal for emergency service providers. He believes that the proposed Minisceongo
Park development would not result in a need for additional manpower or equipment. The
additional population from the proposed development would have no negative impacts on the
ability of the Department to provide adequate police protection.4
Also, according to Lieutenant Gravini of the Town of Ramapo Police Department, the
proposed Minisceongo Park development would not result in a need for additional manpower
or equipment and would have no negative impacts on the ability of the Department to provide
adequate police protection.5
Based on standards contained in the Development Impact Assessment Handbook (Urban
Land Institute, 1994), two police officers and 0.6 police vehicles are required per 1,000
population. The increase in population of 493 persons in the Town of Haverstraw and 301 in
the Town of Ramapo would generate a need for 0.986 and 0.602 additional police personnel
in the Towns of Haverstraw and Ramapo, respectively. There would be a need of 0.3 and 0.1
police vehicles in the Towns of Haverstraw and Ramapo. It is noted that the increased
demand placed on the Police Department from the Minisceongo Park development would
represent an incremental increase in demand on existing services, rather than demand for
new services in this area which the ULI rates assess.
The Haverstraw Police Department serves the Village of West Haverstraw, the
unincorporated area of Haverstraw and half of the Village of Pomona, with an estimated
service area population of approximately 25,000 persons. The budget for public safety in the
Town of Haverstraw in 2005 was $7,964,000.6 Presently, the Town of Haverstraw has a
staff of 44 full time police officers, five full time and five part time civilian employees. Effective
January 2006, the Town of Haverstraw Police Department budget has been absorbing costs
associated with the policing of the Village of Haverstraw, and it is anticipated that the police
department will employ 23 additional full time police officers. As the police department is in
transition, it is difficult to determine the per capita cost to the police department at this time.
However, as mentioned previously, the Police Chief has indicated that there would be no
impact to police services as a result of the proposed project. The Town of Haverstraw police
department would receive annual revenues of $70,990 as a result of Minisceongo Park.
The Ramapo Police Department, whose 2005 approved budget was $22,039,185,7 serves
approximately 115,000 persons, resulting in a per capita cost of approximately $192 - this
4
5
6
7

Chief Charles Miller, phone interview, December 02, 2005.
Lieutenant William Gravini, phone interview, October 13, 2005.
Town of Haverstraw’s preliminary Budget for 2005
Nathan Oberman, phone interview, October 26, 2005.
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does not take into account the demand placed on the department by nonresidential calls.
The 301-person increase projected as a result of the proposed Minisceongo Park would
result in a cost of $57,792 to the Department. Projected annual tax revenues of
approximately $83,038 will result in a net increase of $25,246 to the Ramapo Police
Department.
Mitigation Measures
According to the Town of Haverstraw and the Town of Ramapo Police Department, no
significant demands would be placed on police services as a result of the proposed project.
Additionally, projected tax revenues would be $70,990 and $83,038 annually to the Town of
Haverstraw and Ramapo Police Department, respectively. Based on the foregoing, no
mitigation measures are proposed.
3.7.3 Fire Protection
Existing Conditions
The project site is located in the Moleston Fire District. The Hillcrest Fire Company No. 1
serves the Moleston Fire District. A letter was sent to the fire district regarding fire protection
services. Hillcrest Fire Co. No. 1 protects over 10,000 residences and businesses in an area
of about 36 square miles serving a population of 35,000 to 40,000 people. The company
operates out of three stations with 16 pieces of apparatus, which includes 5 pumpers, 2
aerial ladders, 1 rescue truck, 1 rescue-pumper, 1 equipment truck, 1 brush truck, 2 patrols,
3 Chief’s Trucks and 1 fire prevention unit. The department services up to 900 calls a year. It
is an all volunteer department with over 250 members, and about 115 members are on an
active list.
The response time to the project site is expected to be approximately 4-6 minutes. If mutual
aid is needed, the Fire District would be assisted by fire fighters from adjoining districts,
primarily the Thiells Fire Department. The Hillcrest Fire Company is awaiting the renovation
and expansion of its firehouse which is 4.5 miles from the site. The Company is also looking
at the purchase of a new rescue truck.8 The Fire Chief indicated that the project would not
impact fire protection services.
Potential Impacts
Based on planning standards contained in the Urban Land Institute’s 1994 Development
Impact Handbook, it is estimated that 1.65 fire personnel per 1,000 population is required to
serve a new population. The anticipated increase in population of 794 persons would
generate a demand for 1.31 additional fire personnel. Again, the ULI multipliers assume no
existing services, thus the actual demand for personnel is expected to be somewhat lower.
Minisceongo Park would generate property tax revenues to the Moleston Fire District of
approximately $53,840 annually. This additional revenue can be used to augment the
Department’s capabilities as necessary.
Mitigation Measures
No mitigation measures are proposed.
8

Chief Tim Wren, Moleston Fire Department, phone interview October 21, 2005
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3.7.4 Ambulance Service and Hospital Facilities
Existing Conditions
Ambulance Services
The Haverstraw Ambulance Corps and the Spring Hill Community Ambulance Corps would
serve the project site in the Towns of Haverstraw and Ramapo, respectively.
The service area of Spring Hill Community Ambulance Corps extends from the Haverstraw
line to the north, Old Nyack Turnpike to the south, Route 306 to the west and the border of
the Town of Clarkstown to the east. The Corps is headquartered on Brick Church Road in
Spring Valley in the Town of Ramapo. The Corps is New York State Department of Health
certified and provide Basic Life Support services. The service area of the Corps is approximately 50,000 to 60,000 persons and the calls for service are dispatched to the Corps by the
Ramapo Police Department communications center.
The Corps currently has 5 ambulances, 1 fly car, 1 paramedic truck and an emergency
services unit which enables them to respond to almost 5,000 calls per year. The Corps work
in close association with the Rockland Paramedic Services and share offices with them.
There are approximately 80 members trained as New York State emergency medical technicians (EMTs) conducting 28 paramedic tours (12-hour tours) a week and 2 paramedics that
are on-call 24 hours and 7 days a week. 9
The Haverstraw Volunteer Ambulance Corps is a volunteer ambulance corps in Rockland
County. The Corps responds to over 3,000 emergency calls annually. The Corps is
headquartered on Route 9W in Haverstraw and are certified by the New York State
Department of Health and provide Basic Life Support Services. They currently have three
ambulances, one paramedic truck and one captain car.
Hospitals
Nyack Hospital and Good Samaritan Hospital are located close to the project site. Both
Spring Hill Community Ambulance Corps and Haverstraw Ambulance Corps take emergency
calls to Nyack and Good Samaritan Hospitals.
Nyack Hospital is a non-profit 375-bed community acute care medical and surgical hospital.
This hospital is a member of New York-Presbyterian health care system, an affiliate of
Columbia University College of Physicians and Surgeons. The hospital has a medical staff of
more than 650 physicians overseeing an array of radiological, laboratory, outpatient and
emergency services, as well as maternal and child health programs. The estimated travel
time from the project site to Nyack Hospital is approximately 15 to 20 minutes. Nyack Hospital is the dominant provider of inpatient hospital services for Rockland County residents,
accounting for 39 percent of all hospitalizations in the County. According to Nyack Hospital,
more than 60 percent of the residents of Haverstraw select Nyack Hospital for
hospitalization. The Hospital has 375 licensed and 263 operating beds in the following clinical services: pediatrics, alcohol detoxification and rehabilitation, coronary care, neonatal
intermediate care, maternity, intensive care and medical-surgical services.
9

Conversation with Captain Steven Kaye on October 10, 20005 from Spring Hill Community Ambulance Corps
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Good Samaritan Hospital, located in Suffern, is a non-profit, 370-bed hospital providing
emergency, medical, surgical, obstetrical/gynecological and acute care services to residents
of Rockland and southern Orange Counties in New York; and northern Bergen County, New
Jersey. The hospital is an Area Level II Trauma Center. The Hospital also provides specialties including cardiac care and cancer treatment. The Hospital broke ground in 2004 for the
construction of the Suffern Medical Pavilion, a 3-floor, state-of-the-art 75,000 square foot
“Class A” medical office building being constructed on the hospital campus. The building will
house a variety of medical offices and diagnostic support facilities, many of which will directly
support the hospital’s cardiac program. Tenants in the Suffern Medical Pavilion medical
office building will include cardiologists, surgeons, internal medicine physicians, and other
specialists according to Cambridge.
Potential Impacts
The standard for Emergency Medical Services, according to the Urban Land Institute’s 1994
Development Impact Handbook, is 4.1 full-time personnel and 1 vehicle per population of
30,000. The introduction of 794 persons in the Towns of Haverstraw and Ramapo results in
potential added demand for 0.108 health care personnel and 0.026 vehicles. The proposed
project would not have a measurable impact on emergency services such as ambulance or
hospital care. Additionally, Haverstraw Ambulance would receive $20,196 in the Town of
Haverstraw and Ambulance District #1 would receive $5,672 annually in revenues in the
Town of Ramapo.
Mitigation Measures
No adverse impacts to ambulance services or hospital facilities are anticipated as a result of
the proposed Minisceongo Park development. Therefore, no mitigation measures are
proposed.
3.7.5 Schools
Existing Conditions
The project site is served by the East Ramapo Central School District, which serves 80% of
eastern Ramapo, 10% of southern Haverstraw and 10% of western Clarkstown and includes
the towns of Spring Valley, Monsey and portions of Pomona, Suffern, Nanuet, New City and
Pearl River (refer to Figure 3.7-2). East Ramapo is the largest school district in Rockland
County, with a student population of 8,980 for the 2005-06 school year. The total area of the
school district is 33 square miles and an estimated 80,000 residents live within its borders.
The elementary schools within East Ramapo are configured within five pairs of sister
schools. One school in each pair houses grades K-3 while the other school houses grades
4-6. There are two middle schools of grades 7 and 8 (Chestnut Ridge and Pomona) and two
high schools of grades 9-12 (Ramapo and Spring Valley). Ninth grade students whose home
school is Ramapo are enrolled at the Ramapo Freshman Center. The schools that the
students would attend are listed in Table 3.7-2.
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Table 3.7-2
East Ramapo Central School District Enrollment
(2004/ 2005 School Year)
Grades
Served

September 2004
Enrollment

Capacity

Surplus/Deficit

Grandview Elementary School

K-3

433

509

76

Lime Kiln Intermediate School

4-6

355

479

124

Pomona Middle School

7-8

773

1,014

241

9

500

744

244

10-12

1,197

1,420

223

School

Ramapo Freshman Center
Ramapo High School
TOTAL

3,258

Source: Office of the Superintendent of Schools, East Ramapo Central School District

Potential Impacts
Based on the proposed number of townhouses and condominiums, a total of 103 school-age
children are projected to reside within the Minisceongo Park development.
According to the East Ramapo Central School District Superintendent, Mr. Jason Friedman,
the additional enrollment of 103 students will not impact the school district since the schools’
have existing capacity (as shown in Table 3.7-2) to absorb additional school children.10 The
main concern according to Mr. Friedman is the transportation of the additional 103 school
children to their respective schools and providing adequate entrance and egress for the
school buses (see response letter included in Appendix B).
The Transportation Department of the East Ramapo School District is responsible for
transporting school children and has remained a reliable part of the educational support
system. East Ramapo owns and operates a fleet of 90 buses, and is located at the
maintenance and parking facility on New Hempstead Road. East Ramapo also contracts with
Chestnut Ridge Transportation and Student Bus Company to assist with this task.
Mitigation Measures
The proposed residences are expected to be constructed and occupied over a multi-year
period. This will allow for the additional students to be absorbed into the East Ramapo
Central School District gradually. Costs to the School District as a result of the projected
increase in enrollment associated with the project would be offset by projected annual school
tax revenues from the proposed project of $1,675,517 (see Table 3.8-5 and Table 3.8-6 in
the Fiscal Analysis section of the DEIS). The proposed access boulevard for Minisceongo
Park has been developed with a roundabout which is intended to allow for easy maneuvering
of buses and emergency vehicles. A safe and convenient ingress and egress has been
provided to pick up and drop off students.
No additional mitigation is proposed.

10

Conversation with Mr. Jason Friedman , Superintendent of Schools, East Ramapo Central School District on
November 10, 20005
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3.7.6

Recreation Facilities

Existing Conditions
The site is located in proximity to an array of parks in the Towns of Haverstraw and Ramapo.
The South Mountain Park, Gurnee Park and Amphitheater and the Samuel G. Fisher Mount
Ivy Environmental Park are located south and southwest of the project site.
The East Ramapo Central School District has 10 elementary schools, 2 middle schools and 3
high schools located within the Towns of Haverstraw and Ramapo. These schools provide
recreation areas, such as ball fields, tennis courts and playgrounds, which are available for
use by District residents.
The Town of Ramapo Parks and Recreation Division administers a number of active and
passive recreational programs open to Town residents. Town owned parks total 569 acres,
including 21 areas of open space, and are listed below 11:
1. Manny Weldler Park, home of the Ramapo Tennis Center, 8 tennis courts, 4 handball
courts, 4 ballfields, children’s playground, nature area, as well as bicycle & jogging
paths.
2. Children’s Park: 4 sand filled tennis courts, 4 handball courts, ballfield, playground,
nature area, stocked pond for fishing, paths for jogging, walking and biking, basketball court.
3. Clark Recreation Center: 4 hard tennis courts, picnic grounds, gardens, children’s
playground, basketball court, bocce, shuffleboard.
4. Eugene Levy Memorial Center: children’s playground, paths for jogging and walking,
handball courts, exercise trail, nature area and stargazing platform.
5. Herb Reisman Sports Complex: 2 tennis courts, 2 basketball courts, all-purpose field
(soccer/football), Little Leage field, adult ballfield, walking path , sand volleyball and
September 11th Memorial and Walkway.
6. Willow Tree Park: stocked pond for fishing, nature area, ice skating and walking and
jogging path.
7. Frederick J. Rella Little League Fields: 3 Ballfields.
8. Orchard Hills: 2 tennis courts, 2 handball courts, ballfield, basketball hoops and
children’s playground.
9. Stonegate Park: nature area, walking trails, picnic areas.
The Town also maintains several small, neighborhood parks:

y
y
y
y
y

11

Dawn Lane: Nature area.
Lorna Lane: Basketball Court, children’s playground.
Sandy Brook: Stocked fishing pond, nature area.
Besen Park: Ballfield, basketball court, playground.
Capital Park: Nature area.

Town of Ramapo Parks and Recreation Department website, http://www.ramapo.org/parksandrec
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The Town of Ramapo maintains two town-wide pool facilities: the Spook Rock Pool, located
on Spook Rock Road in Montebello, and Saddle River Pool, located on Saddle River Road in
Airmont. The Town also offers the facilities of the Rustic Brook Tennis Club, which has tennis
and swimming facilities, and the Spook Rock Golf Course, a 160-acre facility.
The Town of Haverstraw’s Parks and Recreation department also owns and maintains a
number of active and passive recreational parks open to Town residents. The Bowline Point
Park, Philip J. Rotella Public Golf Course, Cheesecote Mountain Park and Rosman Park are
among the Town owned parks12.
1. Bowline Point Park, is located 8/10 of a mile on Bowline Road, off Samsondale Ave.,
Haverstraw. The park is located on the Hudson River. The park houses an Olympic
size pool with a diving well and wading area, two water slides, a newly redesigned
toddler pool, a toddler playground, a handicap accessible playground, one refurbished tennis court, regulation size volleyball courts, walking paths and a fishing pier
with a spectacular river view. There are also numerous picnic tables and grills
throughout the park for picnics and a covered pavilion and gazebo for parties.
2. Philip J. Rotella Public Golf Course is a 135-acre, 18 hole golf course located northeast of the project site. This golf course also includes a driving range, and a restaurant. The golf course is open to the public; however, Town of Haverstraw residents
receive a substantially discounted rate for both green fees and golf cart rental. The
Philip J. Rotella Golf Academy located at the golf course offers lessons, clinics,
summer camp programs and after school programs. The Metro Junior Golf Academy
After School Program and Summer Camps are offered to golfers under the age of 17.
Golf clinics are held during the summer on Wednesday nights.
3. Cheesecote Mountain Park- is a 217-acre park located to the west of our project side
approximately one-quarter mile off Willow Grove Road in the unincorporated area of
the Town of Haverstraw. The park offers hiking trails and picnic area, a six-acre
fishing lake. Camping is allowed in the park with a permit. In 2004, the park was open
to the public from April 1st through October 31st from 9 AM till dusk.
4. Rosman Park consists of 6 acres of open maintained field available for use by various
sports teams. It is located on Woodbridge Drive and Gleason Drive in Thiells. The
fields are maintained by the Town and are used by various sports teams. Rosman
Park is open year round from dawn till dusk.
There are 16 county-owned parks in Rockland County totaling over 2,000 acres. Most parks
are limited to passive recreation, except Kennedy Dells Park in Clarkstown, which also has
recreation playing fields, and Haverstraw Bay County Park, which has a playground. The
South Mountain Park, Gurnee Park and Amphitheater and the Samuel G. Fisher Mount Ivy
Environmental park are the nearest county parks in proximity to the project site, located on
the south side of Route 202.
More than 31,863 acres of State and County parkland are located within Rockland County
and an additional 751 acres and 561 acres located in the Towns of Haverstraw and Ramapo
respectively.
The Town of Ramapo’s Comprehensive Plan recognizes that open space is a
trans-boundary concern. The Town is investigating lands suitable for permanent preservation
and is acquiring land and water that:
12

Town of Haverstraw Parks and Recreation Department website, http://www.townofhaverstraw.us/toh
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y
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y
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y
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Connects other open spaces.
Safeguards environmentally sensitive resources.
Preserves agricultural areas.
Protects historic and cultural places.
Protects the natural values of the Ramapo and Mahwah Rivers and their riparian buffers
(as well as those of their tributaries) while promoting compatible public enjoyment of
those watercourses.
Provides for recreation.
Limits sprawl.
Maintains or improves all lakes, rivers and streams in the Town.
Preserves ridgelines, hilltops and escarpments.

Consistent with the above considerations, the Town of Ramapo has established an Open
Space Protection Committee which will function with a town-wide perspective and
representation.
Potential Impacts
The proposed project will add a projected 794 persons to the population of the Towns of
Haverstraw and Ramapo. This may increase local demand for recreation facilities and open
space. Land area requirements for neighborhood recreational facilities, based on open space
standards derived from the ULI Development Impact Assessment Handbook, are
summarized in Table 3.7-3 along with the required amount of recreational open space
needed for the proposed development based on these standards.

Type of Development
Minipark
Neighborhood park
Community Park
Aggregate Area

Table 3.7-3
Parkland Requirements
Acres per 1,000 persons
0.25-0.5
1-2
5-8
6.25~10.5

Acres required for
Minisceongo Park
0.2~0.4
0.8~1.6
4.0~6.4
5.0~8.4

Source: National Park Association Standards & ULI Development Impact Assessment Handbook, page 262.

As indicated in Table 3.7-3, the aggregate area of recreational open space needed to serve
the 794 residents is estimated to be between 5.0 and 8.4 acres of land. A total of more than
31,863 acres of parkland is currently available for Rockland County residents and 561 acres
in the Town of Ramapo and 751 acres in the Town of Haverstraw. As discussed earlier in
this chapter, the Town of Ramapo and Haverstraw populations’ for 2004 were projected to be
112,547 and 34,664 persons, respectively. This averages to be 11.3 acres of local open
space and recreational area per 1,000 persons. However, this average does not take into
account Rockland County parkland and the East Ramapo Central School District’s recreation
facilities located in the Town of Haverstraw and Ramapo within one mile of the project. There
is adequate recreation facilities available to the Minisceongo Park residents within the project
vicinity.
The Minisceongo Park site will provide on-site active and passive recreational facilities such
as tennis courts, bocci courts, a fitness room and a swimming pool for the residents. A
walking trail will also be installed to link the various residential areas in the development with
the community building and recreational complex. The development plan of Minisceongo
Minisceongo Park DEIS
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Park preserves the existing wetlands located on the western portion of the project site
adjacent to the Minisceongo Creek which is an existing open space resource. The
development would allow continuation of this open space system and is not expected to
impact parkland resources of the Towns or County.
Mitigation Measures
The proposed project will provide its own on-site recreational facilities, which is projected to
minimize the demand for off site recreation facilities. No significant demand is anticipated to
be placed on townwide recreation facilities.
The Town of Haverstraw’s subdivision regulations provide that in the RG zoning district, ten
percent (10%) of the project land area is to be offered as park and recreation lands. The
project site contains 26.3 acres of land which would yield an offering requirement of 2.63
acres. This land can be comprised of land for active recreation facilities and/or open space,
including “swamps” or wetlands.
The project provides for the retention of 13.4 acres of wetlands and wetland buffer, 4.3 acres
of old field/meadows and 1.6 acres devoted to an on-site recreational complex. This does not
include land area dedicated for on-site walking paths. Although there are adequate
recreation facilities both on-site and off-site, the Project Sponsor is offering additional land for
recreation. The Project Sponsor controls a 34.32 acre site located at the intersection of
Beach Road (a/k/a Grassy Point Road) and Ecology Lane in the West Haverstraw section of
the Town (Tax Lots 20.20-3-61, 20.20-3-62, and 20.20-3-63). This site is currently a
“brownfields” site, but can be remediated for recreation use. The Project Sponsor is offering
the site for dedication to the Town. This offer, together with the on-site park and recreation
facilities proposed, will fulfill the Project Sponsor’s obligations under sections 274-a.6 and
277.4 of the Town Law and under the Town of Haverstraw’s site plan and subdivision
regulations (Chapters A173 and A176 of the Town Code) relating to the provision of
recreation facilities for new dwelling units.
3.7.7

Electricity

Existing Conditions
Orange and Rockland provides electric services in the area of the proposed subdivision via
existing power lines along Route 202.
Potential Impacts
Residential and commercial electricity and gas for the proposed Minisceongo Park would be
provided by Orange and Rockland Electric from a new underground distribution system that
would need to be constructed to distribute electricity to the development.
Mitigation Measures
All power lines would be placed underground in the proposed development.
There are no adverse impacts anticipated to existing electrical services as a result of the
proposed Minisceongo Park development and no mitigation measures are currently
proposed.
Minisceongo Park DEIS
3.7-12

Community Services
November 8, 2006
3.7.8 Solid Waste Disposal
Existing Conditions
Town of Haverstraw
Removal of solid waste in the Town of Haverstraw is divided into three components – grass
and leaf pick-up, bulk pick-up, and household trash and recycling.
(1) Grass & Leaf pickup
Grass and Leaf pick-up is the responsibility of the Town of Haverstraw Highway Department.
All grass and leaves are put in biodegradable bags, which are picked up year-round every
Monday at curbside. Brush, twigs and branches are kept separate and called in for a special
Thursday pick-up. These items are taken to the Rockland County composting facility in
Hillburn or to the mulching facility in Clarkstown on Route 303.
(2) Bulk pickup
Bulk pick-up is the responsibility of the Town of Haverstraw Highway Department and occurs
every Thursday, by appointment only. Bulk pickups consist of items other than what the
regular carter would pick up, and are for residential use only. Acceptable items include
furniture, toys, appliances, carpeting, mowers, bicycles, paint, hazardous materials, tires,
brush, stumps, wood and metal objects. All items are separated (bulk, metal, brush,
hazardous) and placed at the curbside for pickup. Any garbage or debris from work
performed in, on or around a residence by an outside contractor are removed by that
contractor. These items are taken to the appropriate bulk waste facility; for example, the
hazardous waste collection center in Pomona or the transfer station in Hillburn.
(3) Household Trash/Recycling
Refuse and recyclable collection is bid out on a Town-wide basis to private carters (currently
Damiani Sanitation). Each homeowner then has the option of using that carter at the
specified rate, or obtaining his or her own carter. Carters bring the recyclables to the
Rockland County materials recovery facility in Hillburn. Trash can be delivered to the transfer
station in Hillburn or to an approved disposal facility.
Town of Ramapo
The Town of Ramapo Public Works Department provides municipal refuse collection and
disposal services within the Town of Ramapo, including the project site. The Town of
Ramapo has a closed landfill. Currently municipal solid waste generated in the Town is sent
to a transfer station and then to the Ontario County landfill. The Town of Ramapo is
permitted for up to 700 tons of solid waste per day, or approximately 2,820 tons per week.
Ramapo is currently handling about 400 tons per day. 13
The Rockland County Source Separation law requires residents to separate recyclables from
household trash. Recyclables are picked up from residences in “co-mingled” containers and
transferred by contracted haulers to the Materials Recovery Facility at Town facilities in
Hillburn, NY. Contractors then separate the materials and haul to recycling centers.
13

John Klos, Solid Waste Operations Manager for Rockland County Solid Waste Management Authority, phone
interview, November 10, 2005.
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Potential Impacts
The per household rate for solid waste generation according to the Urban Land Institute’s
1994 Development Impact Handbook, is .00175 tons per person per day. The Minisceongo
Park development projects an increase in population by 794 persons, resulting in an
estimated solid waste generation of 1.39 tons per day. The commercial portion of the project
would generate approximately 5 pounds per 1,000 square feet of commercial space per day,
or a total of 71 pounds per day. 14
Dumpsters and solid waste storage areas are proposed for the multifamily residential
buildings and the recreational complex. The commercial spaces would also have dumpsters
installed. All refuse storage areas would be screened from view of public roads. For the
townhouses, solid waste will be stored at each residence and collected according to the
schedules applicable to each Town.
Mr. John Klos, Solid Waste Operations Manager for Rockland County Solid Waste
Management Authority, indicates that the current facility used for Town of Ramapo and
Haverstraw solid waste disposal has adequate capacity to handle waste generated by the
proposed Minisceongo Park. The additional generation of 1.39 tons per day, resulting from
the proposed development is still well within the handling capacity of the existing solid waste
system.
Additionally, all properties within the Town of Ramapo and Haverstraw are taxed for solid
waste disposal. The current tax rate is 2.0405 per $1,000 of the assessed value for the Town
of Haverstraw and 0.6781 per $1,000 of the assessed value for the Town of Ramapo. As
shown in Table 3.8-5 and 3.8-6 in the fiscal impact section, the proposed Minisceongo Park
is projected to generate $10,406 and $3,457 annually in taxes to pay for solid waste disposal
in the Towns of Haverstraw and Ramapo, respectively.
Mitigation
No significant impacts to solid waste disposal services are anticipated and no mitigation
measures are proposed.
3.7.9 Water Supply
Existing Conditions
Water from the Valley-Fill Aquifer is the source of all of the Town of Ramapo and Haverstraw
potable water via both individual and United Water New York (UWNY) wells. The Valley-Fill
aquifer is part of the larger Ramapo River Basin sole source aquifer system, as designated
by the Environmental Protection Agency (EPA).
Potential Impacts
Average water flows were determined based on anticipated sewage flows which are
discussed below. An additional 10 percent was added to projected average sewage flow to
account for lawns and landscape irrigation when calculating average water demand for the
project. The project is anticipated to generate an average water demand of 124,300 gallons
14

California Integrated Waste Management Board, 1992.
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per day (GPD). Rounding to 125,000 GPD, the maximum (2.5 times average) water demand
is estimated to be 312,500 GPD, or 13,000 gallons per hour (GPH). The peak water demand
(3 times average) would be 375,000 GPD, or 260 gallons per minute (GPM). Needed fire flow
is estimated to be 3,250 GPM at a minimum pressure of 20 pounds per square inch (psi) for
two hours.
The development would be served by United Water New York. According to Ms. Mary
Serrara15 of the Business Department for United Water New York, UWNY will review the
project upon receipt of a concept plan for the project. The DEIS and plans will be forwarded
to UWNY upon DEIS acceptance for this agency’s comment.
The proposed project would connect to a 20-inch water main that exists in the right-of-way of
Route 202. The connection would occur at the main access point. The location of the 20-inch
main is shown on the site plan accompanying the DEIS. United Water New York would own
all on-site water mains. Road easements would be provided for access to on-site utilities.
The Rockland County Health Department and United Water New York, in addition to
appropriate Town agencies, will review the site plan for all water utilities and will comment on
the adequacy of the system, and whether upgrades are necessary.
Anticipated annual taxes generated by the proposed Minisceongo Park development and
payable to the town water districts would be $5,355 and $3,940 in Haverstraw and Ramapo,
respectively.
Mitigation Measures
No significant impacts to the water supply are identified for the proposed development and
no mitigation measures are proposed.
3.7.10 Sewage
Existing Conditions
The Joint Regional Sewerage Board (JRSB) wastewater treatment facility treats wastewater
generated in the Town of Haverstraw. The existing sewer facility that would handle sewage
from the proposed project is located in West Haverstraw.
Mr. Pat Brady, Executive Director of the Joint Regional Sewerage Board, was interviewed by
phone on May 4, 2006, regarding the wastewater infrastructure. Mr. Brady anticipates that
wastewater from Minisceongo Park, both the Ramapo and Haverstraw portions of the site,
would flow to and be treated at the Joint Regional Sewerage Board wastewater treatment
facility (WWTP). The JRSB would treat wastewater from the Ramapo portion of the site via a
written agreement with the Rockland County Sewer District.
The WWTP has a flow capacity of 8 million gallons per day (mgd), and is using
approximately 5.5-6 mgd of this capacity. The WWTP uses an aeration/activated sludge
process to treat wastewater. A flow capacity study was prepared and finalized in January
2005 (Stearns & Wheeler) which examines the WWTPs capabilities to handle additional
flows that result from development growth within the WWTP’s service area. The study
includes an analysis of flows from the Harbors project, the Letchworth Village project,
projects in Stony Point, as well as the Minisceongo Park project. The study concludes that
15

Phone interview of May 22, 2006.
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there is adequate flow capacity to handle these additional flows. However, the WWTP must
be improved and expanded to provide adequate treatment capacity.
To address the future capital improvements necessary to upgrade the WWTP, the JRSB has
implemented a $2,500 user unit fee for new dwelling units. The funds will be placed in a
reserve account which would fund the capital improvements at the WWTP. The user unit fee
is an amount approved for 2006, and is subject to change.
Proposed improvements include but are not limited to repairs to an existing trunk line in the
Village of Haverstraw, adding a fourth clarifier to the plant, and adding a third pump to the
main pump station. The plant is nearing completion of an upgrade at this time, which involves
a change from the use of surface aerators to fine bubble diffusers. Improvements are being
made on a continuing basis.
The Town of Ramapo Public Works Department takes care of the sewer lines in the Town of
Ramapo, and sewer is treated at the Rockland County wastewater treatment plant. This
division is responsible for the operation and control of all facets relating to the construction,
maintenance, repair and inspection of the sanitary sewers and pumping stations within the
Town of Ramapo. It handles new sewer extensions, removes blockages, and inspects new
sanitary sewer installations. The existing county facility can handle 28.9 MGD per 30-day
period. The plant is currently handling approximately 19-21 MGD, and this has excess
capacity.16
Potential Impacts
Average sewage flows were determined using Ten State Standards.17 The 11,200 square
feet of commercial space is estimated to generate 1,120 gallons per day (GPD), based on
0.1 GPD effluent/square foot of commercial space.
The residential component, i.e., multifamily dwellings and townhomes, would generate an
average of 106,800 GPD. Three bedrooms dwellings would generate 400 GPD, and two
bedroom units would generate 300 GPD.
Lastly, the community building and pool would generate 5,000 GPD of wastewater. The
calculations are based on 500 people/day use and 10 GPD per person.
The total average sewer flow would be 112,920 GPD. Based on a rounded estimate of
113,000 GPD, the maximum sewage flow (2 times average) would be 226,000 GPD, or
9,416 gallons per hour (GPH). The peak sewage flow (2.5 times average) would be 282,500
GPD, or 196 gallons per minute (GPM).
As mentioned previously, sewage flow from the entire site would be directed to the JRSB
wastewater treatment facility. According to Mr. Brady, it is anticipated that there is sufficient
flow capacity to handle wastewater from the Minisceongo Park project. In addition, with the
user unit charges, the Minisceongo Park project would generate user unit revenues to offset
the cost of capital improvements to the WWTP and other elements of the conveyance
system.

16

Michael Saber, Rockland County Sewer District #1, phone interview, August 9, 2005.

17

Estimates prepared by Edward A. Maikish, P.E., 71 Babcock Lane, Suffern, NY, 10901.
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Proposed sewer lines are shown on the site plan accompanying the DEIS. The proposed
project would connect to a 12- or 16-inch sewer main that exists in the right-of-way of Route
202 - the size of the main in the vicinity of the project site must be verified and would occur
as the subdivision plan advances, and after the zone amendment if granted. The connection
would occur at the main access point. Sewer lines would be owned and maintained by the
Homeowners Association. The Rockland County Health Department, JRSB, and Rockland
County Sewer District, in addition to appropriate Town agencies, would review the accepted
DEIS and site plan for all wastewater utilities and comment on the adequacy of the system,
including whether upgrades are necessary. Easements for access to these utilities will be
established as requested by the reviewing agencies.
Annual taxes generated to the districts serving the project, as shown above in Table 3.8-5
and 3.8-6, are $5,967 and $25,811 to Haverstraw and Ramapo, respectively.
Mitigation Measures
As previously stated, there is adequate capacity in the existing sewer treatment system for
the effluent from the proposed development, therefore no significant impacts to sewage
disposal were identified and no mitigation measures are proposed.
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Figure 3.7-1: Location of Community Facilities within two mile radius of the Project Site
Minisceongo Park
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Figure 3.7-2: School Locations in East Ramapo Central School District
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3.8 Fiscal Analysis
3.8.1 Existing Conditions
2005 Property Tax Revenues
The project site consists of four tax parcels as follows:
y
y

Town of Haverstraw - 25.18-2-3 and 25.18-2-4
Town of Ramapo - 33.06-1-1 and 33.06-1-2

The project site has a combined current assessed valuation of $885,250. The assessed
value of the project site is based on its present status as a primarily vacant parcel with one
parcel being used as an automotive repair garage. Tax lot numbers and current assessed
values of the parcels are summarized in Table 3.8-1.
Table 3.8-1
Tax Lots and 2005 Assessed Value
Tax Lot
Assessed Value
Town of
25.18-2-3
$88,400
Haverstraw
25.18-2-4
$76,050

Town of Ramapo

Subtotal

$164,450

33.06-1-1
33.06-1-2
Subtotal

$575,000
$145,800
$720,800

Total Assessed
$885,250
Value
Source: Town of Haverstraw Assessor, Tax Receiver.
Town of Ramapo Tax Receiver.
Table prepared by Tim Miller Associates, Inc., 2005.

Table 3.8-2 provides a summary of the taxes paid by the subject property in 2005 for the
Town of Haverstraw and Table 3.8-3 provides a summary of the taxes paid by the subject
property in 2005 for the Town of Ramapo. Existing annual property taxes are approximately
$60,815 in the Town of Haverstraw and $79,995 in the Town of Ramapo according to 2005
tax bills (for the school district, the bill is for the 2005-2006 school year).
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Table 3.8-2
2005 Property Tax Revenues, Town of Haverstraw
Taxing Jurisdiction
Rockland County
Town General Fund
Part Town
Town Police
Highway
Moleston Fire District
Lighting 1
Sewer 2
Water District
Haverstraw Ambulance
Solid Waste
East Ramapo Central
Finkelstein Library
TOTAL

Tax Rate
(per $1,000
AV*)
$20.90
$55.34
$4.15
$13.92
$8.26
$7.42
$0.84
$1.17
$1.05
$3.96
$2.04
$239.18
$11.67

Tax Map#
25.8-2-3

Tax Map#
25.8-2-4

Property
Tax
Revenues

$1,848
$4,892
$367
$1,231
$730
$656
$74
$103
$93
$350
$180
$21,143
$1,032
$32,699

$1,589
$4,209
$316
$1,059
$628
$564
$64
$89
$80
$301
$138
$18,190
$888
$28,115

$3,437
$9,101
$683
$2,290
$1,358
$1,220
$138
$192
$173
$651
$318
$39,333
$1,920
$60,814

Source: Town of Haverstraw Tax Receiver’s Office; Tim Miller Associates, Inc., 2005.
* AV = Assessed Value, Taxes have been rounded to the nearest dollar.

Table 3.8-3
2005 Property Tax Revenues, Town of Ramapo
Taxing Jurisdiction
Rockland County
General Town
Part Town
Town Police
Moleston Fire District
Sewer District RR
Sewer District RR
Water NR #1
Ramapo Ambulance
Solid waste disposal CH
Solid waste disposal CH
East Ramapo Central
Finkelstein Library
TOTAL

Tax Rate
(per $1,000
AV*)
$8.35
$7.74
$4.26
$16.29
$3.14
$5.06
$181.76
$0.77
$1.11
$0.68
$14.70
$89.39
$4.36

Tax Map#
33.6-1-1

Tax Map#
33.6-1-2

Property
Tax
Revenues

$866
$802
$442
$1,689
$325
$525
$80
$115
$70

$1,218
$1,128
$621
$2,375
$458
$738
$545
$113
$162
$99
$44
$13,033
$636
$21,170

$2,084
$1,930
$1,063
$4,064
$783
$1,263
$545
$193
$277
$169
$44
$64,434
$3,145
$79,994

$51,401
$2,509
$58,824

Source: Town of Ramapo, Tax Receiver’s Office; Tim Miller Associates, Inc.
* AV = Assessed Value, Taxes have been rounded to the nearest dollar.

Rockland County receives approximately $5,521 annually in property tax revenues
generated by the Minisceongo Park site.
Town of Haverstraw
The Town of Haverstraw receives property tax revenues to pay for costs associated with the
Town General Fund, Part Town Fund (outside village), the Town Police Department, and the
Town Highway Department. The Town of Haverstraw receives a total of $13,432 annually in
property tax revenues. Town utility districts and or service providers, including lighting, solid
waste, sewer, and water, also receive revenues.
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Town of Ramapo
The Town of Ramapo receives property tax revenues to pay for costs associated with the
Town General Fund, Part Town Fund (outside villages), and the Town Police Department.
Ramapo receives approximately $7,057 annually in property tax revenues. Town utility
districts and or service providers, including sewer, solid waste, and water, also receive
revenues.
East Ramapo Central School District
The entire site is located in the East Ramapo Central School District. Annual property tax
revenues that accrue to the East Ramapo Central School District total approximately
$103,767 for the 2005-2006 school year.
The East Ramapo Central School District collects taxes for the libraries within the district.
The libraries receive $5,065 annually in property taxes from the Minisceongo Park site.
Other Districts
Annual property taxes received from the Minisceongo Park site and paid to the Moleston Fire
Department totals $1,220 and $783 from the Town of Haverstraw and Ramapo, respectively.
The Haverstraw Ambulance Corps collected $651 in property tax revenues, and the Ramapo
Ambulance District collects $277.
3.8.2 Potential Impacts
For purposes of the analysis of impacts, projected annual property tax revenues were
calculated by estimating the future assessed value of the new development applicable to
each taxing jurisdiction and multiplying same by the tax rate applicable to each taxing
jurisdiction.
To determine costs, the various service providers were contacted and interviewed to
determine what demand, if any, would be created by the new development. Based on these
interviews, summarized in Section 3.7 of the DEIS, there should be no significant demand
created by the development that would require a major expansion of service capacity, or
major capital investment. Thus, costs to serve the project are anticipated to be minimal, and
the property tax revenues generated by the project will be adequate to address service
demand.
Projected Tax Revenues
Consistent with fiscal impact methodology1, the property tax revenues have been determined
by considering what would be generated if the development were completed and occupied
today. This approach recognizes that development often requires several years to be
completed and that inflation will increase costs and revenues over time. It assumes that the
rising costs of public services will be matched by an essentially comparable increase in
revenues through increases in the tax rate, all other things being held constant.
1

The Fiscal Impact Handbook, Robert Burchell and David Listokin, 1978.
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The Minisceongo Park development would result in the conversion of vacant land and an
automotive repair garage to a mixed use residential and commercial development. The
increased market value of the project site, with these improvements, would result in an
increase in property tax revenues.
The tax revenues to be generated by Minisceongo Park were determined using an average
sales price (market value) of $504,000 per townhome, and $384,000 and $430,000 per
two-bedroom and three-bedroom condominium, respectively.
A search of real estate listings conducted in March 2006 indicate that the proposed market
values are reasonable based on a review of comparable developments in the project vicinity.
For example, at the Harbors at Haverstraw, a one-bedroom multifamily flat, and a
2-bedroom, three-story townhome with one-car garage are being offered at $389,900 and
$584,900, respectively. In Congers, a 3-level townhome with 3 bedrooms and 3 baths in
Millers Landing is being offered at $574,900; a two-bedroom unit is beign offered at
$539,900. The Minisceongo Park dwellings would be within this range of sales prices.
The townhome dwellings will be located on fee simple lots. However, the multifamily
dwelling units would be located on land held in condominium ownership.
In New York State, condominium units are assessed generally at a lower value than fee
simple units. According to the NYSRPS, Section 339-y of the Condominium Act requires that
each condominium unit, together with its common interest, be assessed as one parcel, and
provides that the sum of the assessments of all the units cannot exceed the valuation that
the condominium as a whole would have if it were assessed as a single parcel. Thus, section
339-y places a ceiling on the aggregate value of the assessments of the units and requires
assessors to value a condominium complex as a single entity to determine that ceiling. This
ceiling provides a built-in assessment "cap" for all condominiums. Condominium units are
assessed based on a "rental income" approach. Thus, for purposes of this analysis, the
market value for two bedroom condominiums and three bedroom condominiums were
estimated using a $2,200 and $3,000 per month rental fee, respectively. Vacancies are
estimated to be five percent (5%) of total dwellings, and the operating expenses were
estimated to be 40 percent. The capitalization rate used in the analysis is eight percent
(8%).
The market value of the commercial buildings to be located in the Town of Ramapo was
calculated be determining the net operating income of each commercial use, and dividing by
a 12% capitalization rate. The market value of the 4,200 square foot commercial building
was estimated to be $717,500, and the market value of the 7,000 square foot building was
estimated to be $1,260,000 . The assessed value of the project was calculated by multiplying
the market value within each municipality by the equalization rate applicable to the
municipality. The equalization rate is 15.5 percent and 6.17 percent, respectively, for the
Town of Ramapo and the Town of Haverstraw. Table 3.8-4 summarizes the assessed value
of the proposed development. The assessed value of the Haverstraw portion of the
Minisceongo Park development is $5,099,875, and the assessed value of the Ramapo
portion is $5,098,616.
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Table 3.8-4
2005 Assessed Value of Minisceongo Park
Projected Market
Projected Assessed
Development Type
Value
Value
Town of
Haverstraw
Town of Ramapo

Residential (3 BR
Town Houses)
Residential 2 BR
Condominiums
Residential 3 BR
Condominiums
Residential 3 BR
Town Houses
Commercial Pad 1
Commercial Pad 2

$82,656,000

$5,099,875

$9,028,800
$1,399,464
$
12,312,000
$9,576,000

$1,908,360

$717,500

$111,213

$1,260,000

$195,300

$32,894,300

$5,098,616

$115,550,300
Table prepared by Tim Miller Associates, Inc., 2005.
Note: Rounded to the nearest dollar.

$10,198,492

Ramapo (subtotal)

$1,484,280

Total

Table 3.8-5 summarizes the annual property tax revenues that would be generated by the
Haverstraw portion of the development.
Town of Haverstraw
Table 3.8-5 estimates the annual property tax generated by the 164 3-bedroom townhomes.
The Town would receive property tax revenues of $1,886,395 annually. The Town of
Haverstraw General Fund would receive $282,227 annually. The Haverstraw Police
Department would receive $70,990 in annual property tax revenues. The Haverstraw
Highway Department is anticipated to receive an estimated $42,125 in taxes from the
proposed development. An additional $21,164 would be generated to the “part town” budget.
Tax revenues to be paid to the Water District total $5,355 annually. This tax is used to fund
the costs for fire hydrant hookups and maintain infrastructure lines. Property tax revenues to
be paid to Sewer District 2 are $5,967 annually.
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Table 3.8-5
Projected Tax Revenues - Minisceongo Park
Town of Haverstraw
Rate (per
$1,000 AV*)
Taxing Jurisdiction
Rockland County
Town General Tax
Town Police
Part Town
Highway
Moleston Fire
Lighting
Sewer 2
Water District
Haverstraw Ambulance
Solid Waste Disposal
East Ramapo Central School District
Library
TOTAL

$20.9000
$55.3400
$13.9200
$4.1500
$8.2600
$7.4200
$0.8400
$1.1700
$1.0500
$3.9600
$2.0405
$239.1700
$11.6700

Property Tax
Revenues
$106,587
$282,227
$70,990
$21,164
$42,125
$37,841
$4,284
$5,967
$5,355
$20,196
$10,406
$1,219,737
$59,516
$1,886,395

Source: Town of Haverstraw, Tax Receiver’s Office; Tim Miller Associates, Inc.
* - Assessed Value. Values rounded to the nearest dollar.

Town of Ramapo
Table 3.8-6 estimates the annual property tax revenues that would be generated by 19
townhomes, 96 multifamily residences and two commercial buildings to be located in the
Town of Ramapo.
Table 3.8-6
Projected Tax Revenues - Minisceongo Park
Town of Ramapo
Taxes Generated
Rate (per
$1,000 AV*)
Taxing Jurisdiction
Rockland County
Town Police
General Fund
Part Town
Ambulance District # 1
Moleston Fire District
Sewer District RR
Sewer District RR
Solid Waste Disposal Ch
Solid Waste Disposal Ch
Water NR # 1
East Ramapo Central School District
Finkelstein Memorial Library

$8.3520
$16.2864
$7.7352
$4.2575
$1.1125
$3.1379
$5.0623
$181.7601
$0.6781
$14.7000
$0.7727
$89.3929
$4.3629

TOTAL

Total Property
Tax Revenues

$42,584
$83,038
$39,439
$21,707
$5,672
$15,999
$25,811
tbd
$3,457
tbd
$3,940
$455,780
$22,245
$719,672

Source: Town of Ramapo, Tax Receiver’s Office; Tim Miller Associates, Inc.
* - Assessed Value. Values rounded to the nearest dollar.
tbd = to be determined.
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The Town of Ramapo would receive property tax revenues of $144,184 annually that would
accrue to the Town General Fund, Part Town, and the Ramapo Police Department. The
various utility districts and service providers would receive tax revenues to pay for solid
waste, sewer, and water services provided to the development. The Town of Ramapo
charges sewer and solid waste disposal fees on a per unit basis. As informed by the tax
receivers office of the Town of Ramapo, the unit charge is based on the number of
employees on the commercial development of the property or the number of residences in
the residential portion of the development. Once the number of residents and employees is
determined, the Town of Ramapo would receive additional fees for sewer and water service.
Rockland County
Rockland County would receive $149,171 annually in property tax revenues. Additional
revenues would accrue to the County sewer district for the portion of the project in the Town
of Ramapo as shown in Table 3.8-7.
East Ramapo Central School District
Minisceongo Park would generate annual property tax revenues of $1,675,517 to the East
Ramapo Central School District. Costs associated with the school district are based on
school district data summarized in Section 3.7 of this DEIS. Since school costs typically
represents the largest share of costs associated with any residential development, the cost
to the school district is calculated.
Based on information published by the New York State Education Department (NYSED)2,
the budget for the 2005-2006 school year for the East Ramapo Central School District
totaled $172,743,007. Of this total, $121,454,481 was raised by the school tax levy; the
remainder of the costs are paid through state aid and other revenue sources. According to
the NYSED, the school district’s public school enrollment was 8,980 students. Thus, the per
capita student cost to be raised through the property tax levy is approximately $13,525 per
student.
As noted in Chapter 3.7 of this DEIS, the total number of schoolage children to be generated
by the project was calculated based on student multiplier data available from the ULI
Handbook. It is estimated that 103 school age children would be generated by the proposed
Minisceongo Park development. The additional 103 student introduced to the East Ramapo
Central School District would increase the total costs to the District by $1,393,075 annually.
As noted earlier, Minisceongo Park would generate $1,675,517 in annual property tax
revenues. Thus, based on this analysis, $282,442 in property tax revenues would accrue to
the school district annually, in excess of the projected costs of educating students.
Minisceongo Park would also generate $59,516 annually in revenues to the Haverstraw
King’s Daughters Library and $22,245 to the Finkelstein Memorial Library.

2

Property Tax Report Card for East Ramapo (50040) 2005-2006 School Year.
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Other Special Districts
The total annual tax revenues to the Moleston Fire District would be $53,840. The
Haverstraw Ambulance Corps would receive $20,196 and the Spring Hill Community
Ambulance Corps in Ramapo would receive $5,672 annually in project-generated tax
revenues.
3.8.3 Mitigation Measures
As the proposed project is not anticipated to have a significant impact on any service
provider, no mitigation measures are proposed.
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3.9 Noise and Air Resources
3.9.1 Noise
3.9.1.1 Existing Conditions
Noise can be defined as undesirable or “unwanted sound.” Even though noise is somewhat
subjective, it affects the full range of human activities and must be considered in local and
regional planning. Most of the sounds heard in the environment are not composed of a single
frequency, but are a band of frequencies, each with a different intensity or level. Levels of
noise are measured in units called decibels. Since the human ear cannot perceive all pitches
or frequencies equally well, these measures are adjusted or weighted to correspond to
human hearing. This adjusted unit is known as the A-weighted decibel, or dBA.
It should be noted that a one decibel change in noise is the smallest change detectable by
the human ear under suitable laboratory conditions. However, under normal conditions, a
change in noise levels of two or three decibels is required for the average person to notice a
difference. Tables 3.9-1 and 3.9-2 show community perception of noise change and
response to increased levels. The level of a noise is measured and expressed in decibels
(dB). Commonly, a standardized A-weighting is applied to sound levels to correct for certain
characteristics of human hearing. The A-weighted sound level (dBA) is useful for gauging
and comparing the subjective loudness of sounds.
Table 3.9-1
Perception of Changes in Noise Levels
Average Ability to Perceive Changes in Noise Levels
Human Perception of Change
Barely perceptible
Readily Noticeable
A doubling or halving of the loudness of sound
A dramatic change
Difference between a faintly audible sound and a very loud sound

Change
(dBA)
2-3
5
10
20
40

Source: Bolt Baranek and Neuman, Inc. Fundamentals and Abatement of Highway Traffic
Noise, Report No. PB-222-703. Prepared for Federal Highway Administration, June 1973.

Table 3.9-2
Community Response to Increases in Noise Levels
Estimated Community Response
Change (dBA)

Category

Description

0

None

No observed reaction

5

Little

Sporadic complaints

10

Medium

Widespread complaints

15

Strong

Threats of community action

20

Very strong

Vigorous community action

Source: International Standard Organization, Noise Assessment with Respect to Community
Reactions, 150/TC 43. (New York: United Nations, November 1969.)
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The following specific guidelines apply to ambient noise levels in the Towns of Ramapo and
Haverstraw.
Town of Ramapo Noise Ordinance
Chapter 244, Noise, of the Ramapo Town Code regulates noise. Noise sensitive uses
include hospitals, nursing homes, schools, courts, churches, or public libraries. The following
activities are regulated:

y

The keeping of animals that frequently or for continued duration make noise which
creates an unreasonable noise across a residential property boundary;

y

Any commercial, business or industrial equipment that produces an unreasonable
sound level;

y

Construction between the hours of 10:00 PM and 8:00 AM on weekdays, or at any
time on Sundays or legal holidays, or during any other times, which produces an
L10 of 60 dBA for the daily operation, if measured at a residential real property
boundary;

y

The use of any power tools outdoors within a residential area between the hours
of 10:00 PM and 8:00 AM, which results in unreasonable noise across a
residential real property boundary;

y

The use of explosives, firearms or similar devices which create impulsive sounds
so as to cause unreasonable noise across a real property boundary;

y

The sounding of any horn or signaling device except to serve as a danger
warning;

y

The operation, repair or testing of any motor vehicle in such a manner as to cause
unreasonable noise across a residential real property boundary within a noise
sensitive zone;

y

The use of any engine not equipped with a muffler in constant operation and
maintained as to prevent any unreasonable noise or disturbance;

y

The operation of any sound reproducing device that causes unreasonable noise
across a real residential property boundary between the hours of 11:00 PM and
8:00 AM, or any time within a sensitive zone;

y

Operation of any garbage or trash compactor, or any other truck where the
loading or unloading is conducted within a residential district or within 300 feet
from a hotel or motel between the hours of 11:00 PM and 6:00 AM.

Noises generated by notification signals, emergency, and noises generated from a sound
reproduction device at any public event are exempt from the Town’s regulations. Variances
for noise levels above levels permitted by the regulations may be granted by the Town
Board.
Town of Haverstraw Noise Ordinance
The Town of Haverstraw Noise Control Law is provided as Chapter 114, Noise, of the Town
of Haverstraw Code. This regulation sets the maximum allowable noise measurements of 60
dB(A) during the hours of 8:00 AM to 6:00 PM or 45 dB(A) during the hours of 6:00 PM to
8:00 AM as measured on any residential property within a residential zoning district.
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Sounds which are considered nuisances and automatically violate the Noise Control Law
include those generated by the following acts:

y Honking of horns by any vehicle except to as a danger warning;
y Playing of sound system devices that is plainly audible at fifty (50) feet from the
source;

y The projection of any amplified sound onto public streets for commercial
advertising or attracting the attention of the public;

y Noises made by any pets that is frequent or continued;
y Creation of excessive noise near schools, courts, churches and hospitals while in
use

y Burglar alarms not terminated within fifteen (15) minutes of activation; and,
y Running of any motorized vehicle that emits sounds louder than as originally
manufactured through modification or disrepair .
The following sounds are regulated by the law:

y sounds from air conditioning or air handling equipment, provided that they produce
less than fifty-five (55) dBA at any property used for residential purposes within
any residential zoning district;

y sounds from domestic power tools, lawn mowers and garden equipment when
operated between the hours of 8:00 AM to sundown Monday through Friday,
excluding holidays, or 9 AM to sundown on weekends and holidays. All other times
the sounds must produce less than forty-five (45) dBA at any property used for
residential purposes within any residential zoning district;

y sound from a snow blower, snow thrower, electric snow shovel or snowplow used
for the purpose of snow removal;

y sound from an exterior burglar alarm of any building or motor vehicle, provided that
such alarm shall terminate within fifteen (15) minutes after it has been activated.
Sounds that are exempt from regulation are:

y music in connection with any military or civic parade, funeral procession or
religious service;

y sounds for the bells or chimes of a church, synagogue, other house of worship or
school on or within premises;

y sounds created by any governmental agency by use of public warning device;
y sounds created by a public utilities in carrying out the operations if the franchise ;
y sounds connected with sporting events of any public or private school, swim or
tennis club, country club or permitted specials events or sports programs;

y sounds created by aircraft or motor vehicles on public streets.
Noise variances may be issued by the Town Board.
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Section 167-40 of the Town of Haverstraw zoning law also restricts the time periods when
construction operations may occur, in part to control short-term noise impacts to surrounding
properties. Construction, blasting, drilling or demolition is permitted:

y

Between the hours of 7 AM to 7 PM on weekdays and from 8 AM to 5 PM on
Saturdays. All such work is prohibited on Sundays and legal holidays.

y

The provisions of this section shall not apply to emergency work and to work
performed for a municipal agency.

Rockland County Health Code
The Haverstraw zoning law limits the noise levels of activities conducted within the PIO
zoning district. Specifically, Section 167-13.C states that all uses in the PIO district shall
conform to the standards employed by the Rockland County Department of Health. These
standards are provided to address concerns expressed by Barr Labs with regard to its ability
to continue to operate in compliance with applicable regulations, especially after the site is
rezoned and developed with residential uses.
Chapter 9, Prevention and Control of Environmental Noise Pollution, of the Rockland County
Sanitary Code, regulates noise. The code utilizes a land use classification system to
establish acceptable noise limits. The law states that land classification shall be based on the
permissible land use as designated by a local zoning ordinance as of July 1, 1977. The land
classifications are as follows:
1. Class AA: Lands which require a state of tranquility, serenity or quiet, such as wildlife
preservations.
2. Class A: Land intended and used for primarily sleeping purposes by people. Primarily
residential areas, but also includes commercial living accommodations, such as
hotels, camping facilities and community services, such as group homes and
correctional facilities.
3. Class B: Land where humans typically interact and communicate with others,
including residential and commercial zones. Most commercial uses fall into this
classification, as well as schools, churches, offices, and active recreation areas.
4. Class C: Land where primary use is other than human sleeping or communication.
Includes uses such as warehouses and distribution facilities, industrial and
manufacturing plants and agricultural uses.
Commercial, business and industrial uses are regulated by the continuous sound in air which
crosses the property line of a commercial, business, or industrial operation according to the
adjoining land’s classification. In 1977, the project site would have been Classified “B” as it
was and is zoned for commercial use. Thus, as it applies to the Minisceongo Park site, noise
emanating from Barr Labs would be required to conform to the Class B regulations. The
Class "B" standards apply during the daytime as well as evening hours. This interpretation
has been confirmed with Mr. Carl Dornbush, Associate Environmental Health Specialist 1
with the Rockland County Health Department, who was involved in the drafting of the
County's regulations and is responsible for enforcement of these regulations.

1

Phone interview May 22, 2006.
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Noises generated on residential property are not regulated, nor are construction noises
between the hours of 6 AM and 10 PM.
Table 3.9-3
Rockland County Noise Regulations for
Commercial, Business & Industrial Uses
Maximum Allowed (dBA)
Not exceeding L90 ambient
noise

Class AA
Class A
7am to 10pm

65 dBA or L10 of 60 dBA

10pm to 7am

55 dBA or L10 of 50 dBA
65 dBA or L10 of 60 dBA

Class B
Class C
24 hours

80 dBA

16 hours

82 dBA

8 hours

85 dBA

4 hours

88 dBA

2 hours

91 dBA

1 hour

94 dBA

½ hour

97 dBA

<1/2 hour

100 dBA

Impulsive sound

130 dBA

Source: Rockland County Sanitary Code, Section 9.8.2

It is noted that sources of sound external to the property line of the commercial, business, or
industrial operation shall be excluded when determining whether noise is present.
Existing Ambient Noise Levels
Vacant portions of the project site do not generate noise. Noise is generated from the
existing, one-acre automotive repair garage site and limited to daytime hours when the shop
is in operation. Russell Acoustics, LLC, monitored ambient noise levels on the project site.
Sources of noise at the site are from Barr Labs operations to the north of the site and
vehicles traveling along area roads including the Palisades Interstate Parkway. Table 3.9-4
indicates the locations, times and noise levels recorded. It is evident that with increasing
distance, the noise levels drop off as one travels north to south on the project site. Generally,
a doubling of distance results in a noise reduction of 3 dBA.
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Table 3.9-4
Site Noise Measurements
Noise Monitoring
Location

Noise Measurements (dBA)
Noon

10:30pm

Average

#1

50.1

49.7

49.9

#2

66.4

63.4

64.9

#3

63.8

60.1

62.0

#4

57.5

52.7

55.1

Source: Russell Acoustics, LLC, 2005.

The noise monitoring locations are shown in Figure 3.9-1.
Location #1 is located in the center of the project property, approximately 600 feet from the
northern property line, within the Town of Haverstraw.
Noise monitoring locations #2-4 are located in the northern part of the project parcel,
approximately 60 feet south of the property line. Location #2 is at the east end of the Barr
Laboratory building, Location #3 is centered on the building, and Location #4 is at the west
end of the building. Noise levels at #2 likely result from noise emanating from two
transformer pads on the Barr Labs property which have been constructed at the property
line, in addition to noise emanating from the Palisades Interstate Parkway. If measured at
the property line, noise levels would likely be higher. As is evident from the noise
measurements, sound levels drop off with distance from the PIP, as well as the transformers.
It is expected that the exclusion of Palisades Interstate Parkway noise would drop the sound
levels at the northerly property line below those levels measured above. This is evident from
a comparison of the noon and 10:30 PM noise results; the drop in noise levels is due to the
drop in traffic traveling on the local road network, including the PIP. The Barr Labs property is
within the noise limits for Class B lands based on the average dBA
Noise levels were also measured on May 22, 2006, by TMA staff at noon at the two nearest
residential properties to the project site which are situated on Quaker Road north of the site
and adjacent to Barr Labs. At location "R1", noise was measured along the east side of
Quaker Road at a residence located just north of Quaker Road's intersection with the PIP
southbound access ramps. The property is also identified as operating dog kennels. Here,
noise measurements indicated the ambient noise levels were 61.8 dBA.
Noise was also measured at a location just north of the location "R1" along Quaker Road
where a utility easement crosses the road, in the vicinity of the existing mobile home park
located there. Ambient noise levels were 60.2 dBA at this location. In both instances,
ambient noise levels are affected by proximity to the Palisades Interstate Parkway, traffic
traveling along Quaker Road, and Barr Lab operations.
Critical Receptors
Critical noise receptors are facilities and uses that are dependent on a state of serenity and
quiet, or are uses that are particularly sensitive to noise energy and decibel levels. Land uses
that are typically considered to be sensitive to noise would be residences, schools, hospitals,
churches, cemeteries, libraries, nature preserves and certain types of outdoor recreation
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areas. Introduction of a residential development in this location would introduce a sensitive
noise receptor, residential uses, to the project site.
During construction activities, the project could result in elevated noise levels that would
affect other sensitive receptors. The nearest sensitive receptors, single-family residences,
are located over 1/3-mile west of the nearest area of the site to be disturbed. A mobile home
park and single family dwelling are located to the east and north of the Barr Labs facility, but
any noise detectable at the mobile home park would be associated with the labs, or from
noise generated by vehicles traveling on the PIP as noted above.
3.9.1.2 Potential Impacts
Short Term Construction-related Noise
Local daytime ambient noise levels will increase both on and off of the project site during
construction of the proposed Minisceongo Park. Construction activities are an expected and
required consequence of any new development and cannot be avoided. Construction
generated noise may exceed sporadically the noise levels permitted by the Town Code.
Temporary construction-related noise levels would be greater at the east end of the property,
since the on-site wetlands and wetland buffer limit the proximity of development to westerly
residential properties. A variance for such noise may be required and the applicant will
submit the required application for same. The need for a variance is an unavoidable impact,
based on surcharge and fill requirements that are unique to this site in comparison with a site
where "conventional" grading activities only are required. Extending the duration of
construction on a daily basis would allow the surcharge operations to be completed in a
shorter time period. Noise resulting from construction activities is a temporary impact, and
will cease upon completion of the project. The following table shows representative
maximum sound levels for diesel powered equipment and activities at a range of receptor
distances
Table 3.9-5
Construction Noise Levels
(dBA)
Maximum Sound Level
Equipment/Activity

50 feet

200 feet

500 feet

1000 feet

Backhoe

82-84

70-72

62-64

56-58

Blasting

93-94

81-82

73-74

67-68

Concrete Pump

74-84

62-72

54-64

48-58

Generator

71-87

59-75

51-67

45-61

Hailer

83-86

71-74

63-66

57-60

Loader

86-90

74-78

66-70

60-64

Rock Drill

83-99

71-87

63-79

57-73

Trucks

81-87

69-75

61-67

55-61

Source: Tim Miller Associates, Inc., 2005.

During the surcharge phase, approximately 100,000 cubic yards (gross) of fill will be brought
to the site via 20 cubic yard (28 ton) trucks. From Monday to Friday, the project sponsor
would allow the delivery of soil from 7 AM to 5 PM. The site would receive and spread one
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(1) truckload of fill every 5 minutes, which would be 12 truckloads delivered to the site per
hour. On a daily basis, it is estimated that the project site would receive 120 truckloads of fill
per day totaling 2,400 cubic yards of fill. On Saturdays, construction would occur between
the hours of 8 AM and 4 PM (8 hour workday). Based on 12 truck deliveries per hour, a total
of 96 trucks would travel to and from the site, delivering approximately 1,920 cubic yards of
fill. Thus, each week from Monday through Saturday, 13,920 cubic yards of fill would be
delivered to the site. Based on these estimates, it would be approximately 7.2 weeks to
complete the surcharge portion of the fill operation.
An additional 349,000 cubic yards of fill is required to grade the remainder of the site. Based
on the same delivery schedule identified above (6 days per week, 10-hour weekdays and
8-hour Saturdays, 12 truck deliveries per hour), it would take approximately 25 weeks to
receive fill for the remainder of the project if the deliveries are performed on a continuous
basis.
Noise levels of trucks loading and moving fill will depend on the distance from any receptor.
The area to be surcharged is at least 500 feet from the nearest corner of the Barr Labs
building. Generally, noise from trucks operating at this distance would be in the 60-70 dBA
range. This is a comparable range to existing ambient noise levels along the northern
property line.
During the compaction phase, rollers will be operating over most areas of the site to bring it
to grade. In addition, during the building construction phase, noise levels would be greatest
during construction of Buildings 25 through 29 which are located within 200 feet of the Barr
Labs building, as well as construction of the detention pond along the northerly property line.
The area of the project site within 200 feet of the Barr Labs building constitutes only about
2.4 acres of the overall approximately 53 acre site. Beyond this 200-foot limit, noise will drop
off to existing ambient noise levels which are in the mid-60 dBA range, decreasing with
distance from the northerly property line.
Noise levels generated by compaction and construction activities elsewhere on the site,
beyond the 200-foot range, would drop off with increasing distance and would not be readily
noticeable to Barr Labs given the existing ambient noise levels at the property line. Activities
within the 200-foot are limited in scale and are not anticipated to have a significant impact.
For sensitive receptors such as residences, the level of impact from construction noise
sources depends upon the type and number of pieces of construction equipment being
operated, the duration of the construction activities, as well as the distance of the receptor
from the construction sites. The noisiest period of construction will occur during site clearing
and grading activities, when sections of the site are prepared for the building; although all
construction activities at the site are likely to produce increased noise levels. Since the
nearest residence to the west is over 1,000 feet from the portions of the project site to be
disturbed, no short-term construction related noise impacts would result. The closest
residence (with kennels) along Quaker Road is approximately 250 feet from the property line.
The site is approximately 400 feet from the mobile home north of Barr Labs. Noise levels
here would be in the 70 dBA range if the construction activities were to occur at the property
line on a continuous basis. However, as distance from the noise generators increase, noise
levels would decrease.
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Elevated noise occurrences are typically sporadic during the construction period. Noise
levels actually experienced on a nearby property would be expected to be lower, accounting
for distance from the noise source and other attenuating factors.
Blasting and rock removal are not anticipated for the project.
Long-Term Noise Effects
Minisceongo Park is a development that will generate noises typical of residential
neighborhoods. Sources of noise would include operating vehicles driving through the
development, residents involved in recreational activities, and common area maintenance
activities (e.g., lawnmowers). The two commercial pads are oriented to the south and
adjacent to Route 202. Noises generated at these locations would be primarily related to
operating vehicles.
In order to assess the potential noise levels that would be associated with occupancy of the
completed project, noise measurements were taken at Crystal Hill Club, a mixed residential
development project located in the Town of Haverstraw that would be comparable to the
Minisceongo Park development in terms of mix of residential uses and size of development.
Based on the website for this development, the project contains 312 townhome and rental
multifamily dwellings situated on 28 acres, which is approximately 11 dwelling units per acre.
The overall density of the Minisceongo Park project is approximately five (5) dwelling units
per acre; thus, noise would likely be less than measured at the Crystal Hill Club.
Noise measurements were taken at approximately 1 to 2 PM. The first measurement was
taken within the western portion of the complex by the townhome dwellings. Ambient noise
levels measured 50.3 dBA. At the eastern end of the complex by the multifamily dwellings,
ambient noise levels measured 57.7 dBA. An average of 54 dBA is used to determine the
potential increase in ambient noise levels from occupancy of Minisceongo Park. This is a
reasonable approach since the total number of dwellings at Minisceongo Park would consist
of 35 percent multifamily dwellings and 65 percent townhome dwellings.
By comparison, noise levels measured at the Minisceongo Park site at noon measured
between 50.1 and 66.4 dBA. According to the NYS DEC policy document, Assessing and
Mitigation Noise Impacts, the total sound pressure created by two sources is not additive.
Rather, Table A of the NYS DEC document is relied upon to estimate the anticipated noise
level once the project's noise is added to the ambient noise levels. At the middle of the
project site, ambient noise levels at noon were 50.1 dBA. Using Table A, it is estimated that
future noise levels would be 55 dBA. Near the property line with Barr Labs, ambient noise
levels were 66.4 dBA at noon at noise monitoring location #2 in proximity to the transformers.
With the project, ambient noise levels would remain 66.4 dBA using Table A. Specifically,
when there is a 10 dBA difference in two noise sources, no increase in dBA is added, and
the noise level would be the same as the noise source with the higher noise level. Thus, the
project would not be expected to increase ambient noise levels at this monitoring location
which exhibited the highest ambient noise levels when measured. Noise levels of the future
development, as measured at the middle of the project site during daytime hours, would
meet Town of Haverstraw noise requirements.
Barr Labs marginally meets noise standards at the property line adjacent to the transformers.
The project sponsor proposes to attenuate noise levels adjacent to the transformer pads by
erecting a solid wood panel fence along the berm adjacent to the transformer pads and
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installing a thick line of coniferous trees adjacent to the wall. This would assist in reducing
noise levels at the property line to acceptable levels. According to NYS DEC, erecting sound
barriers such as screens or berms around the noise generating equipment near the point of
reception is one method of attenuating noise levels. According to the Federal Highway
Administration, (FHWA), thick plantings can attenuate noise levels up to 3 dBA. A properly
designed solid wall can attenuate noise up to 15 dBA. With these design measures in place,
noise emanating from the Barr Labs transformers can be attenuated.
Due to distance from the property line, ambient noise levels at the nearest residence on
Quaker Road would not be affected by the proposed project. Noise from the Barr Labs
facility and vehicles traveling along the Palisades Interstate Parkway would continue to
dominate as the sound sources affecting ambient noise levels at these residences. Based
on the NYS DEC policy document, every doubling of distance results in a 6 dBA reduction in
sound pressure levels. Thus, the 55 dBA ambient noise levels that may be expected from
occupancy of Minisceongo Park would be 49 dBA at the nearest residence. Adding the
projected noise level to the existing ambient noise level of 61.8 dBA would result in no
change in the existing ambient noise levels at this residence; levels would remain 61.8 dBA.
It is expected that Barr Labs would continue to operate in accordance with applicable noise
standards described above. Since the project site was zoned for commercial uses in 1977 at
the time the noise standards became effective, the standards applicable to the maximum
acceptable noise levels for Barr Lab operations will not change as a result of the
Minisceongo Park project.
3.9.1.3 Mitigation Measures
Construction activities must comply with the Towns’ noise ordinances. To mitigate against
potential noise impacts, construction will be limited as follows:

y

In the Town of Haverstraw, construction activities will occur only between the hours of 7
AM to 7 PM on weekdays and from 8 AM to 5 PM on Saturdays. No work will be
conducted on Sundays and legal holidays.

y

In the Town of Ramapo, construction will not occur between the hours of 10:00 PM and
8:00 AM on weekdays, or at any time on Sundays or legal holidays.

Fill will be brought to the site between the hours of 7 AM to 5 PM on weekdays, and 8 AM to
4 PM on Saturdays, within the requirements of the respective noise codes. The applicant
may request waivers from the applicable jurisdiction to commence building construction at 7
AM and discontinue activities at 9 PM. The purpose of this waiver would be to shorten the
time period for construction activities, particularly the surcharge and fill program. During
summer months, extended construction time periods would effectively compress the time
period over which these activities occur.
Once constructed, residents and commercial users will be expected to comply with the noise
codes applicable to each town jurisdiction as described previously.
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3.9.2 Air Quality
3.9.2.1 Existing Conditions
Air quality is a relative measure of the amount of noxious substances that occur in the air and
that are caused by natural and human processes. Certain airborne gases and particles can
cause or contribute to the deterioration and /or destruction of biological life as well as
damage to property and other physical components of the environment. Air contaminants or
pollutants can be defined as solid particles, liquefied particles, and vapor or gases, which are
discharged into, or form in, the outdoor atmosphere. Air quality in any particular location is
influenced by contaminants discharged into the atmosphere and by regional and local
climatic and weather conditions. Atmospheric conditions such as sunlight, rainfall and
humidity, air turbulence, temperature differences, and wind speed and direction can
disperse, intensify or chemically change or alter the compositions of air contaminants.
Air Quality Standards and Compliance
The United States Environmental Protection Agency (EPA) and the New York State
Department of Environmental Conservation (NYSDEC) have promulgated Ambient Air
Quality Standards (AAIS) intended to protect the public health and welfare. These standards
are designed to protect the most vulnerable segment of the population such as children, the
elderly and the infirm, which are more susceptible to respiratory infections and other air
quality-related health problems. Locations or source-receptors that would be considered are
schools, hospitals and convalescent homes as well as other related facilities.
Several air contaminants have been identified by the U.S. Environmental Protection Agency
(EPA) as being of concern nationwide. These pollutants include carbon monoxide (CO),
nitrogen dioxide (NO), ozone (O3) (also termed photochemical oxidants), particulate matter,
sulfur dioxide (SO2), and lead (Pb). The sources of these contaminants, their effect on
human health and the nation’s welfare, and their final disposition in the atmosphere vary
considerably. Particulate standards include only those particles with nominal diameters less
than 10 microns which are inhalable.
National Ambient Air Quality Standards (NASA) are mandated by the Federal Clean Air Act
(1990). Standards promulgated by the EPA include primary and secondary standards.
National Primary Standards are levels of air quality necessary, with a margin of safety, to
protect the public health. National Secondary Standards are levels of air quality necessary to
protect the public welfare from any known or anticipated adverse effects of a pollutant, such
as an adverse effect on vegetation. For all contaminants except sulfur dioxide and
suspended particulates, the primary and secondary standards are identical.
With the enactment of the Clean Air Act and subsequent amendments, each state was
required to develop a State Implementation Plan (SIP) to provide a regulatory framework in
which to implement requirements of the Act. The New York SIP adopted Ambient Air Quality
Standards (AAIS) from a list of seven criteria pollutants established by the US Environmental
Protection Agency (USEPA). These pollutants were selected by the USEPA based on a list
of pollutants of primary concern nationwide. Attainment of the AAIS is required under the Act,
and each State has a designated time period in which to bring nonconforming areas into
compliance. The AAIS establish levels to protect the health (primary standard) and welfare
(secondary standard) of the general public with an adequate margin of safety.
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Table 3.9-6 lists federal and state air quality standards.

Table 3.9-6
State and Federal Air Quality Standards
New York State Standards
Pollutant1

Units

Stat 2

12 consecutive
0.03
months

PPM

Arithmetic
Mean (A.M)

24-hour

0.14

PPM

Maximum

3-hour

0.50

PPM

Maximum

8-hour

9

PPM

1-hour

35

1-hour
8-hour

Hydrocarbons
(non-methane)

3-hour (6-9
am)

Corresponding Federal Standards
(Primary Standards)
Units 3

Stat

80

µg/m³

Arithmetic
Mean (A.M)

365

µg/m³ Maximum

Maximum

10

µg/m³ Maximum

PPM

Maximum

40

µg/m³ Maximum

0.12

PPM

Maximum

235

µg/m³ Maximum

0.08

PPM

Maximum

157

µg/m³ Maximum

0.24

PPM

Maximum

Nitrogen Dioxide

12 consecutive
0.05
months

PPM

Maximum

100

µg/m³ AM

Lead 5

3 consecutive
months

1.5

µg/m³ Maximum

12 consecutive
months

15

µg/m³

24-hours

65

µg/m³ Maximum

12 consecutive
months

50

µg/m³

24-hours

150

µg/m³ Maximum

260

µg/m³ Maximum

Sulfur Dioxide

Carbon
Monoxide
Ozone

Fine Particulate
Matter (PM2.5)
Inhalable
Particulates
(PM10) 6

Avg Period

Conc.

Total Suspended 12 consecutive 75
months
Particulates
(TSP) 7
24-hours
250

µg/m³

Conc.

Geometric
Mean (G.M.)
Geometric
Mean (G.M.)

Geometric
Mean (G.M.)

µg/m³ Maximum

New York State also has standards for beryllium, fluorides, hydrogen sulfide, and settleable particulates
(dustfall). Ambient monitoring for these pollutants is not currently conducted.
2
All maximum values are concentrations not to be exceeded more than once per calendar year. (Federal
Ozone Standard not to be exceeded more than three days in three calendar years).
3
Gaseous concentrations for Federal standards are corrected to a reference temperature of 25°C and to a
reference pressure of 760 millimeters of mercury.
4
Former NYS Standard for ozone of 0.08 PPM was not officially revised via regulatory process to coincide with
the Federal standard of 0.12 PPM which is currently being applied by NYS to determine compliance status.
5
Federal standard for lead not yet officially adopted by NYS, but is currently being applied to determine
compliance status.
6
Federal standard for PM10 not yet officially adopted by NYS, but is currently being applied to determine
compliance status.
1

7

New York State also has 30, 60, and 90-day standards as well as geometric mean standards of 45, 55, and 65
µg/m³ in Part 257 of NYCRR. While these TSP standards have been superseded by the above PM10 standards, TSP
measurements may still serve as surrogates to PM10 measurements in the determination of compliance status.

Sources of air pollutants are summarized in Table 3.9-7, below.
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Table 3.9-7
Principal Sources of Air Pollutants
Pollutant

Principal Sources

Carbon Monoxide (CO)

Motor Vehicles (90%)
Other Combustion Sources (10%)

Oxidants (primarily Ozone)

Produced by the Action of Sunlight on HC
and NOx Compounds in the Atmosphere

Nitrogen Oxides (NOx)

Stationary Source Combustion (50%)
Mobile Sources (50%)

Hydrocarbons (HC)

Motor Vehicles (60%)
Industrial Process and Evaporative Losses
from Storage Facilities (40%)

Particulates (part)

Many Sources (Stationary and Mobile)
Including Crushing and Grinding Operations
and Natural Resources

Sulfur Dioxide (SO2)

Electric Power Generation (40%)
Space Heating (30%)
Other Combustion of Fuels in Industrial
Processes (30%)

Sources:
DGEIS for IBM - Proposed Re-zoning, IBM Properties, Town of Fishkill, October 3,
1983, prepared by Ronald A. Freeman Associates, P.C. Consulting Engineers
NYSDEC Region 3, NYS Air Quality Report, Ambient Air Monitoring System Annual
Report 1992-DAR-93-1
Note: The percentage figures represent approximate contributions for the sources
identified in middle-latitude areas. For more specific information, refer to the annual
reports of the Council on Environmental Quality.

Sources of air pollution are generally characterized as mobile or non-point sources
(transportation-related) or stationary sources (e.g., a smokestack). In general, the primary
pollutants related to mobile sources are carbon monoxide (CO), nitrogen oxides (NOx), and
Hydrocarbons. Oxidants, primarily ozone results from the breakdown of NOx compounds in
the atmosphere by sunlight. Total suspended particulates are the result of both mobile
sources, as well as industrial sources and operations. Stationary sources, primarily
manufacturing or utility operations, result in the addition of sulfur dioxides (SO2), nitrogen
oxides (NOx), hydrocarbons and particulates to the atmosphere.
The NYS DEC does not regulate or model fugitive dust generated from construction
operations2.
Existing Air Quality
New York State is divided into nine Air Quality Control Regions (AQCR), in order to evaluate
air quality by geographic regions. The New York State Department of Environmental
Conservation (NYSDEC) has a network of ambient air monitoring stations located throughout
the State in each of the AQCR’s in order to evaluate the attainment status of each region
with respect to the SIP.
2

Phone conversation with Robert Stanton at DEC Region 3, Air Resources, March 13, 2006.
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The proposed project site is located in Region 3: Hudson Valley Air Quality Control Region,
one of nine regions in New York State monitored for compliance with Federal and State
AAIS. The Federal criteria pollutants currently monitored within the Region 3 include:






sulfur dioxide (SO2);
ozone (O3);
total suspended particulates (PM 2.5) ;
inhalable particulates (PM10); and,
lead.

The remaining criteria pollutants, carbon monoxide (CO) and nitrogen dioxide (NO), are not
monitored in the Region 3 AQCR, but are monitored in Region 2 AQCR, which includes the
five boroughs of New York City. The sources of these contaminants, their effect on human
health and the nation’s welfare, and their final disposition in the atmosphere vary
considerably. Particulate standards include only those particles with diameters less than 10
microns which are inhalable.
NYSDEC maintains a number of monitoring stations in the Hudson Valley to measure
existing ambient air quality. Monitoring stations are sometimes operated over limited periods
of time and certain stations are utilized to sample only certain parameters. Table 3.9-8 lists
stations referenced in the NYSDEC Air Quality Report and the pollutants monitored at each.
Monitoring stations are located at White Plains and Mamaroneck in Westchester County; Mt.
Ninham in Putnam County; Valley Central, Newburgh (2), Wallkill (3), and Scotchtown in
Orange County; Millbrook and Poughkeepsie in Dutchess County; and Belleayre Mountain,
New Paltz and Saugerties in Ulster County. There are currently no air quality monitoring
stations within Rockland County.

Stations

Table 3.9-8
NYSDEC Air Quality Monitoring
Parameters
Lead
Sulfur
Inhalable
dioxide
particulates

NYSDEC Region 3
Mamaroneck 5956-01
3
Wallkill 3566-02
3
Scotchtown 3566-11
3
Mt. Ninham 3951-01
Belleayre Mtn. 5565-03
Saugerties 5524-03
New Paltz 5522-01
Poughkeepsie 1302-06
Newburgh 3502-04
White Plains 5902-04
Valley Central 3527-01
Millbrook 1328-01
NYSDEC Region 4 (closest available data)
Loudonville 0101-33
Schenectady 4601-05

Ozone

Carbon
monoxide

3

3
3

3
3
3
3
3
3
3

3
3

3
3
3

P = Monitoring Location for Pollutant.
Source: 2003 Annual New York State Air Quality Report, July 2004, NYSDEC Division of Air Resources
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Table 3.9-9 summarizes 2004 data for the NYS DEC Region 3. Sampling information for
pollutants not included in the table is either not collected in NYS DEC Region 3 or is
collected at locations distant from the project site. Information from distant locations would
not be representative of ambient air quality conditions in the project vicinity.
Table 3.9-9
Regional Air Quality Data Summary
Monitoring
Location
Valley Central
Mt. Ninham
Belleayre

Pollutant

0.078 ppm (2)

Ozone (O3)
Sulfur Dioxide (SO2)
Inhalable Particulates (PM10)

Newburgh

Inhalable
(PM2.5)

Wallkill

Lead (Pb)

Loudonville

Carbon Monoxide (CO)

Mt. Ninham

Concentration

Particulates

PM Sulfate, Nitrate

(1)

Air Quality
Standard
.08 ppm (2)

Within
Standard?
Yes

(1)

Yes

3 (1)

50 g/m

Yes

15 g/m3 (1)

Yes

0.03 g/m3 (3)

------

Yes

1.8 ppm

9.0 ppm

Yes

------

Yes

2.2 ppb

3 (1)

11 g/m

3 (1)

11.8 g/m

3 (1)

3.3 g/m

30 ppb

NOTES:
(1) Annual Arithmetric Mean in parts per billion (ppb).
(2) 4th Highest Daily Maximum 8-Hour Average in parts per million (ppm).
(3) Maximum Quarterly Average in grams per cubic meter (g/m3)).
Source: NYS DEC, Region 3, Air Quality Data 2004.

Based upon 2004 data, all monitored contaminants, except for ozone, have achieved
acceptable levels within the region.
Ozone levels exceeding the air quality standards are found throughout the northeastern
United States, and non-attainment of the standard is more of a regional than a local problem,
and cannot be resolved without coordinated regional air pollution control programs. The
State of New York and surrounding states have developed coordinated regulatory programs
to bring the region into compliance. The proposed Minisceongo Park development is not a
large-scale regionally significant project, and therefore should not interfere with the any of the
ongoing programs to bring the area into compliance with the ozone standards.
The Clean Air Act Amendments enacted in 1977 set forth a process for New York and all
other states to achieve clean air through the submission of a State Implementation Plan
(SIP) to the US EPA for criteria pollutants which are not in attainment with the NAAQS. The
SIPs describe how each state will attain and maintain air quality standards in non-attainment
areas.
Rockland County is in a severe non-attainment area for ozone which is no longer subject to
the one-hour standard for ozone as of June 15, 2005. It is within a moderate non-attainment
area for the 8-hour standard for ozone. As required under the Clean Air Act, the State drafted
a SIP to achieve compliance with the ozone NAAQS by November 15, 2007. The draft SIP,
prepared by the NYS DEC Air Resources Division, is currently undergoing review by the US
EPA for approval. The draft SIP cites strategies for reducing ozone levels including limits on
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gasoline volatility, lower gasoline sulfur levels, diesel fuel reformation, annual inspections for
heavy-duty diesel vehicles, nitrogen oxide controls, and other measures.
Air contaminants which typically are of concern with respect to vehicle-related projects
include ozone, carbon monoxide, nitrogen oxides, and lead. Air contaminants typically of
concern with respect to heating and hot water systems of residential projects include sulfur
dioxide and inhalable particulate matter.
The traffic volumes generated by the proposed project are below the screening thresholds for
the New York State Department of Transportation (NYSDOT) regional transportation control
programs, and thus conform with the SIP to bring the area into compliance with the carbon
monoxide standards.
Existing Air Pollution Sources
Vehicle Generated Air Quality Impacts – Existing Conditions
The primary pollutants associated with vehicular exhaust emissions are nitrogen dioxide
(NO), hydrocarbons (HC), and carbon monoxide (CO). Since short-term exposure to elevated
CO concentrations can have acute health impacts, state and federal standards have been
developed for ambient CO concentrations to protect the health and welfare of the general
public with an adequate margin of safety. There are no currently enforced short-term health
standards for NO and HC. The primary concern with these pollutants is their role in the
photochemical reactions that lead to the formation of secondary pollutants known as ozone
(O3) and “smog”, which are known lung and eye irritants, Ozone and smog formation is a
slow process that occurs outside the primary impact area of the project, thus these pollutants
are only reviewed on a regional (mesoscale) basis for “regionally significant” projects.
Because the Minisceongo Park project is not regionally significant, it is “exempt” from the
EPA’s conformity rules and thus it is not required to be part of the “regional emissions
analysis or part of the TIP”; therefore, a mesoscale air quality analysis is not required and all
air quality impact analyses focus on local (microscale) air quality impacts and documenting
compliance with the CO standards.
Land in the vicinity of the project area generally supports a mixture of residential,
commercial, and industrial uses. Existing sources of air pollution in the vicinity include vehicle
and engine exhaust, and emissions from commercial, and residential heating and hot water
systems.
Existing Air Pollution Receptors
Potential sensitive receptors within the project vicinity include residential dwellings located
approximately 1/3-mile to the north and west of the site.
3.9.2.2 Potential Impacts
There are no proposed stationary air emission sources that would be introduced by this
project. Air quality impacts from construction activities were assessed along with a
determination of impacts from project induced traffic.
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Short-Term Construction Air Impacts
Potential short-term adverse air quality impacts that may result from the proposed project
include fugitive dust and particulate matter from the project sites, and emissions from
construction equipment and vehicles.
The construction of the proposed Minisceongo Park development will involve grading
activities that may result in the release of fugitive dust and particulate matter from the project
site. During this period, dust and particulate matter from the project site may be released into
the air and carried off-site by wind. Construction-related air emissions will result from the use
of diesel fuel as a source of energy for construction vehicles and equipment. Mitigation
measures are proposed as a part of the project during construction to limit dispersal of
particulate matter. Such increases in construction-related dust will be temporary.
In Rockland County, prevailing winds are from the northwest between October through April,
and from the southwest during other months of the year.3 Thus, Barr Labs, which adjoins the
project site, would be affected by fugitive dust, if not properly mitigated, by grading activities
conducted during summer months.
Following project construction, unvegetated areas on the site currently exposed to wind
would be either developed or landscaped, thereby reducing the potential for dust generation
from the project area long-term.
Long-Term Air Quality Impacts
The primary generator of air emissions from any proposed residence is the operation of
passenger vehicles. Given the proposed density of the project and the projected volume of
traffic, no air quality impacts are expected to result from the proposed development.
The potential impact from the project-generated traffic was evaluated using the New York
State Department of Transportation (NYSDOT) Environmental Procedures Manual (EPM)
Chapter 1, Section 9, Projects Needing Air Quality Analysis (January, 2001). Carbon
monoxide (CO) is the primary pollutant of concern for traffic generated air emissions and is
used by the NYSDOT as a screening tool since CO generally has local impacts and higher
concentrations of CO are limited within a short distance of heavily traveled roadways.
According to the NYSDOT Procedures Manual, intersections with level of service (LOS) C or
better, do not require air quality analysis. Six (6) signalized intersections were examined near
the project site as part of the traffic analysis, as listed below:

y
y
y
y
y
y

U.S. Route 202 and NYS Route 45
U.S. Route 202 and Thiells Mount Ivy Road
U.S. Route 202 and Pacesetter Shopping Center
U.S. Route 202 and Proposed Site Access
U.S. Route 202 and Camp Hill Road
U.S. Route 202 and PIP Southbound On/Off Ramp

The two intersections occurring at U.S. Route 202 with NYS Route 45, and U.S. Route 202
with Theills Mount Ivy Road, were evaluated as having a level of service (LOS) D for the
3

US EPA Region 2 website, Ramapo Aquifer Systems, see
http://www.epa.gov/Region2/water/aquifer/ramapo/ramapo.htm.
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build condition. Therefore, the NYSDOT Procedures Manual was used to further evaluate
this intersection to determine the need for a microscale air quality analysis. The screening
criteria are as follows:
• 10 percent or more reduction in the source-receptor distance;
• 10 percent or more increase in traffic volume on affected roadways between the No
Build and Build scenarios;
• 10 percent or more increase in vehicle emissions;
• Any increase in the number of queued lanes; and,
• 20 percent reduction in speed.
Evaluation of the projected traffic and the criteria above indicates the proposed project will
not exceed any of the criteria for further CO micro-scale air quality analysis. Therefore, a
microscale air quality analysis is not required for either of the two signalized intersections, as
it is not anticipated that the ambient air quality standards would be exceeded based on the
screening analysis.
All other intersections involved in the project area will be stop sign controlled. The NYSDOT
EPM states: “It is not expected that intersections in a build alternative controlled by stop
signs will require an air quality analysis”. Thus, while some nonsignalized intersections may
have a Build level of service lower than “C”, the screening analysis concludes that traffic
volumes associated with stop sign controlled intersections are not sufficiently high to warrant
further CO microscale analysis. The level of CO at a stop sign controlled intersection would
not exceed ambient air quality standards. This screening methodology was also confirmed in
phone conversations with Jane Lao and Dr. John Zamurs, from the NYSDOT Environmental
Analysis Bureau (EAB).
The primary generators of air emissions from the proposed residences include passenger
vehicles, gas-powered equipment, and heating systems. Given the proposed density of the
project, the projected volume of traffic, the installation of new and efficient heating systems,
and proposed landscaping, no significant adverse long-term air quality impacts are expected
to result from the proposed Minisceongo Park development.
3.9.2.3 Mitigation Measures
Short-term Fugitive Dust Emissions
Construction activities on the project site may generate airborne or fugitive dust during
ground clearing and excavation activities. Throughout the construction period, passage of
delivery trucks and other vehicles over temporary dirt roads and other exposed soil surfaces
could also generate fugitive dust. The anticipated duration of the construction period is
approximately 42 months. Construction activity will be limited to the hours set forth in the
Haverstraw and Ramapo laws. On-site mitigation measures are proposed as part of the
project during construction to limit the dispersal of particular matter. No significant impacts to
nearby residences on Quaker Road or Thiells Mount Ivy Road are expected to result from the
construction-related dust emissions due to distance, over 1/3-mile, from the nearest
residence to the west. In order to mitigate against potential fugitive dust emissions that could
affect surrounding properties, including the Barr Labs facility, the following measures will be
put into place.
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Fugitive Dust Controls
To mitigate against potential impacts associated with fugitive dust that may be generated by
earthwork activities, a separate fugitive dust control plan has been developed and is included
as Appendix G of the DEIS. The fugitive dust control measures are also listed on Drawing
10 of the surcharge and fill program plan set. The fugitive dust control and management
measures include earth-moving operation controls, track-out controls, high wind condition
controls, and stabilizing soil stored of stockpiled on the project site.
A summary of fugitive dust controls to be implemented and that are described in detail in
Appendix G are as follows:

y

Earth-moving operation controls:
- Apply water by means of truck, hoses, and/or sprinklers prior to and during
earthwork and construction activity.
- Apply non-toxic soil stabilizers or dust suppressants.
- Install wind fences and barriers
- Cover trucks with a tightly secured cover (tarp) and provide at least 6 inches of
freeboard before leaving the project site.
- Implement traffic and speed restrictions.
- Compact disturbed soil daily.
- Phase the project to limit and minimize the area disturbed at any one time.

y

Track-out controls
- A stabilized construction entrance will be provided with a lined stone and gravel pad
of appropriate dimensions to reduce the transport of soil to adjacent roadways.
- Wash, vacuum, or sweep to remove materials from the exterior of the trucks over
gravel pad before leaving the site to prevent track-out of bulk material onto public
paved roadways.
- Limit load size and cover trucks with a tightly secured cover (tarp) and provide at
least 6 inches of freeboard before leaving the site.
- Water or chemically stabilize the load being transported in the trucks.
- Sweep and keep clean public roadways to remove all visible dust tracked-out upon
public roadways as a result of active operations.
- Sweep or vacuum public sidewalks and median strips at least once per day during
active operations.

y

High wind condition controls
- When wind gusts exceed 25 mph, employ the following measures:
- All vehicles must be covered with a tightly secured cover (tarp), or
- All vehicle traffic must be stopped.

y

Soil stored or stockpiled
- Any exposed soils that are exposed and left bare for a period of 14 days which are
not being graded, not under active construction for 21 days or more, or not scheduled
for permanent seeding within 21 days will be treated.
- Mulching (including gravel mulch) or hydroseeding will be applied to ground with low
slopes that have been stripped of natural vegetation.
- Rip rapping or sodding will be applied to soils for permanent stabilization if
conditions warrant.
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The Job Supervisor would be responsible for ensuring the appropriate controls are
implemented during day-to-day operations. Implementation of these controls would prevent
dust from exiting the property, and prevent public nuisances.
Although exhaust emissions from construction equipment is not as significant as fugitive dust
generation, particulate matter from diesel exhaust emission will also be controlled through
proper tuning of the engine and maintenance of the air pollution controls. This will minimize
additional contribution to site generated particulate emissions during construction.
Vehicle Generated Impacts
The carbon monoxide screening analysis of vehicle generated emissions documents that the
additional site traffic would not result in adverse air quality impacts at the primary
intersections accessing the site. Proposed traffic mitigation measures were included in all
screening air quality impact analyses. Based on the intersection capacity analysis, the
projected vehicle queues at the study intersections resulting from the project would not be
significant enough to cause air quality concerns.
Conclusion
Based on air quality analysis described above, no significant air quality impacts to local
receptors are anticipated to result from the proposed project.
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Visual Resources
3.10.1 Existing Conditions
Introduction and Methodology

The visual assessment that is presented below has been conducted in accordance with the
NYSDEC1 guidelines relating to the assessment and mitigation of visual impacts.
Viewshed is defined as the geographic area from which a “facility” or project may be seen.
An aesthetic resource is a formally designated place visited by the public for the purpose of
enjoying its beauty. For the purpose of this assessment, that resource may be designated by
a local jurisdiction, a state agency, or a federal agency. Additionally, other scenic resources
may be considered significant aesthetic resources for the purposes of the visual assessment
based on their unique characteristics.
Scenic and aesthetic resources considered to be significant by NYSDEC potentially within
the project vicinity include:
y
y
y
y
y
y
y

a property on or eligible for inclusion in the National or State Register of Historic Places;
State Parks;
a State Forest Preserve;
the National Park System, e.g., Appalachian Trail
a site, area, lake, reservoir or highway designated or eligible for designation as scenic
a State or federally designated trail, e.g. Appalachian Trail;
Palisades Park.
Potential Significant Aesthetic Resources

There are no National Register or State Register eligible properties in proximity to the project
site with the exception the Palisades Interstate Parkway, which is listed on both registers.
The Appalachian Trail traverses Harriman State Park and is located approximately six miles
from the project site. A review of topographic surveys indicates the site would not be visible
from the Appalachian Trail.
The Hudson River is a federally-designated national heritage area. However, the river is
approximately four miles from the project site, and based on a review of topographic
surveys, the project site would not be visible from the river corridor.
The Palisades Park system, including Harriman and Bear Mountain State Parks, is within the
project vicinity. Park trails are approximately two miles to the west of the site within the
Ramapo Mountains. The combination of distance and intervening vegetation and topography
limits views of the project site, thus, these views of the site would not be considered
significant for purposes of conducting a visual analysis.
The County Plan, River to Ridge, maps historic, recreational and open space park land
within the County that may be considered scenic resources. Within the project vicinity,
several county parks are in proximity to the site, including Mt. Ivy Environmental Park
(access is from Firemans Memorial Drive) and Gurnee Park and Amphitheater (limited
1

NYS DEC Program Policy, Assessing and Mitigating Visual Impacts, 2000.
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access available from Route 45 across from the Exit 13 PIP northbound entrance. These
parks are located within ½-mile of the project site, thus the site could be visible from these
resources. Trails and access to the park are from the south end of the park. Due to
intervening vegetation and the flatness of the terrain, the project site is not visible from Mt Ivy
Park. However, a review of topographic surveys indicates that there may be views of the site
from Gurnee Park, since the park is elevated above the site
Adjoining the easterly boundary of the Minisceongo Park property is a segment of a regional
trail known as the Long Path, maintained by the New York - New Jersey Trail Conference.
The path extends from the George Washington Bridge in Fort Lee, New Jersey, to Altamont,
NY, in the Albany region. Its route is marked by the “parakeet aqua” blazes on telephone
poles and trees. Within the project vicinity, the Long Path follows the right-of-way of the
Palisades Interstate Parkway, crossing over the southbound exit ramp at Exit 13. It then
follows the off-ramp along the easterly side of the ramp’s right-of-way. The Long Path
follows the ramp alignment, and crosses over Route 202 in front of the Mt Ivy Diner. It then
travels along the south side of Route 202 in an easterly direction, along the park and ride
facility, and then heads south along Route 45 to the entrance of Gurnee Park. The site is
visible from the Long Path.
In terms of local resources, the Town of Haverstraw does not maintain a local list of
important aesthetic resources within the community; the determination of important aesthetic
resources is done through the SEQRA process on a case-by-case basis.
An objective of the adopted Town of Ramapo Comprehensive Plan is to protect and
preserve properties that have special natural, scenic or environmental significance although
none within the project area have been specifically identified. The Plan recommends that
certain road corridors be designated “scenic”, including portions of Route 202, although the
specific segments of Route 202 to be protected are not identified. The scenic road
discussion also references the PIP as an example of a parkway corridor that uses
landscaping to effectively screen views of the “densely developed” portions of the Town. The
site is visible from Route 202.
Visual Assessment Methodology
A visual assessment is an analytical technique that determines the viewshed of a particular
project, identifies aesthetic resources within the viewshed, determines the potential impact of
the project on aesthetic resources, and identifies strategies to avoid, eliminate or reduce
impacts. The visual assessment will often incorporate use of line-of-sight profiles or
photographs to demonstrate potential visibility of the facility from a sensitive viewpoint.
Variables associated with the actual visual experience are often presented in a visual
analysis, such as atmospheric perspective (diminishing clarity and contrast of view due to
atmospheric interference), and size perspective (reduction of apparent size of objects as
distance increases). It is noted that mere visibility of a development, even startling visibility,
does not automatically mean it has a visual impact. An impact occurs when there is a
demonstrated detrimental effect on the public enjoyment of an aesthetic resource and when
design-oriented strategies, or the mitigating effects of perspective, do not adequately reduce
the visibility of a development to an insignificant level.
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Existing Visual Character
The project site is located in the Towns of Haverstraw and Ramapo at the intersection of
Route 202 and Palisades Interstate Parkway. The project vicinity surrounding PIP’s
interchange with Route 202 may be characterized as suburban, with conventional strip
commercial uses as well as office and industrial uses, low to medium density single-family
dwellings, mobile home parks, and multifamily dwellings (east side of PIP).
The Haverstraw portion of the site is vacant. In Ramapo, an existing modern structure
houses an auto repair garage. The site was mined previously and there are no existing
visually prominent features on the site. Minisceongo Creek traverses the westerly portion of
the site.
Views of the site from public locations such as roads and parks are limited due to intervening
topography and woodland vegetation. The site is visible or potentially visible from the
following locations and represent sensitive viewpoints:
y
y
y

The Palisades Interstate Parkway, listed on the National and State Registers of Historic
Places.
Long Path, a long-distance regional hiking path.
Gurnee Park, a county park

Although Route 202 has not been designated as a scenic road, views of the site from the
road are assessed in this analysis.
Visual Field Survey
A visual field resource survey was conducted in September 2005 and December 2005 to
identify local viewpoints from which the project site is visible, in addition to the scenic
viewpoints listed previously. Photos taken in September show on-leaf conditions.
Prior to conducting the visual field survey, the limits of the field survey were determined
through inspection of U.S. Geological Survey (USGS) topographic maps, which reveal the
potential visibility of the project site based on topography alone. Based on this review, the
potential viewshed from which the site may be visible extends less than 0.5 mile to the north
and south and approximately one (1) mile to the east and west of the project site. Roads
were traveled and sites visited within this viewshed area to determine whether the
Minisceongo Park property is visible from various viewpoints.
The field survey considers other factors which may serve to limit or block views of the site,
for example, the presence of intervening vegetation or buildings that may be located
between the viewpoint and the Minisceongo Park site. The field survey established actual,
publicly-accessible locations from which the site may be visible. Based on these field
surveys, the project site is partially or fully visible from:
y
y
y
y

Route 202, along the project site’s frontage of the road;
a small portion of Quaker Road where it intersects with the Exit 13 southbound off and
on-ramp to the PIP;
the Palisades Interstate Parkway off-ramp and the Long Path;
Gurnee Park.
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Existing topography and tree cover in the area effectively limits views from other locations,
including the PIP mainline.
Photos were taken in September 2005 to document views (or lack of a view) of the site from
the aforementioned locations. Figure 3.10-1 is a key map to views and photographs
described below. The following Figures 3.10-2 to 3.10-7 show photographs of the project site
from these locations. During on-leaf conditions, the periphery of the site is wooded and limits
views into its interior portions from several locations. The photographs show the surrounding
visual context, including surrounding roads and homes that abut the project site.
Existing Views from Route 202
The proposed entrance to Minisceongo Park is from Route 202. Due to the lack of
vegetation on the portions of the site that will be developed, the site is fully visible from
Route 202. The site is at the same level as the road and there are no steep slopes that
would obscure views of the site. Figures 3.10-2 and 3.10-3 show views of the site from
Route 202. As mentioned previously, Route 202, although a major public thoroughfare in the
area, has not been designated as “scenic”. It is noted that there are prominent views of
large, new single-family residences that have been constructed on the southerly slope of
Cheesecote Mountain. As the project site has little vegetation, there are also clear views of
the buildings associated with Barr Laboratories from Route 202.
Existing Views from Quaker Road
Quaker Road, a local road, abuts the northeast corner of the project site where it meets the
southbound ramp of Palisades Interstate Parkway. Figure 3.10-4 reveals that existing views
from Quaker Road are limited due to intervening vegetation located within the existing
right-of-way of the Palisades Interstate Parkway. Farther north, views from Quaker Road are
blocked by buildings at the Barr Laboratories complex, changes in topography, and
intervening vegetation.
Existing Views from Palisades Interstate Parkway
The Palisades Interstate Parkway is listed on the National Register of Historic Places and
considered an important aesthetic resource. The tree line along the eastern boundary of the
site abutting the southbound off-ramp is wooded and limits on-leaf views of the site. The
Long Path is located on the east side of the southbound ramp.
Figures 3.10-6 and 3.10-7 provide views of the site from the mainline of the Palisades
Interstate Parkway. The Parkway is at a higher elevation than the site and does not have a
direct view of the site due to the intervening vegetation. Photos were taken from the PIP by
standing along the shoulder of the overpass, thus the view was not blocked by the existing
guardrail which does limit views of the site. At this location, southbound motorists would
have to look back to the site to see views of it; the vantage point of the southbound motorist
is not conducive to prolonged views of the site. A glimpse of the site is visible at the
overpass for northbound motorists, however, the view is not extensive or prolonged.
Off-leaf views of the site from the Long Path, on the east side of the PIP access ramp, are
shown in Figure 3.10-8. Vegetation obscures full views of the site.
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Existing Views from Gurnee Park
The entrance to Gurnee Park is located on the west side of Route 45 near the access to the
PIP northbound ramp. A gravel road provides access to the “amphitheatre” which is a
bowl-shaped area formed by quarrying activities that took place on the property. A walking
trail meanders up to the rock bluffs overlooking the amphitheatre, and the trail affords
unobstructed views of the area below. As shown in Figure 3.10-8, the project site is visible
from a vantage point along the trail at the upper elevation of the park. Here, views are
primarily of the higher-density multifamily residential developments that have been
constructed on the east side of Thiells-Mt Ivy Road (Figure 3.10-8a). The viewshed from this
vantage point illustrates numerous two story multifamily buildings that have been constructed
within the viewshed. The multifamily developments are approximately 2/10-mile from the
vantage point. In contrast, the project site is 1/2-mile from the vantage point. The photo
also illustrates the building construction that is occurring on the distant hillside of
Cheesecote Mountain. Because the single-family home construction on the hillside is at a
higher elevation, these homes may appear more prominent in the viewshed than
developments at a lower elevation.
3.10.2 Potential Impacts
Proposed Buildings and Landscaping
Construction of Minisceongo Park would alter views of the site from a primarily disturbed,
vacant/automotive use property to a mixed use residential and commercial development.
The single-family attached dwellings would have a building height of three-and-one-half (3.5)
stories, and multifamily residences would be located in a three (3) story building. Building
heights would not exceed 45 feet, which is the building height allowed in the MU-2 district in
the Town of Ramapo The proposed commercial uses would be in buildings that would not
exceed one (1) story in building height. The townhomes in Ramapo would be 38 feet as
measured from the ground elevation to the roof ridge.
The maximum building height for the "medium density multifamily residence" use set forth in
the zone petition and proposed in the Town of Haverstraw is four (4) stories, or 45 feet.
However, the proposed townhomes would have a ground to ridgeline height of 38 feet. In
Haverstraw, the townhomes would conform to the 35-foot maximum building height
regulation in the RG district for 1-family detached and 2-family dwellings. It is noted that
multifamily residences and 1-family semi-attached residences allowed in the RG district are
permitted a building height of eight (8) stories in the RG district, provided minimum building
separation distances are met. In Haverstraw, building height is measured from the average
elevation of the proposed finished grade along the wall of a building to the mean height
between the eaves and ridge. Thus, as mentioned previously, the proposed townhomes
would conform to a 35-foot maximum building height requirement.
Within the project vicinity, there is no specific, architectural trend that is evident in terms of
the community’s overall character. Buildings are a mix of commercial, light industrial, and
farther away, residential land uses that have been constructed at various time periods, and
there is no one unifying architectural style. Thus, design of this project is expected to
establish an architectural style and character for this segment of Route 202.
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The residential buildings are proposed to be designed in two architectural styles: colonial
style, and arts and crafts character. Figures 3.10-9 through 3.10-12 illustrate the building
elevations for the various housing components of the Minisceongo Park project. The facade
materials would include brick, hardy plank, or shake siding. Two and three-story bays would
add visual interest to various buildings. Other buildings will incorporate shake and plank
siding and have a more arts and crafts style appearance. The two proposed architectural
styles and variations of these two themes will be complementary in colors and will share
some materials, and will ensure that the project is not monotonous in architectural style.
Roofs will be broken up by dormer windows to add visual interest. Overall, the intent is to
use a combination of materials, and vary the facades and rooflines to add visual interest to
each building.
The building elevations and architecture will be reviewed by the Town of Ramapo and
Haverstraw as part of the SEQRA review of the DEIS, and the applicant will work with the
Towns to come up with an appropriate, attractive architectural theme.
While the specific architecture of the commercial component has yet to be determined and
will be tenant driven to some extent, the commercial buildings will be required to utilize
similar materials and colors so that the development appears as an integrated whole.
The conceptual landscaping plan includes street trees, ornamental trees, shrubs and buffer
plantings. Locations of street trees are shown in Figure 3.10-13. The street plantings would
create a tree canopy and shade and create an attractive neighborhood setting. Along the
periphery of the site, berms would be created and a mix of deciduous and evergreen
plantings would be planted to screen views of the project site. Overall, the site will be
generously revegetated to visually enhance the proposed residential neighborhood.
Views from Route 202
Minisceongo Park will be visible from Route 202. There are no significant scenic resources
visible from this road that would be impacted by the site's alteration. Overall, views of the
project site would be altered from a vacant, scrubby site, to a new, attractive residential and
commercial development. The proposed commercial buildings will front to Route 202, and
will be setback from Route 202 in accordance with MU-2 zoning district requirements.
Parking areas to be installed within the front yard will be screened from view with hedges
and shrubs. Three residential buildings consisting of one-family attached dwellings would be
located approximately 50 feet from the southerly property boundary to the east of the
commercial buildings. A detention pond would also be located along the southerly property
boundary.
The boulevard entry, with a landscaped median, will provide an attractive focal entry point.
The boulevard will end at the community building at a roundabout that will be landscaped,
and a vertical focal point will be included. In addition, the full frontage along Route 202 will
be landscaped with a mix of deciduous and evergreen plantings. As a result of the
construction of the project, the buildings and infrastructure associated with Barr Laboratories
would no longer be visible from Route 202.
In time, as the proposed landscaping along Route 202 matures, the distant views of the
single-family residences that have been constructed along the flanks of Cheesecote
Mountain may be obscured by the landscape screening introduced along Route 202.
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Views of the westerly portion of the project will remain the same as the existing freshwater
wetlands, 100-foot buffer and meadow would remain undisturbed.
Overall, views of the new development are not anticipated to have a significant impact on
aesthetic resources, as this area is suburbanized and presently strip commercial in
character. The proposed project would introduce an attractive residential development with
generous landscaping.
Views from Quaker Road
As per NYS DEC guidelines, Quaker Road is not considered a significant scenic road.
Regardless, the project would not be visible from Quaker Road except at its intersection with
the PIP Exit 13 southbound off ramp. Here, Quaker Road is elevated above the project site,
at an elevation of approximately 450 feet. Road “E” descends in elevation from 450 feet to
424 feet over a distant of 360 feet, a difference in elevation of 26 feet. In the vicinity of and
to the east of Building E, elevations drop from 442 feet to 416 feet, a difference in elevation
of 26 feet. Thus, the apparent height of the buildings is reduced in scale visually as a result
of the site being at a lower elevation than the road. At the site periphery, evergreen and
deciduous plantings would assist in screening views of the project site. These plantings
would be at an elevation of approximately 430 to 446 feet near Road E’s intersection with
Quaker Road. Evergreen trees, such as fir, spruce and pine, will have a mature height of 50
to 80 feet, and a spread of 40 feet. Over time, as these tree plantings mature, the project
site will not be readily visible from Quaker Road given the proposed building heights, the
ground elevation of the buildings nearest the intersection, the maximum building heights,
and the screening provided by proposed plantings.
Views from Quaker Road are not considered significant aesthetic views.
Views from Palisades Interstate Parkway/Long Path
The Palisades Interstate Parkway (PIP) is listed on the National Register of Historic Places
and is located adjacent to the project site, resulting in the potential for the project to impact
views from the PIP. In addition, a regional trail, the Long Path, is located on the east side of
the southbound off-ramp. As per NYS DEC guidelines, the PIP/Long Path would be
considered a significant scenic resource.
Based on field surveys, the site’s visibility from the “mainline” of the PIP is extremely limited.
Existing vegetation located in the right-of-way of the PIP limits visibility of the site. The site
can be viewed from the Route 202 overpass where there is no vegetation in the right-of-way.
However, at this location, the existing guardrail blocks views of the site for most passengers
in vehicles traveling along the mainline. Additionally, at the point where the vegetation allows
visibility of the site, motorists traveling southbound along the PIP are already past the site,
and would have to look back to it, further reducing potential views. The project site is not
readily visible to northbound motorists. There is a limited gap in the treeline traveling
northbound at the overpass where the site may be glimpsed. This view is limited and not
prolonged given prevailing traveling speeds on the PIP.
The site is presently visible from portions of the southbound on and off-ramps for Exit 13.
This ramp, identified as “access road” on the accompanying site plans, follows the easterly
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property line of the Minisceongo Park site. In this location, buildings would be setback a
minimum distance of 50 feet from the property line. There is an additional 30 to 50 feet
between the property boundary and the guardrail, thus, buildings are setback 80 to 100 feet
from the guardrail. No disturbances are proposed to the existing vegetation within the
Palisades Interstate Parkway right-of-way. Thus, an approximately 35-40 foot existing
vegetative buffer would remain between the existing guard rail and the property line would
remain. Vegetation on the project site has been removed already as a result of previous
disturbances to the site from quarrying. The site would be revegetated, including within those
areas of the site proximate to the southbound ramp (see Figure 3.10-13). The landscaping
plan proposes a mix of deciduous and evergreen plantings along the easterly property line to
screen views of the proposed development from the off-ramp. The two buildings located
along the easterly property line, Buildings 33 and 32, would have a garage floor elevation of
419 feet and 422.5 feet, respectively. By comparison, ground elevations at the guard rail are
between 430 feet at the base of the ramp near Route 202 to 450 feet at its intersection with
Quaker Road. The buildings would be more prominent visually at the base of the road than
farther north near Quaker Road. Again, landscape plantings will have a significant screening
effect on views of the site. The Minisceongo Park project will be substantially screened from
views at the top of the ramp over time as the landscape plantings mature.
Near the bottom of the ramp, where the ramp is not substantially elevated above the site,
screening may not be as effective at the outset, but would improve over time as the
landscape plantings mature. Based on mature planting heights of evergreens such as white
pines, the views of the project will be fully screened over time.
Views from the Long Path will be the same as views visible from the southbound access
ramp. The path is approximately 100 feet from the easterly property line. The proposed
project is not anticipated to have a significant impact on views visible from the Long Path in
this location. The Long Path connects various parks and open spaces throughout the region,
but does pass through existing suburban and urban areas along its length. In terms of
overall context, the Long Path is traveling through a suburbanized area in the project vicinity,
passing behind single-family homes, and paralleling highways, including the commercialized
portions of Route 202 and Route 45, to connect to Gurnee Park southeast of the project site.
Views from this trail are of modern commercial, industrial, and residential uses in this area.
The Minisceongo Park project would be an attractive development, well screened, that would
not be significantly different or in stark contrast to existing suburbanized landscape views
visible from the path. Thus, no significant impacts are anticipated.
Upon DEIS acceptance, the site plan and concept landscaping plan will be transmitted to the
Palisades Interstate Park Commission (PIPC) for review and comment. In a phone interview
with Mr. Mike Cullen2, Senior Landscape Architect with the PIPC, he indicated that the
PIPC's recommended 20-foot undisturbed buffer zone applies to areas adjacent to the
highway ramps. In this instance, vegetation was removed previously from the project site,
and existing vegetation would be retained within the PIP right-of-way. He indicated that the
PIPC would look favorably on a landscape plan that augments the existing buffer on PIP
land, and that the PIPC would anticipate plantings that when installed are reasonably sized.
Thus, the landscape plan will include deciduous tree plantings which have a planting height
of 8-10 feet, and evergreens with a planting height of 6-8 feet. With implementation of a
landscaping plan, it is expected that views of the project site will be adequately screened
from the PIP/Long Path.
2

Phone interview conducted on 3/21/06.
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Views from Gurnee Park
The project site would be visible from one viewpoint along the walking trail (the Long Path)
within the park. Here, primary views from this vantage point consist of the commercialized
corridor along Route 202 and its intersection with Thiells - Mt. Ivy Road (see Figure
3.10-8),views of the Palisades Interstate Parkway, and the high density multifamily
residences to the east of Thiells-Mt Ivy Road within the viewshed foreground. Views from the
park and trail are of a suburban landscape.
Minisceongo Park is located approximately 1/2-mile from this vantage point, and would be in
the mid-ground. Views within the mid-ground include the Barr Labs buildings and
commercial uses along Route 202 and would not be in stark contrast to these existing views.
The photo in Figure 3.10-8 provides an example of how buildings may appear if constructed
at a lower building height than proposed presently. Because Gurnee Park is elevated above
the foreground and midground viewshed, a reduced building height has little effect on the
appearance of buildings in the viewshed. Rather, views of a multifamily development can be
"softened" and partially screened through the installation of generous landscaping materials
that break up views when a development has expanses of building and impervious surfaces.
The "rows" of multifamily residences in the photo, although a lower building height, are
clearly visible as there are no trees to break up the appearance of building mass and
pavement.
In contrast, the landscape plan included as 3.10-13 illustrates a concept where the project
would be generously landscaped. Specifically, the plan shows that major (up to 60-100 feet
in mature planting height) and minor deciduous trees (up to 30-40 feet in mature planting
height) would be planted along the entire length of the internal driveway within the landscape
islands between driveways and at the ends of buildings. A mix of deciduous and coniferous
trees would be planted throughout the rear yard and side yards of buildings to provide
privacy for persons who may be entertaining or relaxing on the outdoor decks. The plantings
are done in groupings, rather than plantings of individual specimen trees, to provide a more
naturalized appearance to the landscape. These landscape grouping, as they mature, would
create a canopy effect that would soften and screen views of buildings from various vantage
points.
The project sponsor would also use darker colors for roofing to de-emphasize the
appearance of the buildings in the landscape.
The view of the project site from Gurnee Park is an off-leaf view that also includes the Barr
Labs warehouse in the viewshed. Based on discussions with the Town of Haverstraw
Building Inspector, the warehouse is estimated to be 35 feet in building height based on
zoning regulations. In contrast, the townhome buildings would be 38 feet from ground
elevation to the ridgeline. Thus, the buildings would be no more imposing on the landscape,
and would clearly not block views of the Ramapo Mountains in the background.
Based on the foregoing, no significant impact is anticipated.
The generous landscaping provided throughout the Minisceongo Park development would
soften views of the project as vegetation and the tree canopy introduced to the site matures.
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3.10.3 Mitigation Measures
As mentioned previously, landscape plantings will be utilized to compliment the natural
landscape, to screen views into the site as well as screen views from adjoining roads,
although views from these roads are not considered to be significant.
No significant impacts to visual resources are anticipated.
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Figure 3.10-1: Aerial Map with Locations of Site Photos
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 12/13/05
File 04011\Minisceongo Park
Figurse\Locations_visual.cdr

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

1. View of the Project Site across Route 202 from the Diner

2. The existing entrance to the Project Site from Route 202

Figure 3.10-2: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
FS\EQ:\04124\Figures
Visual_Figures.cdr

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

3. The existing auto-repair facility on the project site facing Route 202

4. Westbound Route 202 approaching the site

Figure 3.10-3: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
FS\EQ:\04124\Figures
Visual_Figures.cdr

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

5. The Site from Quaker Road

6. The Site from Barr Laboratories

Figure 3.10-4: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
FS\EQ:\04124\Figures
Visual_Figures.cdr

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

7. A view of the Quaker Road Mobile Homes from Quaker Road

8. Single Family Homes on the eastern side of Quaker Road

Figure 3.10-5: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
FS\EQ:\04124\Figures
Visual_Figures.cdr

Tim Miller Associates, Inc.,10 North Street, Cold Spring, New York 10516 (845) 265-4400 Fax (845) 265-4418

Project Site

9. View of the Project Site from the Palisades Interstate Parkway

Project Site

10. View of the Project Site from the Palisades Interstate Parkway

Figure 3.10-6: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
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11. View of the Project Site from the Palisades Interstate Parkway Exit Ramp

12. View of the Project Site from the Palisades Interstate Parkway Exit Ramp

Figure 3.10-7: Existing Views of Project Site
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 10/10/05
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Project Site

13. Off-Leaf View of the Project Site from Gurnee Park

14. Off-Leaf View of the Project Site from Long Path (east side of the PIP access ramp)

Figure 3.10-8: Existing Views from Gurnee Park and Long Path
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 12/13/05
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15. Off-Leaf View of Mt Ivy-Thiells area from Gurnee Park

Figure 3.10-8a: Existing Views from Gurnee Park and Long Path
Minisceongo Park
Towns of Haverstraw & Ramapo, Rockland County, New York
Source: Tim Miller Associates, Inc., 19/05/06
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Figure 3.10-9: Multifamily Building Elevations
Minisceongo Park
Town of Haverstraw and Ramapo, Rockland County, New York
Source: Davies Farm, LLC.
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Figure 3.10-10: Townhome Building Elevations - A
Minisceongo Park
Town of Haverstraw and Ramapo, Rockland County, New York
Source: Davies Farm, LLC.
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Figure 3.10-11: Townhome Building Elevations - B
Minisceongo Park
Town of Haverstraw and Ramapo, Rockland County, New York
Source: Davies Farm, LLC.
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Figure 3.10-12: Townhome Building Elevations - C
Minisceongo Park
Town of Haverstraw and Ramapo, Rockland County, New York
Source: Davies Farm, LLC.
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3.11 Construction-Related Effects
3.11.1 Existing Conditions
Introduction
This section of the DEIS addresses potential short-term construction-related effects associated
with three construction phases:

y
y
y

the surcharge and surface compaction phase;
site work phase; and
building construction phase.

Phasing of the proposed project is shown in the proposed construction schedule depicted in
Figure 3.11-1. The surcharge schedule is depicted on Figure 3.11-2.
The following is a more detailed description of the various phases of the project for purposes of
discussing construction-related effects.
Surcharge Phase
The surcharge and fill compaction phase is anticipated to take approximately six months.
Numerous subsurface investigations have been conducted of the project site, most recently
summarized in a Geotechnical Report prepared by Langan Engineering, included in Appendix C
of this DEIS. As indicated in that report, a subgrade improvement program is necessary to
construct Minisceongo Park. As described in Section 3.1 of the DEIS, existing subsurface
conditions on the project site include uncontrolled fill and underlying compressible organic soils.
A subgrade improvement program is required to achieve acceptable limits of building
settlement. While post-settlements would occur, the magnitude of such settlement is not
expected to exceed two inches and should be uniform.
A two phase improvement program will occur during the surcharge phase. The program will
consist of a surcharge program in the area of the western portion of the site which has not been
previously surcharged, combined with surface compaction where required on site. Areas to be
surcharged are shown in Figure 3.11-3, Surcharge Plan.
Soil erosion control measures will be installed prior to any fill being brought to the site for the
surcharge program. The surcharge fill will be brought to the site over a period of approximately
1.5 months. Surcharge plates will be installed to monitor settlement of the fill; monitoring will
occur over a period of approximately 4 months. If all permits and approvals have been secured,
there is no overlap between the surcharge phase, and the site work and building construction
phase. Acceptable compaction and settlement must be demonstrated in order to proceed to the
site work phase.
Surcharge Program
The proposed surcharge program will consist of all areas of roadway and building construction
west of the proposed entrance to the development on Route 202, excluding those areas which
were previously surcharged as a result of previous proposed site development. The surcharge
program consists of the following subtasks:
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Building Surcharge Program - A surcharge program for the proposed buildings would
consist of approximately 7 to 10 feet of surcharge above the finished elevations of the
townhomes that would be placed on site for a period of approximately 3-4 months. Up to
ten feet of surcharge will occur in the areas of thicker peat material, where settlements
would be much greater.
Road Surcharge Program - Surcharge for the proposed roads would consist of
approximately 3 feet of surcharge above the finished road elevations that would be
placed for a period of approximately three months.
Full-scale plans showing the surcharge and fill areas, a draft SWPPP, and methods for
controlling soil erosion, accompany the DEIS. These timeframes are estimates, and the actual
duration of surcharge will be determined by the Geotechnical Engineer based on settlement
monitoring.
A plan which would allow surcharge to be rolled in three stages from section to section within
the proposed surcharge area can be implemented if all required surcharge material is not
available. This will extend the overall time of the total surcharge program, but will significantly
reduce the volume of material required.
Settlement plates will be installed and monitored by the Geotechnical Engineer to ensure that
the majority of the settlement has been completed prior to commencement of the site work
phase.
Surface Compaction
Footing subgrades will be surface compacted to compress loose areas with controlled fill and
improve the overall engineering properties of the material. Any soft or wet areas exhibiting
excessive pumping, rutting, or other evidence of poor subgrade must be removed and replaced
with granular fill.
Site Work
Following the surcharge program, site work will commence, which will proceed for
approximately 8 to 9 months. The building construction phase will overlap with the site work
phase, and the building construction phase will commence approximately 3 months into the site
work phase as shown in Figure 3.11-1.
During the site work phase, soil erosion control measures will be reinstalled, replaced, and
expanded as per the soil erosion control plan.Drawings 6 through 9 of the site plan illustrate
proposed soil erosion control measures to be implemented at the site. Additional filling activities
will occur over a period of 4 months.
As grading is completed for various sections of the site, stormwater basins will be constructed,
underground piping will be installed and building pads will be constructed. After the building
pads have been constructed, curbing and roadbeds will be installed, underground utilities
installed, and the road base course will be laid.
The grading activities that would occur during this phase are shown on the grading drawings
accompanying the site plan. The site plan also shows the proposed location of the three
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permanent detention basins, stormwater drainage system, location of building pads and road
and driveway locations.
Building Construction
The construction schedule for building construction is shown in Figure 3.11-1, and this phase of
the work will take place over a projected 18 to 19 month period. Toward the end of the building
construction phase, and after site work has been completed, project landscaping will be finally
installed. It is noted that the project amenities, including the construction of the community
building and recreational facilities, will occur early in the building construction phase, concurrent
with the construction of the first residential buildings. The last task in this phase will be the
installation of the final or top course of all roads in the development.
Overall, it is estimated that the project will take approximately 42 months to complete.
Buildings can be occupied on a building-by-building basis once all required inspections have
successfully occurred and landscaping either installed or bonded.
3.11.2 Potential Impacts
Soil Erosion
The potential for soil erosion exists as a result of the fill activities taking place on the site during
the surcharge phase, and the grading activities that will occur during the site work phase which
would also require importation of fill. As described in Section 3.1 of the DEIS, it is estimated that

During the surcharge phase, approximately 100,000 cubic yards of fill will be brought to the site,
which is estimated to take approximately 45 working days.
During the site work phase, an additional approximately 349,000 cubic yards of fill will be
imported to the site. Fill activities would occur over an approximately 120-day time period.
The fill and grading activities have the potential to cause soil erosion and sedimentation issues
downstream of the project, especially during storm events if not controlled. Erosion controls are
proposed to address potential soil erosion impacts, as described in Section 3.11.3 below.
Construction-Related Traffic
During the surcharge phase, approximately 100,000 cubic yards (gross) of fill will be brought to
the site via 20 cubic yard (28 ton) trucks. From Monday to Friday, the project sponsor would
allow the delivery of soil from 7 AM to 5 PM. The site would receive and spread one (1)
truckload of fill every 5 minutes, which would be 12 truckloads delivered to the site per hour. On
a daily basis, it is estimated that the project site would receive 120 truckloads of fill per day
totaling 2,400 cubic yards of fill. On Saturdays, construction would occur between the hours of
8 AM and 4 PM (8 hour workday). Based on 12 truck deliveries per hour, a total of 96 trucks
would travel to and from the site, delivering approximately 1,920 cubic yards of fill. Thus, each
week from Monday through Saturday, 13,920 cubic yards of fill would be delivered to the site.
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Based on these estimates, it would be approximately 7.2 weeks to complete the surcharge
portion of the fill operation.
An additional 349,000 cubic yards of fill is required to grade the remainder of the site. Based on
the same delivery schedule identified above (6 days per week, 10-hour weekdays and 8-hour
Saturdays, 12 truck deliveries per hour), it would take approximately 25 weeks to receive fill for
the remainder of the project if the deliveries are performed on a continuous basis.
According to the project sponsor, fill brought to the site from locations south and west of the
project site would utilize the following roads: Route 202 east directly to the site; north on Route
306 to Route 202 east to the site; and, Route 45 north to Route 202 east to the site. From the
north, it is anticipated that trucks would travel Route 17 south to Route 202 east to the project
site. If fill is coming from locations east of the project site, it is anticipated that trucks would
travel the New York State Thruway west to Exit 12, to Route 303 north, to Route 9W, and then
travel Route 202 west to the project site.
An analysis of the impact which can be expected from truck traffic (12 truck trips entering and
12 truck trips exiting) during the surcharge operation was conducted by Tim Miller Associates,
Inc., for the intersection of Route 202 and Route 45 as described in detail in the traffic section of
the DEIS.
There was no change to the level of service at any of the approaches or to the overall level of
service at this intersection. The overall intersection delay increased from 36.1 seconds to 38.2
seconds.
However, it is anticipated that deliveries would be made during non-peak hour traffic periods,
thus the number of trips which may occur during certain non-peak hours may be higher by 3-4
deliveries. Since deliveries would be made during off-peak hours, the potential effect to traffic
levels of service would not be significant, although the number of trips would increase.
Deliveries would be conducted in accordance with applicable town regulations limiting
construction activities to certain hours of the day, and would also adhere to all road restrictions
as to vehicle weight limitations. It is expected that trucks would travel on the major county roads
and Route 202 in the project vicinity. Trucks are not permitted to use the Palisades Interstate
Parkway.
After the fill and grading activities are completed, the greatest number of construction vehicle
trips is expected to occur at the beginning of the building construction phase, when building
materials are transported to the site.
As mentioned previously, it is anticipated that most construction trips would travel to and from
the site via NYS Route 202. All construction vehicles will use the proposed main access to
Route 202 for ingress and egress. Construction vehicles and employees will park on-site at all
times. Materials and equipment will be stored on site to minimize vehicle trips.
Noise Levels
Noise impacts associated with construction of the proposed project are addressed in Section
3.9 of the DEIS. Local daytime ambient noise levels will increase both on and off of the project
site during construction. Construction activities and the operation of construction equipment are
an expected and required consequence of any new construction project and cannot be avoided.
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Noise resulting from construction activities is a temporary impact, and will cease upon
completion of the project.
Noise levels of trucks loading and moving fill will depend on the distance from any receptor. The
area to be surcharged is at least 500 feet from the nearest corner of the Barr Labs building.
Generally, trucks operating at this distance would have noise levels in the 60-70 dBA range.
This is a comparable range to existing ambient noise levels along the northern property line.
During the compaction phase, rollers will be operating over most areas of the site to bring it to
grade. In addition, during the building construction phase, noise levels would be greatest during
construction of Buildings 25 through 29 which are located within 200 feet of the Barr Labs
building, as well as construction of the detention pond along the northerly property line. Beyond
this 200-foot limit, noise will drop off to existing ambient noise levels which are in the mid-60
dBA range, decreasing with distance from the northerly property line.
For sensitive receptors such as residences, the level of impact from construction noise sources
depends upon the type and number of pieces of construction equipment being operated, the
duration of the construction activities, as well as the distance of the receptor from the
construction sites. Since the nearest residence is over 1,000 feet from the portions of the project
site to be disturbed, no significant construction-related noise impacts are anticipated.
Elevated noise occurrences are typically sporadic during the construction period. Noise levels
actually experienced on a nearby property would be expected to be lower, accounting for
distance from the noise source and other attenuating factors.
Blasting and rock removal are not anticipated for the project.
Air Quality
Potential short-term adverse air quality impacts that may result from the proposed project
include fugitive dust and particulate matter from the project site, and emissions from
construction equipment and vehicles.
The construction of the proposed Minisceongo Park development will involve grading activities
that may result in the release of fugitive dust and particulate matter from the project site. During
this period, dust and particulate matter may be released into the air and carried off-site by wind.
Construction-related air emissions will result from the use of diesel fuel as a source of energy
for construction vehicles and equipment. Mitigation measures are proposed as a part of the
project during construction to limit dispersal of particulate matter. Such increases in
construction-related dust will be temporary.
Following project construction, unvegetated areas on the site currently exposed to wind would
be either developed or landscaped, thereby reducing the potential for dust generation from the
project area long-term.
Settlement
The Surcharge Program would address the compressible organic soils found in the western
portion of the project site. Generally, a surcharge program places extreme weight on the
existing soils for a determined amount out time, thus compressing the subsurface materials and
causing the anticipated settlement before construction begins. The surcharge program for the
Minisceongo Park DEIS
3.11-5

Construction-Related Effects
November 8, 2006
proposed building sites would include placing 7 to 10 feet of soil above the proposed finished
floor elevation for a period of approximately three to four months. The higher amounts of fill
would be required over areas of thicker peat material. Due to the decreased weight of the
proposed roads and reduced anticipated compaction, the surcharge program for these areas
would require approximately three feet of surcharge left for a period of approximately three
months. The specific duration of both programs would be determined based on actual
settlement measurements obtained throughout the process by monitoring settlement plates.
The second part of the subgrade improvement plan incorporates mechanical compaction
throughout the site. This will ensure the density of 95% maximum dry density required for the
footing subgrades by passing a smooth-wheeled vibratory roller over the area approximately six
passes. This density will be verified by on-site testing. In any areas where the required density
can not be reached by mechanical compaction, the subbase material must be removed and
replaced with appropriate fill material. Mechanical compaction of filled areas to reach the
appropriate density will be required.
3.11.3 Mitigation Measures
The DEIS incorporates various mitigation measures, as described in other chapter of the
document, to address construction-related impacts. The following provides an overview of these
mitigation measures.
Soil Erosion Control
The development will require a NYSDEC SPDES General Permit for Stormwater Discharges
from Construction Activities (Permit No. GP-02-1) as it proposes to disturb more than one (1)
acre of land. In addition, the project must conform to the Soil Erosion and Sediment Control Law
of the Town of Haverstraw (Chapter 140 of the Code of the Town of Haverstraw). The Town’s
law requires that the applicant obtain a land disturbance permit from the Town Engineering
Department. The purpose of these approvals is to ensure that all potential soil erosion impacts
are mitigated through the preparation of an erosion and sediment control plan.
Soil Erosion and Sediment Control Plan
Erosion and sedimentation will be controlled during the surcharge phase as well as the building
construction period by temporary devices in accordance with the Erosion Control Plan
developed specifically for this project site and shown on the site plan drawings.
The erosion control plan addresses erosion control and slope stabilization during all
construction phases of the project. These plans were developed in accordance with the Erosion
and Sediment Control Guidelines in the NYSDEC SPDES General Permit for Stormwater
Discharges from Construction Activities (Permit No. GP-02-1). The plans include limitations on
the area of disturbance and devices to be used to help control soil erosion such as silt fencing,
storm inlet protection sediment ponds, and a stabilized construction entrance.
The erosion control plan proposes silt fencing to surround all grading activities as well as curb
inlet sediment traps for the proposed stormwater drains along the access roads. The plan
proposes one (1) construction entrance which would be stabilized and used for the duration of
construction. The stabilized entrance will prevent soil from being carried onto the adjacent and
nearby roads. The stabilized construction entrance is located along the southern boundary of
the site, with access onto Route 202.
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A stabilized construction entrance will be constructed. Filter cloth will be placed over the entire
area prior to the placement of stone. The entrance will be maintained in a condition to prevent
tracking or flowing of sediment onto the public right of way. Any sediment that is spilled,
dropped, washed or tracked onto the public right of way will be removed immediately. If washing
is required it will be done in an area stabilized with stone, which drains to an approved sediment
trapping device. Inspection and needed maintenance will be provided after each rain event.
Silt fencing will also be placed around all proposed roads, along the northerly property line, and
along but outside the 100-foot wetland buffer.
Stormwater inlet traps will be installed immediately after the installation of the sewer and
drainage. The following are specification for the storm inlet protection:

 All sediment will be removed and the trap will be returned to its original dimensions when
the sediment has accumulated to ½ the design depth of the trap. Removed sediment
shall be deposited in a suitable area and in such a manner that it will not erode;

 The volume of sediment storage shall be 1,800 cubic feet per acre of contributory
drainage;

 The structures shall be inspected on a weekly basis and after each rainfalls of 0.5 inch
or greater and repairs made as needed;

 Construction operations shall be carried out in such a manner that erosion and water
pollution shall be minimized;

 The sediment trap shall be removed and the area stabilized when the constructed
drainage area has been properly stabilized; and

 All cut slopes shall be 3:1 or flatter.
Best Management Practices (BMPs)
The following best management practices have been followed in the development of the
Minisceongo Park site plan (for specific measures to be utilized, refer to Sections 3.1 and 3.2 of
the DEIS):
Divert clean runoff - Diversion of runoff from off-site or stabilized areas will be
accomplished through surface swales and erosion control barriers in order to keep clean
water clean.
Time grading and construction to minimize soil exposure - To the extent practical, the
development will be phased to limit the area of disturbed soil at any particular time. One
phase of construction, for example, will remain undisturbed or temporarily stabilized until
the preceding phase is substantially complete.
Retain existing vegetation wherever feasible - Silt fencing will be used to physically define
the limits of work. Wooded and wetland areas not to be developed (regraded), will be
retained in the existing condition until the developed areas are completed and stabilized.
Substantial buffers of existing vegetation also will be provided along the perimeter of the
site and near existing wetland areas.
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Stabilize disturbed areas as soon as possible - In areas where work will not occur for
periods longer than 15 days unless construction will begin within 30 days, soil will be
stabilized by seeding or mulching. Following completion of grading operations, level areas
will be immediately seeded and mulched. Sloped areas, such as fill slopes may be
seeded or stabilized depending upon weather conditions at the time of carrying out the
work.
Minimize the length and steepness of slopes - The steepness and length of slopes have
been designed to minimize runoff velocities and to control concentrated flow. Where
concentrated (swale) flow from exposed surfaces is expected to be greater than 3 feet per
second, haybale or stone check dams will be installed in the swale. The check dams will
be placed so that unchecked flow lengths will not be greater than 100 feet.
Maintain low runoff velocities - To protect disturbed areas from storm water runoff,
haybale diversion berms and/or soil diversion berms and channels will be installed
wherever runoff is likely to traverse newly exposed soil. Immediately following the clearing
and stripping of topsoil, rough grading for the temporary and permanent swales and
ponds will take place. The swales will direct runoff so that it can be checked or
impounded.
Trap sediment on-site and prior to reaching critical areas such as wetlands - Silt fences,
hay bale check dams, filter strips, ponds, sediment traps (in areas where no ponds are
proposed), and catch basin filters will be used to either impound sediment-carrying runoff
and or to filter the runoff as it flows through an area. Silt fencing, augmented by haybale
barriers installed on the upgradient side of the silt fencing, will be used wherever land
disturbance occurs within 100 feet of the on-site NYSDEC wetlands. A stabilized
construction entrance will be installed at the single construction entrance to prevent
construction vehicles from tracking soil onto public roads. All temporary erosion control
devices will be installed prior to the commencement of construction. The permanent storm
water management systems will be installed in conjunction with the residential
construction.
Establish a thorough maintenance and repair program - Erosion control measures will be
inspected frequently, particularly prior to and following storms, and repaired as needed to
ensure that they function properly. In addition to inspections by Town of Ramapo and
Haverstraw officials, the applicant will be responsible for monitoring and maintaining the
soil erosion and sediment controls at all times.
Assign responsibility for the maintenance program - The responsibility for the monitoring
and maintenance of the Erosion Control Plan has been detailed in the SWPPP sheet.
The project sponsor shall be required to retain a qualified professional responsible for
overseeing the inspection and maintenance protocol. The qualified professional shall be
someone knowledgeable in the principles and practices of erosion and sediment controls,
such as a licensed professional engineer, Certified Professional in Erosion and Sediment
Control (CPESC), soil scientist, or someone working under the direction of same with
applicable experience.
With these mitigation measures in place, no impacts from soil movement are anticipated.
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Construction-Related Traffic
The increase in construction-related vehicular trips will be a temporary and unavoidable effect of
building construction. As stated above, the project will require the importation (truck volume) of
approximately 449,000 cubic yards1 of fill.
Truck traffic generated during the surcharge and fill program would not have a significant effect
on traffic levels as summarized previously.
Noise
As set forth in Section 3.9 of the DEIS, Chapter 114, Noise, of the Town of Haverstraw Code
and Chapter 244, Noise, of the Town of Ramapo Code regulate noise levels in the respective
communities. In Haverstraw, the regulations set the maximum allowable noise limits of 60 dB(A)
during the hours of 8:00 AM to 6:00 PM or 45 dB(A) during the hours of 6:00 PM to 8:00 AM as
measured on any residential property within a residential zoning district.
In the Town of Ramapo, noise generated by construction between the hours of 10:00 PM and
8:00 AM on weekdays, or at any time on Sundays or legal holidays, or during any other times,
which produces an L10 of 60 dBA for the daily operation, if measured at a residential real
property boundary, is regulated.
Construction noise levels will be a short-term, unavoidable impact associated with the
construction of Minisceongo Park.
It is the applicant's opinion that noise levels generated by construction activities would be
mitigated by limiting the hours of construction operation. Construction activities would be
conducted in accordance with Town regulations as follows:

y

y

In the Town of Haverstraw, construction activities would occur only between the hours of 7
AM to 5 PM on weekdays and from 8 AM to 4 PM on Saturdays. No work will be conducted
on Sundays and legal holidays. The applicant will be required to obtain a waiver from the
Town Board to allow construction operations which would exceed the noise levels
established in Chapter 114. No construction would occur during the evening hours between
5 PM and 7 AM. However, construction activities are proposed to commence at 7AM, thus,
a waiver would be required to exceed noise levels of 45 dBA between the hours of 7 AM
and 8 AM. Waivers would be sought from the Town Board to allow construction noise levels
to exceed 60 dBA during the time period between 8 AM and 5 PM.
In the Town of Ramapo, construction will not occur between the hours of 10:00 PM and 7:00
AM on weekdays, 8 AM to 5 PM on Saturdays, or at any time on Sundays or legal holidays.
The applicant will request a waiver of the noise regulations to allow construction one hour
earlier than presently permitted. This would then coincide with the timeframe when
construction activities are permitted in the Town of Haverstraw.

The applicant may request waivers from these standards during particular phases of building
construction. The purpose of this waiver would be to shorten the time period for construction
activities, particularly the surcharge and fill program. During summer months, extending the
daily duration of construction activities could decrease the overall length of time for the project's
construction. The impacts associated with construction activity noise have been described
previously. During substantive review of the DEIS, the Towns may determine that extended
1

Cubic yards is "gross" or "bank" run fill.
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hours for construction activities may be reasonable depending upon the type of activity and the
noise associated with the activity; other activities may not be reasonably conducted beyond the
hours regulated above.
Air
Construction activities on the project site may generate airborne or fugitive dust during ground
clearing and excavation activities. Throughout the construction period, passage of delivery
trucks and other vehicles over temporary dirt roads and other exposed soil surfaces could also
generate fugitive dust. On-site mitigation measures are proposed as part of the project during
construction to limit the dispersal of particulate matter. No significant impacts to nearby
residences on Quaker Road are expected to result from the construction-related dust emissions
due to distance from the nearest residence. The single-family residence on the east side of
Barr Labs and the mobile home park to the north of these facilities are no closer than 250 feet
from the closest project site boundary line. A number of mitigation measures are proposed to
address potential short-term construction-related impacts associated with fugitive dust
generation.
Fugitive Dust Controls
To mitigate against potential impacts associated with fugitive dust that may be generated by
earthwork activities, a separate fugitive dust control plan has been developed and is included as
Appendix G of the DEIS. The fugitive dust control measures are also listed on Drawing 10 of 10
of the surcharge and fill program plan set. The fugitive dust control and management measures
include earth-moving operation controls, track-out controls, high wind condition controls, and
stabilizing soil stored of stockpiled on the project site.
A summary of fugitive dust controls to be implemented and that are described in detail in
Appendix G are as follows:

y

Earth-moving operation controls:
- Apply water by means of truck, hoses, and/or sprinklers prior to and during earthwork
and construction activity.
- Apply non-toxic soil stabilizers or dust suppressants.
- Install wind fences and barriers
- Cover trucks with a tightly secured cover (tarp) and provide at least 6 inches of
freeboard before leaving the project site.
- Implement traffic and speed restrictions.
- Compact disturbed soil daily.
- Phase the project to limit and minimize the area disturbed at any one time.

y

Track-out controls
- A stabilized construction entrance will be provided with a lined stone and gravel pad of
appropriate dimensions to reduce the transport of soil to adjacent roadways.
- Wash, vacuum, or sweep to remove materials from the exterior of the trucks over
gravel pad before leaving the site to prevent track-out of bulk material onto public paved
roadways.
- Limit load size and cover trucks with a tightly secured cover (tarp) and provide at least
6 inches of freeboard before leaving the site.
- Water or chemically stabilize the load being transported in the trucks.
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- Sweep and keep clean public roadways to remove all visible dust tracked-out upon
public roadways as a result of active operations.
- Sweep or vacuum public sidewalks and median strips at least once per day during
active operations.

y

High wind condition controls
- When wind gusts exceed 25 mph, employ the following measures:
- All vehicles must be covered with a tightly secured cover (tarp), or
- All vehicle traffic must be stopped.

y

Soil stored or stockpiled
- Any exposed soils that are exposed and left bare for a period of 14 days which are not
being graded, not under active construction for 21 days or more, or not scheduled for
permanent seeding within 21 days will be treated.
- Mulching (including gravel mulch) or hydroseeding will be applied to ground with low
slopes that have been stripped of natural vegetation.
- Rip rapping or sodding will be applied to soils for permanent stabilization if conditions
warrant.

The Job Supervisor, i.e., construction manager, would be responsible for ensuring the
appropriate controls are implemented during day-to-day operations. Implementation of these
controls would prevent dust from exiting the property, and prevent public nuisances.
Although exhaust emissions from construction equipment is not as significant as fugitive dust
generation, particulate matter from diesel exhaust emission will also be controlled through
proper tuning of the engine and maintenance of the air pollution controls. This will minimize
additional contribution to site generated particulate emissions during construction.
Settlement
As mentioned previously, the surcharge will be monitored through the installation of settlement
plates that will be installed and monitored by the Geotechnical Engineer to ensure that the
majority of the settlement has occurred prior to commencement of the site work phase.
Monitoring of this process will be coordinated with the Town of Ramapo and Town of
Haverstraw code compliance officers and the town engineering consultants to ensure that the
Towns' are satisfied with the results of the surcharge program and settlement results.
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Figure 3.11-1: Construction Schedule
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Figure 3.11-2: Surcharge Schedule
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Figure 3.11-3: Surcharge Plan
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4.0 ADVERSE ENVIRONMENTAL IMPACTS THAT CANNOT BE AVOIDED IF THE
PROJECT IS IMPLEMENTED
Development of the proposed project would result in several adverse environmental impacts
that cannot be avoided regardless of the mitigation measures considered in Section 3.0 of the
DEIS. Most of these impacts are temporary in nature and associated with the construction
phase of the project. Several are associated with the long-term occupancy of the Minisceongo
Park development.
Short-Term Effects
y

The presence of construction and delivery vehicles on the site and on surrounding
roads as a result of surcharge, site work, and building construction activities;

y

The localized increase in noise levels due to operation of construction vehicles and
equipment; and

y

The increased susceptibility to erosion as vegetation is removed. A description of the
potential erosion and the proposed erosion control plan is provided in Section 3.1 of
this DEIS; and,

y

The localized increase in air pollutants such as particulate matter due to the
operation of construction vehicles and equipment.
Long-Term Effects

y

An increase in the permanent resident population of 794 persons and associated
demand placed on community services, local roads and utilities, although not
considered adverse, is a permanent effect; and

y

A change in the visual environment as a result of new commercial and residential
buildings being constructed on the project parcel; and,

y

The alteration of 35.6 acres of existing topography to accommodate roads,
buildings, driveways and development areas.
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5.0 ALTERNATIVES
Section 617.9(b)(5) of the regulations implementing SEQRA requires that a draft environmental
impact statement include a description and evaluation of a range of reasonable alternatives to
the proposed action which are feasible, considering the objectives and capabilities of the project
sponsor. The range of alternatives must include the “No Action” alternative.
In addition to the No Action alternative, the Scoping Document for this DEIS requires an
analysis of two alternatives:
y the Commercial/Mixed Use Alternative evaluating the impacts associated with a mixed-use
district in Ramapo, and a commercial shopping center in Haverstraw, pursuant to the
existing zoning designations.
y An RG Residence zoning district alternative, with no more than six (6) dwelling units per
acre on the Haverstraw portion of the project site.
These three alternatives are described and evaluated below. A summary matrix of the varying
impacts associated with each alternative is provided as Table 5-1 at the end of this section.
5.1 No Action Alternative
The No Action Alternative is the scenario that would occur if the site were to remain
undeveloped except for the existing automotive repair garage which would continue to operate.
A summary of impacts of this alternative, as compared to the proposed Minisceongo Park
development, is presented below.
Under the No-Action alternative, none of the impacts identified in this report, whether adverse
or beneficial, would occur.
Soils and Topography: No grading to or disturbance to 35.6 acres of the site would
occur. There would be no reclamation of this formerly mined site and no construction-related
impacts associated with surcharge, site work, or building construction phases would occur.
Surface Water Resources: There would be no increase in the amount of surface water
runoff from the site. There would be no decrease in the rate of stormwater runoff which is
projected to occur as a result of the construction of the stormwater detention basins associated
with the Minisceongo Park project. There would be no impacts to streams or wetlands; the
proposed action similarly proposes no impacts to wetlands or streams.
Ecology and Wetlands: There would be no disturbance to the 35.6 acres of the
successional old fields found in the previously disturbed upland portions of the project site. The
site would continue to provide marginal habitat and cover for local wildlife. No disturbance of
wetlands or their regulated areas would occur under the No Action alternative as is also the
case with the proposed action. There would be no revegetation of the site, which is proposed to
be planted with a mixture of deciduous and evergreen plantings.
Land Use and Zoning: There would be no changes in the existing vacant land use of the
project site. The existing automotive repair garage would continue as a nonconforming use in
the MU-2 zoning district. There would be no mixed use development as envisioned by the
Ramapo Comprehensive Plan. There would be no zoning amendments under the No Action
alternative.
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Transportation: Existing traffic conditions would remain the same.
Historic and Archaeological Resources: No historic or archaeological resources are
present on the formerly disturbed portion of the project site. Thus, no impacts to historic or
archaeological resources would result under the No action alternative or the proposed action.
Community Facilities and Utilities: No demand would be placed on community services
or utilities under the No Action Alternative. There would be no increase in school enrollment,
which is considered a beneficial impact by the East Ramapo Central School District. There
would be no calls to police, fire, and emergency service providers under the No Action
Alternative. There would also be no significant increase in municipal property tax revenues
generated by the project site to fund community services as compared to the proposed
Minisceongo Park.
Fiscal Impacts: Annual property tax revenues would continue to accrue to various taxing
jurisdictions serving the project site (see Tables 3.8-2 and 3.8-3).
Noise and Air Resources: There would be no introduction of noise sources in the No
Action alternative. Existing ambient noise levels at the site would remain unchanged. No
changes to air quality resulting from site activities would occur. Short term impacts associated
with construction, including dust and pollutants from construction traffic and
construction-generated noise, would not occur.
Visual Resources: There would be no change to the visual environment as a result of
this alternative. The site would remain in its current state as a mostly vacant lot. The automotive
repair garage and old successional fields would continue to be visible from Route 202. The
same would be visible from Quaker Road and the PIP southbound access ramp, the Long Path
trail, and Gurnee Park.
Construction Related Effects: There would be no construction-related effects under the
No Action alternative. There would be no additional clean fill brought to the site in the amount of
444,900 cubic yards. The site would not be surcharged and compacted to make it beneficial as
a site capable of being developed. There would be no short-term changes in ambient noise
levels. There would be no positive economic benefits from construction expenditures and
employment.
Given the viability of this site for development under the existing zoning, and the ongoing tax
burden associated with the vacant land, the No Action Alternative is not a likely alternative. It
should be noted that with the proposed development plan, and with each alternative presented
below, a substantial amount of land would remain as undeveloped open space and the existing
wetlands would not be disturbed.
5.2 Commercial/Mixed-Use Alternative
Under this alternative a development consistent with present zoning be developed. The
Ramapo portion of the project would be constructed in accordance with the same plan as the
proposed action. However, the Haverstraw portion of the project site would be constructed with
a shopping center development which is allowed pursuant to the existing “C” zoning. This
alternative is shown in Figure 5-1.
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In the Town of Ramapo, 124 dwelling units and two commercial pads would be constructed,
and the Town of Haverstraw portion of the site would be developed as a shopping center. In
Ramapo, five buildings with multifamily residences totaling 120 dwellings would be constructed.
Four townhomes would also be constructed along Route 202. A slightly larger commercial
building would be constructed at Pad 2 - this building would be 9,500 square feet, compared
with the 7,000 square feet of space proposed for Minisceongo Park.
The Haverstraw commercial development would consist of two buildings with 11 tenant spaces,
totaling approximately 160,275 square feet, and positioned in a “U” shape at the north end of
the site. A total of 1,070 parking spaces would be provided to meet the Haverstraw parking
requirements. Loading areas are provided at the rear of the buildings, farthest from Route 202.
The proposed site entrance on Route 202 would provide primary access to both the residential
and commercial components of the project. An emergency access road is provided from
Quaker Road. An emergency access road would connect the Ramapo townhomes to the
shopping center drive.
A summary of the impacts of this alternative as compared to the proposed plan is presented
below.
Soils and Topography: The limits of disturbance for this proposed alternative is the
same as the proposed action. The same amount of fill would be required to surcharge the
project site, and compaction would also be required.
Surface Water Resources: In this alternative, the total impervious area in the Town of
Haverstraw would increase to approximately 747,000 square feet, 17 acres, and would result in
a total of 26.24 acres of impervious coverage over the entire project site. This additional
impervious area would increase storm water run-off generated by the site which would have to
be detained.
Ecology and Wetlands:. This alternative may have reduced benefits to ecology
compared with the proposed action. Although both alternatives propose to disturb all of the
upland portion of the site outside the wetland buffer limits, this alternative would have
substantially more impervious coverage associated with the expansive parking areas.
Land Use and Zoning: Although the Commercial/Mixed Use Alternative would not
require a zone change from the existing “C” zone in the Town of Haverstraw, a commercial
development of this magnitude is not consistent with the type of development envisioned for the
MU-2 zone in the Town of Ramapo. This alternative results in a residential development that
would be situated between commercial space to the north and south. From a design
perspective, this layout places the more intensive commercial activities behind the less
intensive residential uses in the front. The “C” zoning does not allow for a more cohesive
residential neighborhood to be constructed, i.e., one with substantial recreational amenities,
walking paths, and transit-friendly improvements.
Transportation: The Commercial/Mixed-Use Alternative would have significantly greater
impacts to traffic and transportation than the proposed Minisceongo Park. Trips generated
during the PM peak hour period are provided in Table 5-1, since this is the worst case peak
hour for the proposed project as described in the traffic section of the DEIS. The PM peak hour
traffic for this alternative would be ,1,141 trips compared with the 369 trips generated by the
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proposed action. The ITE rates for the residential (Code 230) and drive-in bank (Code 912) are
the same as used in the analysis of the proposed project. However, the ITE trip generation rate
for shopping centers (ITE Land Use Code 820) was used for the shopping center use in this
alternative. The alternative would have a greater impact on PM peak hour levels of service than
the proposed project based on the increased number of trips generated. Appendix E of the
DEIS analyzes the impact of the proposed project's traffic on the Saturday peak period. The
proposed project would generate 315 trips in the Saturday peak period. This alternative would
result in 1,431 trips during the Saturday peak period. Thus, this alternative would significantly
increase trips during the Saturday peak period and would impact levels of service to a much
greater extent than the proposed project.
Historic and Archaeological Resources: No historic or archaeological resources are
present on the site. Thus, there would be no impacts under this alternative or the proposed
action.
Community Facilities and Utilities: This alternative would likely increase demand placed
on police protection services, as the retail component would likely generate more calls to
address tenant and customer complaints. The project would generate less schoolage children
to the school district, and it is expected that revenues to the district would increase compared
with the proposed action. The Commercial/Mixed Use Alternative would eliminate the on-site
recreation facilities that are proposed with the Minisceongo Park plan. However, the total
projected population of the site would be reduced to 316 persons due to the construction of a
commercial development instead of residential uses in the Town of Haverstraw.
Fiscal Impacts: It is expected that the cost to police services would increase as a result
of increased calls to address disturbances and complaints at the shopping center. However, the
project would likely generate increased revenues to the school district as less schoolage
children would be generated. It is noted that a shopping center has not been a highly
marketable project, to date.
Noise and Air Resources: It is likely that there would be a greater impact on noise and
air resources with the Commercial/Mixed-Use Alternative as compared to the proposed
Minisceongo Park development since the commercial uses would generate substantially more
traffic. Noise from commercial operations would extend into nighttime hours, as deliveries are
often made after hours during the late PM and early AM hours. There would likely be an
increase in pollutant levels as peak vehicular trips would increase over the proposed action.
Other potential issues that would have to be addressed would include odor control at numerous
dumpster locations associated with the commercial uses.
Visual Resources: This alternative would have a greater impact on visual resources than
the proposed Minisceongo Park project. This development would introduce two large buildings
in the Haverstraw portion of the project and large expanses of open parking lots that would be
visible from Quaker Road, the PIP access ramp and portions of Route 202. This parking area
would have less landscaping than the proposed Minisceongo Park and would have a greater
visual impact. Other issues that would be introduced by a commercial development would be
night lighting, which would have to be controlled so as not to impact residences to the north and
west of the site.
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Construction Related Effects: There would be similar construction related impacts with
this alternative as compared to the proposed Minisceongo Park Development. The surcharge
and fill program would still be required to construct this development.
5.3 RG Residential Alternative
Figure 5-2 shows an RG Residential Alternative. This alternative proposes that no more than
six (6) dwelling units per acre be constructed on the Haverstraw portion of the project site.
Presently, the proposed project is designed at 6.4 dwelling units per acre. This RG alternative
reduces the number of townhomes in Haverstraw by nine (9) dwelling units, from 164
townhomes to 155 townhomes. The dwelling units have been shifted to the Ramapo portion of
the project site. This alternative proposes an additional multifamily building, and the total
number of multifamily units would increase from 96 dwellings to 120 dwelling units. As is the
case with the current proposal, 50 percent of the multifamily units are 2-bedroom units, and 50
percent are 3-bedroom units. Under this alternative, the number of townhomes proposed in
Ramapo is reduced, from 19 townhomes to 8 townhome units. In total, this alternative
proposes 283 dwelling units, or 4 more dwelling units than the proposed action. Table 5-1
provides a summary of the impacts associated with this alternative.
A summary of the impacts of this alternative as compared to the proposed plan is presented
below.
Soils and Topography: It is expected that the same amount of disturbance would occur
with this alternative, as the disturbed portions of the project site would be reclaimed. The same
surcharge and fill program would be required.
Surface Water Resources: As there is minimal change to the project layout, and the
amount of impervious surfaces is essentially the same, it is expected that stormwater runoff
would be comparable to the proposed action. The alternative would result in approximately
1/2-acre less of impervious surfaces compared with the proposed project. This reduction
results from elimination of the townhome dwellings, and design changes within the Ramapo
portion of the project.
Ecology and Wetlands: As mentioned previously, the same amount of disturbance would
occur in order to reclaim the site. There would be two (2) fewer townhome dwellings in
proximity to the wetland buffer within the Town of Haverstraw (Building 22). The Ramapo
portion of the project site abutting the wetland buffer area is the same as the proposed action.
However, as is the case with the proposed action, there would be no impacts to on-site
wetlands or the 100-foot buffer except for minor disturbances associated with construction of
the discharge pipe from detention pond 1.
Land Use and Zoning: This alternative would still require a zoning map and text
amendments for the Haverstraw portion of the site. However, the Haverstraw portion of the
development would be designed with nine fewer townhomes than the proposed project. The
effect is that several 6- and 7-unit buildings would be shortened by one unit, except for Building
2, which would be reduced by two (2) dwellings. Yards between several buildings have
increased. The loss of townhomes in Haverstraw would be offset by an increase in multifamily
dwelling units and a decrease in townhomes in Ramapo. Like the proposed project, this
alternative would not be anticipated to result in any significant impact to adjoining land uses.
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Overall, the amount of multifamily housing would increase as a proportion of the total number of
dwelling units proposed, from approximately 35 percent to 43 percent. .
Transportation: The number of trips that would be generated by this alternative would be
comparable to the proposed action. The calculation of trips was determined using the same ITE
trip generation rates set forth in the traffic section of the DEIS. The levels of service would be
approximately the same, since this alternative only introduces approximately two additional trips
to the PM peak hour. Impacts during the AM and Saturday hours would be comparable, as the
project only proposes four additional dwelling units in comparison to the proposed project.
Historic and Archaeological Resources: The RG Alternative would have a comparable
impact on historic resources,..As there is no significant change in the number of dwelling units,
the building heights, or the layout, the limited views of the site would be comparable.As there
are no on-site historic or archaeological resources present, there would be no impacts to these
resources.
Community Facilities and Utilities: Impacts to community facilities and utilities would be
comparable to the proposed action. The population would be the same as with the proposed
action. However, the number of schoolage children generated under this alternative would be
two fewer students. There would be slightly less water demand and wastewater generation.
Fiscal Impacts: The total assessed value for this project would be about $312,000 less
than the proposed project; tax revenues would be reduced. The additional multifamily dwellings
and loss of townhomes reduces the total assessed value. The alternative would result in two
(2) fewer students resulting in a cost savings of $27,050 based on per capita student costs.
However, tax revenues to the school district would decrease by approximately $70,000
annually. Thus, net revenues to the school district would be reduced under this alternative.
Noise and Air Resources: The RG alternative would have essentially the same noise
effects as the proposed action. The increase of four (4) dwelling units is not anticipated to
result in a measurable increase in noise compared with the proposed action.
Visual Resources: The RG Alternative would have a similar impact on visual resources.
It is not anticipated that the reduction of nine (9) dwelling units internal to the Haverstraw
portion of the site would result in any significant change to the visual environment. The project
site would replace townhome dwellings in Ramapo located in proximity to Route 202 with a
larger, taller multifamily building. Thus, the building mass visible from Route 202 would be
increased under this alternative, although Route 202 is not deemed a scenic resource by any
state, county or local agencies.
Construction Related Effects: There would be comparable construction related impacts
as a result of this alternative compared to the proposed project, as this alternative would require
that the same land area be surcharged and filled.
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5.4 Impact Comparisons
Table 5-1 below summarizes the quantitative impacts associated with No Action, the
Commercial/Mixed-Use Alternative and the RG Residential Alternative.

Commercial/ Mixed-Use
Alternative

279

0

124

0

173,795

RG Residential
Alternative

No Action

Area of Concern

Proposed Project

Table 5-1
Alternative Impact Comparisons

Developed Area
Residential Units
Commercial Building Space (SF)
11,200

283
11,200

Impervious Surfaces (acres)

17.88

0

26.24

17.35

Total Construction Disturbance

35.6

0.0

35.6

35.6

0

0

0

0

Population

794

0

316

794

School-age Children

103

0

35

101

Wetland Disturbance
Community Resources

Utility Demand
Avg. Water Demand (gpd)

0
124,212

Avg. Sewer Demand

124,652

112,920

0

369

0

113,320

Traffic
Traffic Generation
(Total PM Peak Hour Trips)

1,141

371

Source: Atzl, Scatassa & Zigler, P.C.; Tim Miller Associates, Inc., 2006.
Note:
1. Water and sewer estimates not rounded.
2. Traffic generation for proposed project and RG alternative based on 10,000 square feet of
retail space. However, retail space for proposed project has been reduced to 7,000 sf, which
is not reflected in traffic analysis.
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6.0 IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF RESOURCES
Development of Minisceongo Park will commit the project site to residential and commercial
uses. Once committed to these uses, the site will be unavailable for other uses for the
foreseeable future.
Development of the project will result in the loss of existing upland wildlife habitat. This habitat is
considered marginal, given the previous disturbances to the upland area of the property. The
portions of the site that are not disturbed, namely the south branch of Minisceongo Creek, the
on-site wetlands, and areas contained within the 100-foot buffer, would continue to function as
wildlife habitat. Proposed landscape plantings will enhance the project site, and would provide
forage and cover for wildlife species that are adaptable to living in suburban environments.
The finite resources that will be irretrievably committed by development of the project are the
materials and energy required for construction and for operation and maintenance of the
development once completed. Construction will involve the commitment of a variety of materials,
including but not limited to: fill, concrete, asphalt, steel, lumber, paint products, and other
building materials. The operation of construction equipment will result in consumption of fossil
fuels and other energy resources.
When completed, the new residences and commercial space will consume fossil fuels and
electricity to meet heating, cooling, lighting and other energy needs.
The proposed residences and commercial uses are projected to have a total market value of
approximately $66.8 million. Based on this value, the project would require a commitment of
approximately 892 full-time equivalent construction jobs.1 It is anticipated that a portion of the
construction-related workers at the site will come from the Towns of Haverstraw and Ramapo.
The majority of construction workers are likely to come from areas throughout Rockland County
and nearby counties. These workers are expected to have a positive impact on existing local
businesses providing such services as food convenience shopping, gasoline, etc.
Other manpower commitments, which would be incidental and required only in an emergency,
would include the services of the police departments, fire departments, and/or ambulance corps.

1

Urban Land Institute Development Impact Assessment Handbook, 1994.
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7.0 GROWTH INDUCING ASPECTS
As indicated in previous sections of the document, the proposed project will add a projected 794
persons to the population of the Towns of Haverstraw and Ramapo.
The project site's environs are served by public water and sewer service. Thus, the project is not
expected to result in the creation of infrastructure that could induce future growth since the
surrounding area is presently developed and served already by these utilities.
The project will induce construction employment in the short term. In the long-term, the new
resident population would introduce consumer demand not only for the proposed on-site
commercial uses, but for the retail and service establishments located on the south side of
Route 202 within the project vicinity, as well as the larger commercial area surrounding Exit 13
of the PIP.
The construction value of the proposed project would total approximately $66.8 million.
Construction of the project would require a commitment of person hours of labor, which can be
viewed as beneficial to the community, the local economy, and the construction industry with
respect to the generation of jobs. Based on labor hour estimates published by the Urban Land
Institute (1994), and accounting for secondary employment resulting from the construction, this
project would generate approximately 892 full time equivalent jobs in the various construction
trades associated with this project.
It is anticipated that a number of construction workers would come from Rockland County and
nearby counties in the Hudson River valley. These workers are expected to have a positive
impact on existing local businesses that provide such services as food convenience shopping,
gasoline, etc.
Future residents would utilize retail, personal service, and other commercial uses located in the
project vicinity. Businesses within the project vicinity, especially those located along Route 202,
would benefit from new resident expenditures. Approximately 30 percent of household income is
spent on retail goods and services. A household income of approximately $144,000 annually
would be required to support the average value, $470,000, of the proposed residences. Thus, it
is estimated that 279 households would spend on average $12 million annually. A substantial
portion of these expenditures would be made at supermarkets, local convenience stores,
apparel stores, restaurants and service businesses such as gas stations and hair salons.
The average retail sales per square foot for a shopping center is approximately $256 feet per
gross leasable area (Source: Urban Land Institute, Dollars and Cents of Shopping Centers 2000). It
may be expected that $1.84 million annually in expenditures could support up to 46,875 square
feet of retail space. As the project proposes 14,200 square feet of commercial space, there will
be sufficient retail demand to support other businesses in the project area. According to the
latest Census of Retail Trade (1997), the following categories of retail businesses would be
expected to benefit in proportion to the amount of sales generated by each category:
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Table 7-1
New York State: Percent Sales by Retail Category
Percent
Category
Motor Vehicles
20.9
Furniture/Home Furnishings
3.1
Electronic and appliance stores
3
Building Materials
7.8
Food and beverage
18.3
Health and personal care
7.4
Gasoline service stations
5.7
Clothing
9.5
Sporting goods and hobbies
3.4
General merchandise (warehouse clubs, department stores)
11.4
Miscellaneous (florist, office supplies)
3.9
Non-store retailers (electronic shopping, fuel distributors)
5.5
Source: U.S. Census Bureau, 1997 Economic Census: Retail Trade New York.

The majority of retail sales are made in the motor vehicle category, which includes new and
used auto dealers. The food and beverages category, which includes grocery stores,
represents the second highest expenditures. General merchandise stores represented 11.4
percent of all retail sales. The above listed establishments would be benefit from the retail sales
generated by Minisceongo Park residents.
In summary, Minisceongo Park would generate short-term construction and long-term
employment and induced demand to support existing retail and commercial services.
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8.0 EFFECTS ON THE USE AND CONSERVATION OF ENERGY RESOURCES
Energy consumption will occur during construction and occupancy of the proposed residences
and commercial space. During construction, energy will be used to power equipment and
construction vehicles. The residences and commercial space will consume energy for space
heating, air conditioning, lighting, household appliances and other electrical devices once
occupied.
Electricity and gas for the Minisceongo Park development will be provided by Orange and
Rockland Utilities from a new underground distribution system that will constructed to distribute
electricity to the development. Actual electrical and gas demands may vary considerably based
upon the lifestyles and habits of the residential and commercial occupants.
The 279 dwelling units would be inhabited by households that would place demand on various
energy sources. In a residential dwelling, energy is consumed for space heating,
air-conditioning, water heating, refrigerators, appliances and lighting. According to data
published in the 1997 Residential Energy Consumption Survey (Source: U.S. Department of
Energy), approximately 123 million BTUs are consumed per household annually in New York
State. It is expected that 279 households would consume 34.3 billion BTU1 of energy annually.
Likewise, the 14,100 square feet of commercial space would consume electricity and gas, and
the amount of consumption would depend on the specific tenant that would occupy the space.
In a commercial building, energy is consumed for space heating, air-conditioning, water heating,
and lighting. Natural gas and electricity are the predominant fuel sources for commercial uses.
According to data published in the 1995 Commercial Buildings Energy Consumption Survey
(Source: U.S. Department of Energy), retail space consumes approximately 61,700 BTUs per
square foot annually. It is expected that 14,100 square feet of retail space would expend 870
million BTU of energy annually.
Energy conservation is regulated at the state level. The design and plans for residential and
commercial buildings must comply with the New York State Energy Conservation Construction
Code.
The code specifies basic requirements that are mandatory for all residential buildings.
Requirements apply to heating and cooling systems, the hot water system, electrical system,
material and equipment specifications and, sealing the building envelope.
The code also specifies basic requirements that are mandatory for commercial buildings.
Requirements apply to the building envelope, mechanical systems, and lighting.
With regard to the design of building envelopes, the NYS Energy code requires that:
y
y

insulation R-values and glazing and door U-factors be certified by the National Fenestration
Rating Council (NFRC) or by using default values found in tables published in the Code.
vapor retarders be installed in nonvented framed ceiling, wall, and floor areas.

1

BTU, or British Thermal Unit, is a unit of heat equal to the amount of heat required to raise one pound of water one
degree Fahrenheit at one atmosphere pressure; equivalent to 251.997 calories.
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y
y

insulation levels for walls, roofs, and below-grade walls and glazing areas, and U-factors for
windows and skylights meet or exceed minimum efficiency levels.
air leakage be limited through the building envelope.

The NYS Energy Code also requires that water and air cooling and heating mechanical systems
and equipment comply with code, and compliance is dependent on the type of mechanicals
proposed.
In terms of lighting standards, the NYS Energy Code requires:
y
y
y

manual or automatic controls or switches that allow occupants to dim lights and turn them on
or off when appropriate. The Code identifies control, switching, and wiring requirements that
apply to all buildings.
total connected loads for indoor lighting systems that do not exceed power allowances for a
building. The Code demonstrates how to comply with interior-lighting power limits.
energy-efficient exterior lighting. The Code specifies criteria for complying with
exterior-lighting requirements.

The Minisceongo Park project will comply with the requirements of the NYS Energy
Conservation Construction Code.
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