
Carlton Road PUD DEIS Scoping Outline 

Carlton Road Planned Unit Development (PUD)  

Town of Ramapo  

Rockland County, New York  

DRAFT Environmental Impact Statement Scoping Outline 

This document identifies the issues to be addressed in the Draft Environmental Impact Statement 

(DEIS) for the proposed Carlton Road Planned Unit Development (PUD) in the Town of 

Ramapo, New York. This Scoping Document contains the items described in paragraphs (e)(1) 

through (7) of Section 617.8 and paragraphs (b)(1) through (7) of Section 617.9 of the State 

Environmental Quality Review Act (SEQRA) regulations. 

Lead Agency: Town of Ramapo Town Board 

Project Name: Carlton Road Planned Unit Development (PUD) 

Site Location: 103 College Road (70 West Carlton Road) (Tax Lot 49.13-2-9.2) and 109-

111 College Road (Rockland County Route 81) (Tax Lot 49.14-1-75) 

Project Sponsor: Carlton Road Owner LLC 

A. INTRODUCTION 

On May 28, 2025, the Town Board of the Town of Ramapo (“Town Board”) adopted Local Law 3 

of 2025, titled “Planned Unit Development District Regulations Outside of the Northeast Area of the 

Town” (the “PUD Local Law”). The PUD Local Law allows for property owners outside of the 

Town’s identified Northeast Corridor to petition the Town Board for placement of a site-specific 

planned unit development plan and accompanying local law that would guide and permit 

development on a specific property outside of the Northeast Corridor. The intent of the PUD Local 

Law is to allow flexibility in planning and designing land development proposals that would best 

serve the Town and the specific property to be developed. 

Pursuant to the PUD Local Law, Carlton Road Owner LLC (the “Applicant” or “Petitioner”) has 

petitioned the Town Board for preliminary planned unit development approval of the Carlton Road 

Planned Unit Development (“CR-PUD”) per the PUD Local Law. The CR-PUD development is 

proposed to consist of the construction of a new mixed-use community on approximately 43.63 acres 

located at the northwest corner of the intersection of West Carlton Road and College Road (Tax Lots 

49.13-2-9.2 and 49.14-1-75) within the Town (the “Project Site”). The CR-PUD consists of two 

commercial/retail buildings along College Road, nineteen multifamily residential 
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buildings, two clubhouses, a community center, outdoor parks and recreation, and associated 

parking and infrastructure (the “Proposed Project”). 

To facilitate the Proposed Project, the Petitioners seek the adoption of corresponding amendments to 

the Town of Ramapo Zoning Code and Zoning Map placing the CR-PUD district over the Project 

Site and setting forth the development standards for the CR-PUD zoning district (the “Proposed 

Zoning”), and an amendment to the Town of Ramapo Comprehensive Plan (the “Proposed 

Amendment”). The Proposed Project, together with the Proposed Zoning and Proposed Amendment 

are collectively referred to as the “Proposed Action.” 

Pursuant to the rules and regulations of the New York State Environmental Quality Review Act 

(“SEQRA)”, Article 8 of the Environmental Conservation Law and its implementing regulations 

at 6 NYCRR 617), the Town Board, acting as Lead Agency, determined by resolution on June 10, 

2026, that the Proposed Project has the potential to result in one or more significant adverse 

environmental impacts and that an Environmental Impact Statement (“EIS”) shall be prepared. 

This DRAFT Scoping Document was prepared as an initial step in the environmental review 

process to guide the preparation of the Draft EIS (“DEIS”). As set forth in the SEQRA 

regulations, the primary goals of the scoping process are to focus the EIS on potentially 

significant adverse impacts and to eliminate consideration of those impacts that are not 

significant or that are irrelevant. 

SCOPING 

Pursuant to Part 617.8, the Lead Agency is conducting scoping, the primary goals of which are to 

focus the EIS on potentially significant adverse impacts, and to eliminate consideration of those 

impacts that are not significant or irrelevant. This Scope has been prepared in accordance with Part 

617.8(e) and sets forth the following: 

A. Brief description of the Proposed Action; 

B. Potentially significant adverse impacts; 

C. Extent and quality of information needed to adequately address potentially significant 
adverse impacts as well as the methodologies required for obtaining this information; 

D. Initial identification of mitigation measures; 

E. Reasonable alternatives to be considered; 

F. Information that should be included in an appendix rather than the body of the DEIS; and 

G. Issues raised during scoping and determined to be neither relevant nor environmentally 

significant or that have been adequately addressed in a prior environmental review. 

B. PROJECT DESCRIPTION 

PROJECT LOCATION 

The Project Site consists of two parcels totaling 43.65 acres, located at the northwest corner of West 

Carlton Road and College Road, with frontage on both roads (see Figure 1 Project Location). The 

Project Site is located outside the Northeast Corridor and is currently zoned R-50 
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Residential District (50,000 square feet per lot) under the Town’s Zoning Code. The site is vacant 

and substantially undeveloped, with the exception of three former single-family residences located 

on the eastern portion of the site along College Road. Surrounding land uses are predominantly single-

family residences and institutional uses, including Rockland Community College and several 

yeshivot, which together form an established node of local activity within the vicinity of the Project 

Site (see Figure 2 Project Vicinity). The west adjacent parcel, which is currently undeveloped, has 

been approved for development as a private religious school by an unrelated party. The Project Site 

is served by public utilities in College Road and West Carlton Road. There are no onsite wetlands or 

watercourses. 

PROJECT OVERVIEW 

PLANNED UNIT DEVELOPMENT AND ZONING CODE AMENDMENTS 

The Proposed Project would construct nineteen three- and four-story multifamily residential 

buildings containing a total of approximately 562 units, including 110 (20%) one-bedroom, 266 

(47%) two-bedroom, 106 (19%) three-bedroom, and 80 (14%) four-bedroom residences. Communal 

spaces would include two clubhouses and a community center for residents, as well as approximately 

611,617 square feet (32.3%) of open space, including three parks with amenities for active and 

passive recreation. The Project proposes two 2-story commercial buildings totaling 105,600 square 

feet, anticipated to be equally divided between retail and office space. Approximately 1,550 parking 

spaces are proposed for the Project within surface lots throughout the Site (see Figure 3 Overall 

Site Plan). The Project includes stormwater management facilities in compliance with all local and 

state regulations. 

Access to the Project Site would be provided through four access points – two on West Carlton 

Road and two on College Road – connecting to four main interior roads, two east-west and two 

north-south. These four main roads are proposed to remain private, but may be dedicated to the 

Town, along with the parks, at the Town’s request. Driveways off the four main roads would 

provide access to the commercial buildings and residences. 

In furtherance of the proposed development, and as required by the PUD Local Law, the Applicant 

proposes text and map amendments to the Town Zoning Code, titled “Local Law Amending Chapter 

376 of the Town of Ramapo Town Code to Create the Carlton Road Planned Unit Development (CR-

PUD) and Amend the Town of Ramapo Zoning Map to Locate the CR-PUD” (the “CR-PUD Local 

Law”). The proposed CR-PUD Local Law sets forth the standards for development within the 

proposed CR-PUD on the Project Site; and on the Zoning Map, it rezones the Project Site within the 

proposed CR-PUD zoning district. 

COMPREHENSIVE PLAN AMENDMENT 

The Proposed Project requires an amendment to the Town’s Comprehensive Plan (2004), subject to 

public review, comment, and approval by the Town Board (the “Proposed Amendment”). The 

Proposed Amendment is consistent with and advances the goals and objectives of the adopted 2004 

Comprehensive Plan, as amended, by combating urban sprawl and promoting the use of Planned 

Unit Development (PUD) zoning. The Plan recognizes PUD zoning as a flexible tool that can 

support integrated development patterns that make more efficient use of land, avoid environmental 

constraints, and allow for the provision of infrastructure in a coordinated and efficient manner. 
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The Proposed Amendment identifies the 43.65-acre Project Site as suitable for PUD zoning and 

higher-density, mixed-use development, as it is substantially undeveloped and functionally vacant, free 

of mapped environmental constraints, and surrounded by complementary residential and institutional 

uses, including Rockland Community College and several yeshivot, and with dual frontage on West 

Carlton and College Roads, providing access to transportation, transit, and utility service. This 

locational context supports the Town’s policy objective of directing growth toward existing activity 

centers to promote efficient development and reduced vehicle dependency. 

The Proposed Amendment updates three chapters – Future Land Use, Housing, and Natural 

Resources and Open Space. First, the updates remove the recommendation that the Project Site 

should be designated for “low density residential” and “conservation development,” recognizing 

that, based on updated parcel boundaries, the Project Site does not contain wetlands or other 

mapped environmentally sensitive resources. Second, the updates add the Project Site to the list 

of properties suitable for high-density, mixed-use development, which may be facilitated through 

PUD zoning— based on the Project Site’s physical characteristics and locational advantages. 

Third, clarifying language is added to support the use of flexible zoning tools, such as PUD, on 

sites identified for multifamily housing. 

PURPOSE AND NEED 

As the nation’s housing deficit approaches 4 million homes, addressing the housing crisis has 

become the nation’s top planning priority.1 In Rockland County, nearly 60 percent of the housing 

stock comprises single-family detached houses; this lack of alternatives with lower price points has 

contributed to the County’s deficit of approximately 4,200 homes for residents making under 

$60,000 annually.2 Notably, the average annual wage of a renter in Rockland County is $32,177.3 

Urban sprawl and the housing deficit, both identified as critical issues in the Town’s Comprehensive 

Plan, are closely linked to the shortage of housing stock and the limited diversity in housing types. 

The patterns associated with urban sprawl, including low-density, single-family development, and 

rigid zoning that separates residents from their commercial destinations, result in development that 

burdens infrastructure, increases traffic, and fails to meet community housing needs. 

The conditions of urban sprawl and lack of housing options are typified in the Project Site’s 

surrounding area, which consists predominantly of single-family detached homes, separated from 

commercial uses and lacking options to meet residents’ diverse housing needs. The Project Site’s 

characteristics—including its size, access to existing utilities, proximity to transportation and 

transit infrastructure, and lack of environmental constraints— make the Site well positioned to 

address the area’s needs through higher-density multifamily, mixed-use development. 

PUDs are recognized as a flexible zoning tool that can address critical planning and development 

issues through context-specific development that supports efficient use of land and infrastructure 

while expanding housing choices. For the Proposed Project, the PUD process would ensure that 

the development aligns with the Town objectives in the Comprehensive Plan while meeting the 

Applicant’s purpose and need. 

1 “2025 Policy Priority,” American Planning Association. 2025. https://www.planning.org/policy/priorities.  

2 Hudson Valley Pattern for Progress. (2024). “Rockland County Housing Needs Assessment,” p.21. 

3 Hudson Valley Pattern for Progress. (2024). “Out of Reach 2024.” https://www.pattern-for-progress.org/wp-  

content/uploads/2024/07/2024-Out-of-Reach-2.pdf 
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REQUIRED APPROVALS 

Table 1 identifies the Involved and Interested Agencies and the approvals/reviews required for the 

Proposed Project. 

Table 1 

Involved and Interested Agencies 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

C. POTENTIAL ENVIRONMENTAL IMPACTS 

The SEQRA Determination of Significance adopted by the Town of Ramapo Town Board 

identified potential significant adverse environmental impacts in the following areas based on 

the Full EAF (“FEAF”) prepared for the Proposed Project. 

LAND USE, ZONING, AND PUBLIC POLICY 

Land Use: Potential changes in the use, or intensity of use, or land and other natural resources, 

capacity of the Project Site to support such change(s) in use, and potential impacts to the 

character of the surrounding and adjacent neighborhoods from changes in land use. 

Zoning: Proposed modifications to the Town of Ramapo Zoning Code and Zoning Map to allow 

development of the Proposed Project. The proposed CR-PUD includes site-specific use, bulk, 

and dimensional standards, as well as parking standards. 
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Public Policy: Proposed amendments to the Town’s 2004 Comprehensive Plan; consistency with 

Rockland County Tomorrow: Rockland County Comprehensive Plan (2011). 

GEOLOGY, SOILS, AND TOPOGRAPHY 

The Proposed Project would require excavation and regrading of soils within the Project Site for the 

new buildings and associated foundations and utility infrastructure, including excavation and 

removal of more than 1,000 tons of natural material. The Proposed Project may involve construction 

on slopes greater than 15 percent located on a portion of the Project Site. The Project Site is located 

over a sole source aquifer (Ramapo River Basin Aquifer, ID# SSA25). 

VEGETATION AND WILDLIFE 

The Project Site is generally undeveloped. Construction would require clearing of approximately 45 

acres of forested and vegetated land. In addition, surface water and groundwater may be impacted by 

the introduction of fertilizers and pesticides associated with on-site landscaping. No essential habitats 

for federally or state designated threatened or endangered species were identified on the Project Site. 

The Project Site contains compatible habitat for one New York State “species of special concern,” 

the box turtle. 

VISUAL AND COMMUNITY CHARACTER 

By removing multiple acres of forested land, the Project may reduce natural sound and/or light 

barriers; and the new development would include site lighting, creating sky-glow brighter than 

existing area conditions. The Project would change the views of the natural site and result height, 

bulk, and density above what is currently permitted and existing in the surrounding area. 

SOCIOECONOMIC AND FISCAL IMPACTS 

The Proposed Project would increase the residential population of Ramapo, creating a new 

demand for local goods and services, and it would add over 100,000 square feet of office/retail 

space where none currently exist. Construction and operation of the Proposed Project would 

generate jobs and contribute to local commerce. 

COMMUNITY FACILITIES 

The Proposed Project would create an additional demand for community services, including 

police, fire, and emergency medical services, as well as increase the number of school-age 

children. New residents and commercial uses would increase demand for solid waste and recycling 

services. The Project would provide approximately 600,000 square feet of open space (±32% of 

the Project Site), including three parks to serve the new residents and which may be dedicated to 

the Town for public use, at the Town’s request. 

INFRASTRUCTURE AND UTILITIES 

The Proposed Project would result in increased demand on water supply and delivery and sewage 

disposal systems. 

ENERGY USE 

The Proposed Project would result in an increased demand for energy, utilizing more than 2,500 

MW hrs per year of electricity, and would involve heating and/or cooling of more than 100,000 
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square feet of commercial building area and approximately 562 residential units (across 19 

buildings), when completed. 

STORMWATER MANAGEMENT 

The Proposed Project may result in increased stormwater runoff and erosion due to site 

disturbance of a generally undeveloped site and the construction of new impervious surfaces, 

including new structures, roads, and parking areas. 

TRAFFIC 

The Proposed Project would result in an increase in vehicle trips, including from residential and 

commercial uses to and from the currently vacant property, which may impact the surrounding 

roadway network. 

CONSTRUCTION 

Construction of the Proposed Project, which would occur in two phases lasting longer than one 

year, may have temporary impacts on neighboring properties related to noise, air quality, and 

erosion and sedimentation. Construction may also temporarily alter existing traffic patterns. 

D. REQUIRED ELEMENTS OF THE DEIS 

GENERAL GUIDANCE 

The DEIS is intended to convey general and technical information regarding the potential 

environmental impacts of the Proposed Project to the Town of Ramapo Town Board (as Lead 

Agency) as well as other agencies involved in the review of the Proposed Project. The DEIS is 

also intended to convey the same information to the interested public. Enough detail should be 

provided in each subject area to ensure that most readers of the document will understand, and be 

able to make decisions based upon, the information provided. 

Narrative discussions should be accompanied by appropriate tables, charts, graphs, figures and 

renderings whenever possible. If a particular subject can be most effectively described in graphic 

format, the narrative discussion should merely summarize and highlight the information presented 

graphically. Plans and maps showing the Project Site and Proposed Project should include adjacent 

properties (if appropriate), neighboring uses and structures, and roads. 

REQUIRED ELEMENTS 

The DEIS shall contain an analysis of environmental impacts in the subject areas outlined below and 

shall identify significant adverse environmental effects that cannot be avoided if the Proposed Project 

is implemented. Information for each of the subject areas shall be provided in individual chapters 

describing existing conditions, conditions in the future without the Proposed Project (the “No Build” 

condition), potential impacts of the Proposed Project, and mitigation measures for significant adverse 

impacts identified. Each chapter shall include a brief introduction identifying the major topics to be 

considered, relevant methodology used, and thresholds for determining if significant adverse impacts 

exist. The current conditions on the Project Site shall be considered the existing conditions throughout 

the technical analyses. The analysis of the future without the 

 7  



Carlton Road PUD 

Proposed Project should be based upon conditions projected in the “Build Year” (i.e., 2028) for 

the Proposed Project. 

An Executive Summary describing the Proposed Project, significant adverse impacts, and 
mitigation measures identified, shall also be included. 

E. ORGANIZATION AND EXPECTED CONTENT OF THE DEIS 

COVER SHEET AND GENERAL INFORMATION 

The Cover Sheet shall identify: the Proposed Project; its location; the name, address, and phone 

number of the Lead Agency; the name and address of the Preparer of the DEIS; the document as a 

Draft Environmental Impact Statement; the Date of Acceptance of the DEIS by the Lead Agency; 

and the date of the Public Hearing and the closing of the Public Comment Period. 

Additional information, to be provided on pages following the Cover Sheet, shall list the name(s) 

and address(es) of all consultants involved in the preparation of the DEIS and their respective 

roles. 

The DEIS shall include a list of all Involved and Interested Agencies to which copies of the DEIS 

and supporting material will be distributed. 

A Table of Contents followed by a List of Tables, List of Figures, and List of Appendices shall 

be provided. 

EXECUTIVE SUMMARY  

• Introduction 

• Description of Proposed Action  

• List of Approvals Required 

• List of Interested and Involved Agencies 

• Statement of Proposed Project Purpose and Need 

• Summary of potential significant adverse environmental impacts identified in each subject 

area 

• Summary of mitigation measures proposed for potential significant adverse environmental 

impacts 

• Description of Alternatives Analyzed 

CHAPTER 1: PROJECT DESCRIPTION  

A. Introduction 

1. The introduction should identify the document as the Draft Environmental Impact 

Statement for the Proposed Action and should describe the location and main 

programmatic elements of the Proposed Project. 

B. Project Description 
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1. Location and Site Definition – Include local and regional geographic descriptors, tax 

map designation, size of parcel affected by Proposed Project, existing zoning 

designation, adjoining streets, and land uses on-Site and proximate to the Project Site. 

The project description will identify and describe the Project Site in text and graphics. 

Describe the Applicant’s ownership status with respect to the Project Site. Describe the 

recent subdivision of the property containing the Project Site, including the presence or 

absence of natural resources on the newly created parcels. 

2. Project Description – Include information necessary to describe the Proposed Project 

and its component parts. The text will include a description of the proposed development 

plan, including a description of the residential unit mix and type, as well as proposed 

commercial spaces. Information should be provided regarding vehicular and pedestrian 

circulation, as well as open space and recreational amenities, and community spaces. A 

description of parking facilities should be included. 

3. Building Design – The chapter will include graphic depictions of the Proposed 

Project, including conceptual site plans, grading plans, landscaping plans, building 

sections, and renderings to supplement the narrative descriptions provided. 

4. Description of the proposed amendments to the Zoning Code and Zoning Map and why 
such amendments are necessary to achieve the objectives of the Proposed Project. 

5. Description of proposed amendments to the Town’s 2004 Comprehensive Plan and 

explanation of the necessity and benefits of the proposed amendments. 

C. Project Purpose and Need 

1. Description of the Applicant’s purpose and need for the Proposed Project. The 

Applicant intends to create a higher-density, mixed-use residential community 

designed to address the region’s growing housing demand, introduce new commercial 

spaces in an under-served area, and provide open space for recreation as well as 

community gathering spaces. 

D. Summary of Approvals Required 

1. A list of all approvals required by Federal, State, County, and Town agencies, and 

identification of all Involved and Interested Agencies that will receive the DEIS. 

CHAPTER 2: LAND USE, ZONING, AND PUBLIC POLICY 

A. Introduction and Summary of Findings – Summarize the key findings of the consistency of 

the Proposed Project with existing proximate land uses and appliable public policies, and 

measures proposed to mitigate impacts from the Proposed Project. 

B. Land Use 

1. Existing Conditions – Describe the existing conditions on the Project Site and in the 

vicinity of the Proposed Project, using text, photographs, and maps. The study area 

for the land use survey shall include all land uses within 1/4-mile of the Project Site 

boundaries (the “Land Use Study Area”). 

2. Future without the Proposed Project – Describe known changes in land uses that are 

expected to occur within the Land Use Study Area in the future without the Proposed 

Project. 
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3. Future with the Proposed Project (the “Build Condition”) – Describe the relationship 

of the Proposed Project to adjoining land uses anticipated in the Build Year and 

discuss the effects of the proposed use on the general land use pattern within the Land 

Use Study Area, and more generally, in the Town. 

4. Mitigation – Describe mitigation measures proposed, if required. 

C. Zoning 

 1. Existing Conditions – Describe the existing zoning for the Project Site and the Land 

Use Study Area. Include information on current allowed uses, density, and 

dimensional requirements (e.g., height and setbacks). 

 2. Future without the Proposed Project – Describe known changes in zoning proximate to 

the Project Site that are expected to occur in the future without the Proposed Project. 

 3. Future with the Proposed Project – Describe the proposed amendments to the Zoning 

Code and the Zoning Map. Describe the Proposed Project’s conformance with other 

applicable zoning provisions. 

i. Proposed Use, Bulk, and Dimensional Standards – Describe the land use, 

bulk controls, and dimensional standards proposed as part of the Proposed 

Project. Compare the proposed standards to the generally applicable Town 

Code requirements. 

ii. Proposed Parking Standards – Describe the parking standards proposed as part 

of the Proposed Project, including the total spaces and allocation by use. 

Compare the proposed parking standards to the generally applicable Town 

Code parking requirements. The proposed parking framework, including 

ratios and management provisions, will be documented as part of the proposed 

PUD zoning standards, including compliance with applicable requirements 

under the federal Americans with Disabilities Act (ADA). 

 4. Mitigation – Describe mitigation measures proposed, if required. 

D. Public Policy 

 1. Existing Conditions – Outline relevant policies contained in the following plans with 

respect to the Project Site and the Proposed Project in general. 

i. Town of Ramapo Comprehensive Plan (2004) 

ii. Rockland County Tomorrow: Rockland County Comprehensive Plan (2011) 

2. Future without the Proposed Project – Describe known public policy initiatives 

expected to be implemented in the future without the Proposed Project and assess the 

compatibility of the Proposed Project with those potential policies. 

 3. Future with the Proposed Project – Describe the consistency of the Proposed Project 

with the applicable portions of the policy documents and policies listed above. To the 

extent an inconsistency is identified, the DEIS will explain the nature of the 

inconsistency and the basis on which the Proposed Action is nevertheless being 

advanced. While the Proposed Project is consistent with the objectives of the 

Comprehensive Plan, amendments are proposed to update the Plan to reflect current 

conditions on the Project Site. 
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4. Mitigation – Describe mitigation measures proposed, if required. 

CHAPTER 3: VISUAL AND COMMUNITY CHARACTER 

A. Introduction and Summary of Findings – Summarize the key findings of the existing 

conditions survey, the analysis of potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts from the Proposed Project. 

B. Existing Conditions – Describe the visual character of the Project Site within the context of 

its surrounding area. The description should include text and graphics (including photos) 

describing on- and off-Site structures, landforms, topography, vegetative/tree cover, and 

illumination patterns. 

Identify, illustrate, and describe prominent views into the Project Site from the following 
representative and publicly accessible vantage points: 

• West Carlton Road (eastbound) 

• West Carlton Road (westbound) 

• College Road (northbound) 

• College Road (southbound) 

C. Future without the Proposed Project – Describe potential changes to the Land Use Study Area 

that would be expected to change the visual and community character of the Project Site or 

alter the views of and into the Project Site from the vantage points listed above in the future 

without the Proposed Project. 

D. Future with the Proposed Project – Analyze the impacts to the existing visual and community 

character described above as a result of the Proposed Project. Specifically, analyze the changes 

to community character as a result of the proposed building, lighting, and landscaping program 

on the Project Site. 

Describe and visually demonstrate the changes to the views into the Project Site from the 

publicly accessible vantage points identified above using a combination of photographs 

depicting the existing conditions, simulations depicting the proposed future conditions, and 

line-of-sight sectional diagrams. Discuss the visual and architectural character of the building 

and landscaping program proposed. Assessment of impacts shall be based on the NYSDEC 

Program Policy Document “Assessing and Mitigating Visual and Aesthetic Impacts,” dated 

December 13, 2019.4  

Describe and illustrate the proposed conceptual site lighting program. Analyze the potential 

for off-site impacts from the proposed site lighting, including those impacts related to light 

spillage and glare. 

E. Mitigation – Describe mitigation measures proposed, if required. 

4 https://www.dec.ny.gov/permits/115147.html  
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CHAPTER 4: CULTURAL RESOURCES 

Because the Proposed Project will require a Stormwater Pollution Prevention Plan (SWPPP), 

consultation with the NYS Office of Parks, Recreation, and Historic Preservation (OPRHP) is 

required under Section 14.09 of the NYS Historic Preservation Act if there is potential for impacts 

to historic resources. Therefore, the cultural resources analysis will be prepared in conformance 

with SEQRA and Section 14.09. A submission to the OPRHP Cultural Resource Information 

System (CRIS) will be prepared to document existing built resources on-site and to identify known 

historic resources in the surrounding area. 

A. Introduction and Summary of Findings – Summarize the conclusions of the cultural resources 

analysis and consultation with OPRHP. Describe measures proposed to mitigate anticipated 

adverse impacts to cultural resources that could result from the Proposed Project. 

B. Existing Conditions – No historic resources have been identified on or adjacent to the Project 

Site, and the Site is not included in the OPRHP database of areas potentially sensitive for 

archaeological resources. The Project Site contains vacant residential structures constructed 

during the early- to mid-20th century that have been inventoried as part of the CRIS submission. 

Within the Cultural Resources Study Area, provide a map and description of resources eligible 

for the State & National Registers of Historic Places (S/NR). 

C. Future without the Proposed Project – Describe likely or known changes to cultural resources in 

the study area that are expected to occur in the future without the Proposed Project. 

D. Future with the Proposed Project – Describe the potential impacts of the Proposed Project on 

known and/or potential historic or archeological resources within the study area, including 

potential direct (physical) and indirect (contextual and visual) impacts. This analysis will be 

based on consultation with OPRHP. 

E. Mitigation – Describe mitigation measures proposed, if required, based on consultation with 

OPRHP. 

CHAPTER 5: GEOLOGY, SOILS AND TOPOGRAPHY 

F. Introduction and Summary of Findings – Summarize the key findings of the existing Project 

Site conditions, the analysis of potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts from the Proposed Project. 

G. Existing Conditions – Identify the major geologic, soil, and topographical conditions on the 

Project Site, focusing on the suitability of the Project Site for development using published 

data (i.e., NRCS Soils Survey, NYS surficial geology) and Site-specific information that has 

been obtained by the Applicant, if available. 

H. Future with the Proposed Project – Describe potential impacts to bedrock and soil conditions as 

a result of the Proposed Project. Impacts of grading and excavation should be quantified (i.e., 

cut and fill) and discussed. Potential impacts with regard to soil erosion should be discussed. 

Describe potential impacts to steep slopes (15% and greater) on the Project Site. Impacts of each 

phase, and in total, should be provided. Discuss long-term post-development impacts due to 

changes in surface coverage and topography. If required, rock removal will be quantified and 

methods of removal will be discussed. 
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I. Mitigation Measures – Describe measures that will be implemented to mitigate potentially 

adverse impacts resulting from construction of the Proposed Project, including proposed 

sediment and erosion control measures. 

CHAPTER 6: ECOLOGICAL RESOURCES 

A. Introduction and Summary of Findings – Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts resulting from the Proposed Project. 

B. Existing Conditions – Identify the specific vegetative communities and habitat types located 

on and immediately adjacent to the Project Site and map the general location of those 

communities. Summarize the results of vegetation and wildlife reports. No essential habitats 

for federally or state designated threatened or endangered species were identified on the 

Project Site. The Project Site contains compatible habitat for one New York State “species of 

special concern,” the box turtle. 

The Project Site does not contain waters or wetlands. Identify the wetlands, surface waters, 

and/or water bodies adjacent to the Project Site, and map the location of those resources, if 

any. Identify the presence of any aquifer(s) in the area of the Project Site. 

C. Future without the Proposed Project – Identify changes to vegetative communities or wildlife 

habitat and changes to the aquifer that have the potential to occur in the future without the 

Proposed Project. 

D. Future with the Proposed Project – Identify and assess the potential impacts to existing 

vegetative communities and wildlife habitat as a result of the Proposed Project. Identify and 

assess the potential impacts to wildlife presently occurring, or expected to occur, on the 

Project Site as a result of the proposed tree clearing or operational landscaping practices (i.e., 

use of pesticides). Quantify acreage of the Project’s required tree removal. Impacts of each 

phase (including construction phases and the project operational phase), and in total, should 

be provided. 

Surface water and groundwater resources, including the underlying aquifer, may be affected 

by the use of fertilizers and pesticides associated with on-site landscaping and long-term site 

maintenance. Analyze the Proposed Project’s impacts on the aquifer on or adjacent to the 

Project Site. 

Describe the proposed landscaping plan, programmatic elements, and outdoor recreation 

areas. 

E. Mitigation Measures – Describe measures that will be implemented to mitigate potentially 

adverse impacts resulting from the Proposed Project. Measures may include landscaping, tree 

replacement, and recreational elements. 

CHAPTER 7: SOCIOECONOMIC AND FISCAL IMPACTS 

A. Introduction and Summary of Findings – Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts from the Proposed Project. 

B. Existing Conditions – Describe the current economic, demographic, housing, and fiscal 

characteristics of the Town of Ramapo in general, and the area surrounding the Project Site in 
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particular. Describe the property tax revenues and fees to all taxing jurisdictions attributable to 

the Project Site. Discuss and describe the existing housing stock in the Town (e.g., household 

type, household size, housing tenure, housing values) and any discernible housing trends. 

Discuss the Town’s and Rockland County’s affordable housing goals and policies. 

C. Future without the Proposed Project – Estimate the increase in the Town’s population, and 

other relevant demographic changes, expected to occur in the future without the Proposed 

Project. 

D. Future with the Proposed Project – Estimate the changes in the Town’s population and other 

demographic characteristics that are expected to occur as a result of the Proposed Project. Based 

on the assessed values of the Project Site parcels, provide an analysis of anticipated property tax 

revenue generated by the Proposed Project. Describe the economic benefits associated with 

construction of the Proposed Project, including construction employment and expenditures for 

labor, materials, equipment, and services over the duration of the construction period. In addition, 

evaluate the fiscal impacts of the Proposed Project’s operation, including demands on municipal 

services such as fire protection, police services, emergency medical services, schools, and 

transportation services, and assess the extent to which such costs may be offset by State and local 

tax revenues attributable to the Project. 

E. Mitigation Measures – Describe measures that will be implemented to mitigate potentially 

adverse impacts resulting from the Proposed Project. 

CHAPTER 8: COMMUNITY FACILITIES 

A. Introduction and Summary of Findings - Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts resulting from the Proposed Project. 

B. Police – Describe existing police protection to the Project Site and the surrounding area, 

including the staff size and organization of the Police Department and the number and types 

of calls for service received per year. Describe changes to service levels anticipated in the 

future without the Proposed Project. Assess potential impacts of the Proposed Project on 

police protection and necessary mitigation measures based on correspondence with the Police 

Department and standard industry multipliers. Compare the increase in property tax revenue 

to the potential increase in demand for police services. 

C. Fire – Describe existing fire protection in the area, including the staff size and organization of  

the Fire Department(s) that serve the Project Site, the number and types of calls for service 

received per year, and the apparatus and equipment used by the Fire Department, based on 

information provided by the Fire Department. Describe changes to service levels anticipated in 

the future without the Proposed Project. Assess potential impacts of the Proposed Project on fire 

protection and necessary mitigation measures, based on correspondence with the Fire 

Department and other applicable information. Compare the increase in property tax revenue to 

the potential increase in demand for fire services. 

D. Emergency Medical Services –Identify the staff size and organization of the EMS service 

provider that serves the Project Site, the EMS apparatus and equipment, and the number and 

nature of calls for service per year. Describe anticipated changes to service levels in the future 

without the Proposed Project. Assess potential impacts of the Proposed Project on the provision 

of emergency medical services based on correspondence with the EMS service and 
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other applicable information. Impact assessment and potential mitigation measures will be 

determined in coordination with the EMS provider. 

E. Parks, Recreation and Open Space 

1. Existing Conditions – Using text and graphics, identify and describe the parks, 

recreation, and open spaces and trails proximate to the Project Site. 

2. Future without the Proposed Project – Using publicly available information and 

information provided by the Town (and County/State as appropriate), describe 

changes to parks and recreation facilities expected to occur in the future without the 

Proposed Project. 

3. Future with the Proposed Project – Identify the potential increase in demand for parks 

and recreation space as a result of the expected increase in population attributable to 

the Proposed Project. Describe on-Site open space, recreational, and community 

resources and amenities included as part of the Proposed Project. 

4. Mitigation Measures – Describe measures that will be implemented, if necessary, to 

mitigate potentially adverse impacts to parks and recreational spaces resulting from 

the Proposed Project. 

F. Solid Waste and Recycling 

1. Existing Conditions – Describe the solid waste and recycling services currently 

provided to the Project Site. 

2. Future without the Proposed Project – Describe known planned changes to the solid 

waste and recycling handling and disposal services provided to the Project Site in the 

future without the Proposed Project. 

3. Future with the Proposed Project –Estimate the amount of solid waste and recycling that 

would be generated from the Proposed Project using industry standard multipliers. 

Describe how solid waste and recycling would be stored and collected at the Project Site. 

Describe how solid waste and recycling vehicles would access and maneuver the Project 

Site. Include an assessment referencing the Rockland County recycling regulations and 

the Town of Ramapo solid waste and recycling management practices. Describe 

potential impacts to the Town of Ramapo or Rockland County solid waste services from 

the Proposed Project. 

4. Mitigation Measures - Describe measures that will be implemented to mitigate 

potentially adverse impacts on solid waste services resulting from the Proposed 

Project. 

G. Public School Analysis – Estimate the number of school-age children that would be expected to 

enroll in public school as a result of the Proposed Project. Using these estimates, analyze the 

ability of the Ramapo Central and East Ramapo School Districts to accommodate the school-age 

children living within the Proposed Project that would be expected to attend public school. 

Analyze the potential marginal cost of the school-age children expected to enroll in public school 

as a result of the Proposed Project and compare this cost to the property tax estimated to be 

generated for the Ramapo Central and East Ramapo School Districts. Analyze the potential 

impacts to school facility capacity as a result of the Proposed Project. 
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CHAPTER 9: WATER AND WASTEWATER 

This Chapter will analyze the impacts of the Proposed Project on water supply and sanitary 

wastewater. 

A. Introduction and Summary of Findings - Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts resulting from the Proposed Project. 

B. Existing Conditions – Using information obtained from the Town of Ramapo Department of 

Public Works, Rockland County Sewer District 1, Veolia, and other available sources, describe 

in text and graphics the size, location, age, condition, and capacity of the municipal water and 

sanitary sewer infrastructure serving the Project Site to the extent practical. 

Identify the wastewater treatment plant that receives the sanitary wastewater flow from the 

Project Site and the capacity and current flow conditions at the plant. Capacity of the 

conveyance system shall be identified. 

Identify the source of potable water for the Project Site and the capacity of, and current 

demand on, that source. 

C. Future without the Proposed Project – Using information from the Town of Ramapo 

Department of Public Works, Rockland County Sewer District 1, Veolia, and other available 

sources, identify planned improvements to the water or sanitary sewer conveyance systems 

and new water and wastewater demands planned or expected to be undertaken in the future 

without the Proposed Project. 

D. Future with the Proposed Project – Quantify the anticipated water demand (domestic and fire) 

and sanitary sewer flow generated by the Proposed Project. 

Based on information obtained from the County, Veolia, and Rockland County Sewer District 

1, together with appropriate Project-specific engineering analyses, including hydrant flow 

tests and the sewer capacity analysis at the proposed connection locations determine the 

adequacy of existing water and sanitary wastewater conveyance systems to serve the Proposed 

Project. Identify on- and off-Site improvements that would be required to adequately supply 

water to, and remove wastewater from, the Project Site. Connection location(s) to the 

municipal system will be identified. 

Determine the capacity of the water supply and sewage treatment plant and conveyance 
system to serve the anticipated demands of the Proposed Project. 

Describe how the Proposed Project would comply with the mosquito control measures under 

Article XIX of the Rockland County Sanitary Code. 

E. Mitigation Measures - Describe measures that will be implemented to mitigate potentially 

adverse impacts from the Proposed Project, including necessary improvements to the water or 

wastewater conveyance systems. Identify and discuss mitigation measures for the potential 

increase in sewer flows to County operated wastewater facilities, including methods to reduce 

infiltration into the conveyance systems. Describe proposed system modifications such as lift 

stations or booster pumps, required to supply the Project. 

 16  



DEIS Scoping Document 

CHAPTER 10: STORMWATER MANAGEMENT 

A. Introduction and Summary of Findings - Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts resulting from the Proposed Project. 

B. Existing Conditions - Identify and describe existing drainage patterns on the site and within 

surrounding off-site areas located within the same drainage basin(s). Calculate and describe the 

pre-development land uses, travel times, and peak runoff rates for each design storm event. 

C. Future without the Proposed Project – Identify changes to the drainage patterns, systems, and 

rates anticipated in the future without the Proposed Project. 

D. Future with the Proposed Project - Describe and show in tables and graphics the proposed 

post-construction stormwater management system, including changes to existing drainage 

patterns. Calculate and describe post-development runoff rates and volumes for each required 

design storm event. Provide calculations demonstrating the required and provided water 

quality volumes and runoff reduction volumes. Demonstrate compliance with Town and State 

stormwater regulations, including those with respect to stormwater quality, quantity, and 

green infrastructure. Include as an Appendix to the DEIS a preliminary Stormwater Pollution 

Prevention Plan (SWPPP) that complies with the latest NYSDEC General Permit for 

construction activities (GP-0-25-001) and Stormwater Design Manual. Demonstrate 

compliance with mitigation measures required by the local MS4. 

E. Mitigation Measures - Describe measures that will be implemented to mitigate potentially 

adverse impacts from the Proposed Project, including necessary improvements to drainage 

systems. These measures will include erosion and sediment controls during construction, post 

construction standard mitigation practices, and a long-term operation and maintenance plan. 

Demonstrate how the proposed stormwater mitigation measures would address the 

requirements applicable to the Sole Source Aquifer (Ramapo River Basin System SSA 

(ID#SSA25)). 

CHAPTER 11: USE AND CONSERVATION OF ENERGY 

A. Introduction and Summary of Findings - Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate impacts resulting from the Proposed Project. 

B. Existing Conditions – Describe the existing energy usage, electricity and gas service and 
infrastructure, including location, conditions, and capacity, serving the Project Site. 

C. Future without the Proposed project – Using information provided by the utility provider, if 

any, identify improvements to the electric or gas systems serving the Project Site that are 

planned or expected to be undertaken in the future without the Proposed Project. 

D. Future with the Proposed Project – Quantify the anticipated electric and gas demand from the 

Proposed Project. Determine if the capacity of the existing electric and gas systems to the 

Project Site are adequate to meet the projected demand of the Proposed Project. Identify if the 

Proposed Project will include renewable energy infrastructure or energy conservation 

techniques (e.g., solar power, geothermal heating, etc.), or other green building practices that 

may reduce the Project’s impacts on climate change. 
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E. Mitigation Measures - Describe measures that will be implemented to mitigate potentially 

adverse impacts from the Proposed Project, including necessary improvements to energy 

supply systems. 

CHAPTER 12: TRAFFIC 

A. Introduction and Summary of Findings – This Chapter should summarize the key findings of 

the Traffic Impact Study (TIS), which will be included as an appendix to the DEIS. The 

summary will include the existing conditions survey, the analysis of potential impacts of the 

Proposed Project, and measures proposed to mitigate impacts from the Proposed Project on 

the traffic and transportation systems. 

B. Existing Conditions – Describe the roadway characteristics in the area surrounding the Project 

Site. Determine the existing conditions traffic volume within the Traffic Study Area during the 

weekday AM and PM peak hours. The Traffic Study Area shall include the below intersections 

(see Figure 4 Traffic Study Area). The existing conditions shall be based on recent traffic 

counts (e.g., within the past five years) and traffic volume data available from the New York 

State Department of Transportation (NYSDOT) for the area corridors. 

1. Viola Road (CR 74) and College Road/Forshay Road (CR 81) 

2. College Road (CR 81) and Smolley Drive/Briarwood Lane 

3. College Road (CR 81) and Carlton Road 

4. Highview Road (CR 64) and College Road (CR 81) 

5. N. Airmont Road/Highview Road (CR 64) and Spook Rock Road (CR 85) 

6. W. Carlton Road and Spook Rock Road (CR 85) 

Conduct a capacity analysis (Level of Service, or “LOS”) for each of the above intersections 

using the Synchro 12 software for the study peak hours. Summarize the existing LOS in 

tabular format. 

C. Future without the Proposed Project – Estimate traffic volumes in the Traffic Study Area in the 

future without the Proposed Project based on a Design Year of 2028, utilizing a conservative 

total background growth factor of 8% to account for normal background and other potential 

developments in the area. In addition, traffic from other specific approved/proposed 

developments in the area will be included as part of the background traffic volumes. The 

resulting Year 2028 No-Build Traffic Volumes will be provided for weekday peak AM and 

PM hours. 

Conduct a capacity analysis for each of the above intersections, utilizing the Synchro software 

for the study peak hours. Summarize the No Action LOS in tabular format. 

D. Future with the Proposed Project – Estimates of the amount of traffic to be generated by the 

Proposed Project during the analyzed peak hours will be provided based on information 

published by the Institute of Transportation Engineers (ITE) as contained in the report entitled 

“Trip Generation”, 11th Edition, 2021, based on ITE Land Use Categories: 220 – Multi-

Family Housing, 821 – Shopping Plaza, and 710 – Office. Consistent with NYSDOT 

guidelines, a 25% pass-by/diverted link trip credit will be applied to the retail portion of the 

development. 

 18  



DEIS Scoping Document 

Combine the Project-generated traffic volumes with the No-Build volumes to obtain the With 

Action traffic volumes. 

Provide a capacity analysis for each of the above intersections using the Synchro software for 
the study peak hours. Summarize the With Action LOS in tabular format. 

E. Mitigation Measures – Describe measures that will be implemented to mitigate potentially 

significant adverse impacts from the Proposed Project during each phase of construction, 

including necessary improvements to the local transportation network. 

Any unmitigated traffic impacts will be described.  

CHAPTER 13: AIR QUALITY 

A. Introduction and Summary of Findings - Summarize the key findings of the existing conditions 

survey, the analysis of the potential impacts of the Proposed Project, and measures proposed 

to mitigate impacts from the Proposed Project. 

B. Existing Conditions - Describe existing ambient air quality using information from NYSDEC’s 
Ambient Air Quality Monitoring Network. 

C. Future without the Proposed Project – Describe the potential cumulative impacts to air quality 

in the future without the Proposed Project. 

D. Future with the Proposed Project – 

1. Stationary Source Analysis – Provide a qualitative analysis of potential air quality 

impacts from on-site combustion of fossil fuels. 

2. Mobile Source Analysis – Provide a screening level analysis of potential air quality  

impacts to Carbon Monoxide and Particulate Matter as a result of increased traffic 

based on NYSDOT and USEPA guidance. 

E. Mitigation Measures - Describe measures that will be implemented to mitigate potentially 
adverse impacts from the Proposed Project, as identified in the analysis above. 

CHAPTER 14: NOISE 

A. Introduction and Summary of Findings – Summarize the key findings of the existing conditions 

analysis, the analysis of the potential impacts of the Proposed Project, and measures proposed to 

mitigate impacts from the Proposed Project. Describe the fundamental effects and characteristics 

of noise as they relate to the noise analysis. 

B. Existing Conditions - Determine existing noise levels and noise characteristics within the Noise 

Study Area. The Noise Study Area will include areas of noise-sensitive land use (e.g., residences, 

schools, hospitals, open space, etc.) adjacent to the Project Site or along routes used by vehicular 

traffic traveling to and from the Project Site. Conduct field measurements of existing noise levels 

(one-hour equivalent noise level, Leq(1)) at the following two (2) locations: College Road between 

Carlton Road and Briarwood Lane (at the Project Site eastern boundary); and West Carlton Road 

between Clay Court and Whisper Lane (at the Project Site southern boundary). Measurements will 

be made during two time periods: the AM peak period (8:30a.m.- 9:30a.m. weekdays) and the PM 

peak period (3:30 p.m. – 4:30 p.m. weekdays) (see Figure 5 Noise Measurement Locations). 

Measurements will be made using a Type I noise analyzer and would include measurements of 

Leq, L1, L10, L50, and L90 noise levels. A 
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continuous 12-hour noise level measurement may be conducted in lieu of spot measurements at 

one location. Where necessary, measurements will be supplemented by mathematical model 

results to determine an appropriate base of existing noise levels. 

Describe the regulations relating to noise in Chapter 188, Noise, of the Town Code. 

C. Future without the Proposed Project – At the receptor locations described above, determine 

the noise levels without the Proposed Project using existing noise levels and proportional 

modeling techniques or other approved analysis methodologies to account for increases in 

traffic volumes. Compare existing noise levels and future noise levels without the Proposed 

Project with various noise standards, guidelines, and other noise criteria. 

D. Future with the Proposed Project - Using data provided in the Traffic Impact Analysis, analyze 

potential noise impacts from Project-generated traffic (mobile sources). At the receptor location 

described above, determine the noise levels with the Proposed Project for the analysis years using 

existing noise levels and proportional modeling techniques or other approved analysis 

methodologies to account for changes in traffic volumes due to the Proposed Project. 

Qualitatively describe potential increases in noise levels due to operation of proposed amenity 

features and on-site mechanical equipment (i.e. HVAC equipment) (stationary sources). 

Compare noise levels with standards, guidelines, and other criteria, and impact evaluation. 

Existing noise levels and future noise levels with and without the Proposed Project will be 

compared with various noise standards, guidelines, and other noise impact criteria. 

E. Mitigation Measures - Describe measures, if any, which will be implemented to mitigate 

potentially adverse impacts from the Proposed Project as identified in the analysis above. 

CHAPTER 15: HAZARDOUS MATERIALS 

A. Introduction and Summary of Findings – Summarize the key findings of the existing 

conditions survey, the analysis of the potential impacts of the Proposed Project, and measures 

proposed to mitigate hazardous materials impacts from the Proposed Project. 

B. Existing Conditions – Using data compiled from one or more Phase I Environmental Site 

Assessments (ESA), identify potential or known locations of subsurface contamination. 

C. Future without the Proposed Project – Describe potential changes to subsurface environmental 

conditions at the Project Site in the future without the Proposed Project. 

D. Future with the Proposed Project – Describe the potential for impacts with respect to 

hazardous materials as a result of the Proposed Project, both during the Proposed Project’s 

construction and operation. Describe the measures anticipated to be taken during construction 

and operation of the Proposed Project to avoid, minimize, and mitigate potential adverse 

impacts from subsurface environmental conditions. 

E. Mitigation Measures – Describe measures that will be implemented to mitigate potentially 

adverse impacts from hazardous materials that may result from construction or operation of 

the Proposed Project. 
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CHAPTER 16: CONSTRUCTION 

A. Introduction and Summary of Findings – Summarize the major phases of construction, 

potential significant adverse impacts expected to result from construction, and measures 

proposed to mitigate those significant adverse impacts. 

B. Construction Phasing and Staging – Generally describe the construction schedule and timeline 

by phase of construction. Describe the main construction elements included in each phase, 

with attention to those elements with the potential to adversely impact neighboring properties 

(e.g., pile driving, chipping and blasting, excavation). Identify preliminary construction 

staging areas and areas for construction worker parking. 

C. Construction Period Impacts and Mitigation – 

1. Air Quality - Qualitatively discuss potential air quality impacts from mobile source 

emissions from construction equipment and worker and delivery vehicles, as well as 

fugitive dust emissions. Identify measures to mitigate potential adverse impacts. 

2. Noise - Qualitatively discuss potential noise impacts from construction of the Proposed  

Project. Describe the Town’s requirements and limitations on hours of construction work. 

Identify measures to mitigate potential adverse impacts. 

3. Erosion and Sediment Control – Summarize the Erosion and Sediment Control Plan that 

is proposed, in compliance with State and Town regulations. This will also be included in 

the Stormwater Management Chapter. 

4. Traffic and Transportation – Identify potential temporary impacts to the traffic network 

resulting from construction activity. This assessment will consider increased vehicle trips 

from construction workers and equipment and potential impacts from truck traffic. Identify 

mitigation measures necessary to mitigate potential significant adverse impacts to traffic 

and transportation during the Proposed Project’s construction. 

5. Blasting and Subsurface Investigations – Identify whether blasting is anticipated during 

the Proposed Project’s construction. If blasting is anticipated, discuss the blasting protocol 

that would be followed to minimize or mitigate significant adverse impacts from blasting 

activities. 

CHAPTER 17: ALTERNATIVES 

As outlined in Section 617.9(b)(5)(v) of SEQRA regulations, the DEIS shall provide a narrative 

description of each impact issue and evaluation for each alternative identified below. The 

description and evaluation of each alternative should be at a level of detail sufficient to permit a 

comparative assessment of the alternatives discussed and should focus on those environmental 

impacts that are likely to differ from the Proposed Project. The range of alternatives must include 

the No Action Alternative. 

A. No Action: No Development: This alternative analyzes the potential environmental impacts 

of not approving the Proposed Project and not developing the Project Site. 

B. No Action: Existing Zoning Development – Residential: This alternative analyzes the 

potential environmental impacts associated with an “as-of-right” residential development that 

is in material conformance with the Site’s existing zoning. Provide a conceptual plan 

illustrating potential development of the Project Site under the Site’s current zoning. 
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C. No Action: Existing Zoning Development – Educational: This alternative analyzes the 

potential environmental impacts associated with an “as-of-right” development of an 

educational institution that is in material conformance with the Site’s existing zoning. 

D. Alternative Layout: This alternative analyzes the potential for reduced environmental impacts 

from changes in the Project’s layout and/or building and site design, while maintaining a 

materially similar building program. Specifically, the Town has identified potential visual and 

community character impacts related to the design of certain residential buildings along the 

perimeter of the Site on Carlton Road. This alternative will examine a layout that reduces the 

height of those residential buildings fronting Carlton Road. To maintain project programming 

(e.g., total dwelling units and overall residential floor area) consistent with the Proposed Action, 

this alternative would redistribute the residential yield within the site, such as by expanding the 

footprints of the Carlton Road residential buildings and/or increasing the height of certain other 

residential buildings. 

E. Alternative Parking: This alternative analyzes the potential impacts of changes in the amount  

of required parking provided on the Project Site. Environmental impacts (e.g., site coverage and 

disturbance, open/recreation space, etc.) will be considered of increasing and decreasing parking 

on-Site. Parking rates will be compared to zoning requirements, ITE standards, and the 

experience of other similarly situated Projects. 

CHAPTER 18: SEQRA-REQUIRED ANALYSES 

SEQRA requires certain analyses, which are often placed at the end of a DEIS, that summarize 

previous analyses through a specific analytical lens. 

A. Cumulative Impacts – Provide an assessment of the cumulative impacts from that Proposed 

Project that may cause or increase a disproportionate burden on a disadvantaged community 

(DAC). Based on the New York State Department of Environmental Conservation’s DAC 

screening tool, Disadvantaged Community Assessment Tool (DACAT), the Project Site is not 

in or proximate to a DAC. 

B. Growth-Inducing Impacts – Identify potential growth-inducing aspects related to the Proposed 

Project. 

C. Irreversible and Irretrievable Commitment of Resources – Identify any irreversible and 

irretrievable commitments of environmental resources that would be associated with the 

Proposed Project should it be implemented. 

D. Unavoidable Adverse Impacts – Identify those significant adverse environmental impacts that 

cannot be avoided or adequately mitigated if the Proposed Project is implemented. 

APPENDICES 

Certain procedural documentation, as well as technical studies summarized or referenced in the 

DEIS, should be provided in full in an appendix to the DEIS: 

• SEQRA Documentation: FEAF, Positive Declaration, Final Scoping Document 

• Official Correspondence related to DEIS 

• Proposed Zoning Text & Map Amendments 

• Proposed Comprehensive Plan Amendments 

 22  



DEIS Scoping Document 

• Preliminary SWPPP 

• Traffic Impact Study 

• Phase I ESA 

• Full Size Site Plan Drawings 

• Wetland Assessment 

• Wildlife Habitat Assessment 

F. ISSUES NOT INCORPORATED INTO THE SCOPE 

Pursuant to §617.8(e)(7), the DEIS scoping document shall include a brief description of the 

prominent issues that were considered in the review of the environmental assessment from or 

raised during scoping, or both, and determined to be neither relevant nor environmentally 

significant or that have been adequately addressed in a prior environmental review and the reasons 

why those issues were not included in the final scope. 

For the reasons set forth below, the following environmental categories do not require further 
analysis in the DEIS: 

A. Adverse Impacts to Wetlands: No wetlands were identified on or within 500 feet to the Project 

Site. 
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PLEASE TAKE NOTICE that the Town Board of the Town of Ramapo adopted the 
following local law at a regular meeting held on the        day of ______, 20     at the Ramapo Town 
Hall, 237 Route 59, Suffern, New York: 

Town of Ramapo, Rockland County, NY 
Local Law No. ____ of 20___      

A LOCAL LAW AMENDING CHAPTER 376 OF THE TOWN RAMAPO TOWN CODE 
TO CREATE THE CARLTON ROAD PLANNED UNIT DEVELOPMENT (CR-PUD) 
AND AMENDTHE TOWN OF RAMAPO ZONING MAP TO LOCATE THE CR-PUD  

Be it enacted by the Town Board of the Town of Ramapo, Rockland County, New York, as 

follows:  

SECTION 1: TITLE 

This LOCAL LAW shall be known and cited as Local Law No. ____ of 20__, and entitled “A 
Local Law Amending Chapter 376 of the Town of Ramapo Town Code to Create the Carlton 
Road Planned Unit Development (CR-PUD) and Amend the Town of Ramapo Zoning Map to 
Locate the CR-PUD.” 

SECTION 2: PURPOSE AND INTENT 

A. By Local Law No. 3 of 2025, the Town Board of the Town of Ramapo (“Town Board") 
adopted planned unit development regulations entitled “Planned Unit Development 
District Regulations Outside of the Northeast Area of the Town” (“Townwide PUD 
Regulations”), which are set forth in Section 376-26 of the Town of Ramapo Zoning Code 
(“Zoning Code”). 

B. By petition, Carlton Road Owner, LLC and Carlton Farms Corp., the owners of certain 
parcels land comprising approximately 43.65 acres of land located at 103 College Road and 
109-111 College Road, in the Town of Ramapo, New York (SBL: 49.13-2-9.2 and 49.14-1-
75) (the “Property”), propose to establish a new Carlton Road Planned Unit Development 
(“CR-PUD”) district to permit the development of a mixed-use residential and commercial 
project. development. The Townwide PUD Regulations establish a mechanism for 
applicants to petition the Town Board for the creation of a planned unit development zoning 
district to facilitate new residential, commercial, and mixed uses in which economies of scale 
or creative architectural or planning concepts may be utilized by the developer without 
departing from the spirit and intent of Chapter 376 of the Town of Ramapo Town Code. The 
Townwide PUD Regulations require that any new planned unit development adopted by the 
Town Board only be located on a minimum of 10 acres of contiguous land, which at least 
10-acres of any such new planned unit development must be under common ownership on 
and after May 31, 2025. 
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C. It is the intent of these provisions to establish the CR-PUD to provide flexible use and 
design regulations to facilitate the development of an integrated mixed-use community. 
The Town of Ramapo Comprehensive Plan recognizes the importance of safe, affordable 
and accessible facilities and residences for the Town's population. Section 26 of the 
Zoning Code specifically encourages development that incorporates multi-family 
residential units, apartments, related commercial facilities and recreational amenities, 
including but not limited to playgrounds, parks, trails, open-space and a community 
clubhouse. 

D. The Townwide PUD Regulations recognize that, while the standard zoning functions are 
appropriate for the regulation of traditional neighborhoods and land uses, the proposed 
CR-PUD provides comprehensive planning for an integrated neighborhood providing 
community amenities within walking distance of its residential units. 

E. To carry out the intent of the Townwide PUD Regulations, the development shall achieve 
the following objectives: 

1. Provide an integrated mixed-use development with various types of residential units, 
commercial uses, recreational facilities, and facilitate a walkable neighborhood.  
 

2. Reduce reliance on personal vehicle trips for meeting residents’ basic needs within the 
Property. 

 
3. Enhance quality of life for the residents of the CR-PUD. 
 
4. Increase opportunities for social interaction within the community. 
 
5. Create a development pattern in harmony with the objectives of the Comprehensive 

Plan. 
 
6. Create a more desirable environment for the residents of the proposed CR-PUD than 

would be possible through a strict application of the other Articles of this Chapter. 
 

F. In any instance where specific permitted uses, area and bulks requirements, height 
requirements, density requirements, development guidelines, review procedures or other 
regulations specifically set forth in this CR-PUD, as the same are specifically applicable to 
the CR-PUD, conflict with other requirements of the Town of Ramapo Zoning Code or 
Subdivision Regulations, the particular provisions set forth herein shall take precedence. 

SECTION 3: AUTHORITY 
 
This Local Law is enacted pursuant to the authority granted to the Town of Ramapo by the New 
York Municipal Home Rule Law and New York Town Law §§261-c and 280-a (4). Further, this 
Local Law is determined to be an exercise of the police powers of the Town to protect the public 
health, safety and welfare of its residents. 
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SECTION 4: AMENDMENTS TO CHAPTER 376, ARTICLE II, SECTION 20 OF THE 
TOWN OF RAMAPO TOWN CODE  
 
Chapter 376, Article II, Section 20 of the Town of Ramapo Town Code, is hereby amended to 
add the following zoning district: 

 
Symbol Title/Description  
CR-PUD Carlton Road Planned Unit Development 

SECTION 5: AMENDMENTS TO CHAPTER 376, ARTICLE II OF THE TOWN OF 
RAMAPO TOWN CODE  

Chapter 376, Article II of the Town of Ramapo Town Code, is hereby amended to add the 
following Section 27: 

§ 376-27 Carlton Road Planned Unit Development District (CR-PUD) 

A. Purpose: The Carlton Road Planned Unit Development (CR-PUD) district will permit 
the development of a multi-phased mixed-use residential and commercial development. 
The CR-PUD is consistent with Article II, Section 26 of this Chapter in that it will 
facilitate new residential, commercial, and mixed uses in which economies of scale or 
creative architectural or planning concepts may be utilized by the developer without 
departing from the spirit and intent of Chapter 376 of the Town of Ramapo Town Code. 

B. The CR-PUD Parcel: The CR-PUD Parcel shall include the approximately 43.65 acres 
parcel identified as tax lots 49.13-2-9.2 and 49.14-1-75 with street addresses of 70 W. 
Carlton Road and 109-111 College Road, Pomona, New York (collectively the “CR-
PUD Parcel”). A boundary and topographic survey, titled “Boundary and Topographic 
Survey” prepared by Colliers Engineering & Design, dated January 21, 2025 along with 
a metes and bounds description of the CR-PUD Parcel have been annexed hereto as 
Exhibit A and included in this local law. 

C. Preliminary CR-PUD Plan Approval: In accordance with Article II, Section 26 of this 
Chapter, the Town Board approves and adopts the Preliminary CR-PUD Plan, prepared 
by Colliers Engineering and Design, dated [INSERT] titled “Preliminary Site Plans for 
Extell Development Company, Carlton Road Planned Unit Development”” (referred to 
herein as the “Preliminary CR-PUD Plan”). The Preliminary CR-PUD Plan shall govern 
all development within the CR-PUD Parcel. In the event of conflict between the 
approved Preliminary CR-PUD Plan and the text in this local law, the text of this local 
law shall control. The Preliminary CR-PUD Plan shall be filed with the Town Clerk’s 
Office and is incorporated into this local law as Exhibit B. 

D. Phased Development and Subdivisions: Proposed development within the CR-PUD 
may be approved in phases and/or subdivided, to the extent required, in accordance with 
the requirements of Article II, Section 26 of this Chapter, and in accordance with New 
York Law, and as referenced in the adopted Preliminary CR-PUD Plan and any 
amendments thereto. The Preliminary CR-PUD Plan contemplates the phases below, 
which are subject to change and ultimate review and approval by the Planning Board: 
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1. Phase 1, Buildings 1-12, 21;  Park 2 and 3 and associated roads and infrastructure; 
 

2. Phase 2, Buildings 13-20, 22-24; Park 1 and associated roads and infrastructure; 

The applicant shall seek final planned unit development approval pursuant to Zoning 
Code § 376-26 for each contemplated phase of the overall CR-PUD project.  The 
contemplated phases noted above may be altered in a manner to ensure feasible and 
timely development of the overall CR-PUD.    

E. Tree Cutting:  Notwithstanding the above contemplated phases, the Planning Board 
may authorize tree clearing within the limits of disturbance of the CR-PUD prior to final 
planned unit development approval for a specific phase of development, where it finds 
that doing so would allow development activities in a manner consistent with the Town 
Board’s Findings Statement pursuant to the State Environmental Quality Review Act. 
Prior to conducting any tree cutting activities the applicant shall provide a restoration 
bond, letter of credit or other financial security in such amount as the Town Board deems 
necessary to ensure that all disturbed areas will restored.  

F. Effect of Subdivisions: The approved Preliminary CR-PUD Plan shall govern building 
layout, road layout, density and area and bulk requirements applicable to the entire CR-
PUD Parcel, as a whole. To the extent that subdivisions or lot mergers are required within 
the CR-PUD Parcel, they shall be approved by the Planning Board pursuant to Zoning 
Code § 376-26 and Article 9-A of New York Real Property Law. Any subdivided parcel 
shall not be subject to any additional area or bulk regulations within the CR-PUD district, 
except as set forth on approved the CR-PUD Plan. To the extent that development within 
the CR-PUD Parcel is compliant with the CR-PUD Plan, any applicable internal 
subdivisions shall be deemed compliant for purposes of zoning and do not require any 
amendments or variances to the approved Preliminary CR-PUD Plan. To the extent that 
these CR-PUD regulations conflict with the Town's subdivision regulations, the CR-PUD 
regulations and this section shall control. 

G. Carlton Road Planned Unit Development District Regulations: The applicable 
permitted uses, density, area and bulk, and other development requirements of the CR-
PUD district are set forth herein and in the approved Preliminary CR-PUD Plan and shall 
govern all development within the CR-PUD Parcel. In the event of conflict between the 
approved Preliminary CR-PUD Plan and the text in this section, this text shall control. 

 
1. Permitted Uses: The location of non-residential and residential uses shall be 

consistent with the Preliminary CR-PUD Plan and approved by the Planning Board 
during final planned united development approval.  Permitted uses within the CR-
PUD shall include, but may not be limited to: 
 

i. Animal Hospital or Veterinary Clinic; 
ii. Commercial Recreation (indoor or outdoor); 

iii. Community Clubhouse;  
iv. Community Recreational Facility (indoor or outdoor); 
v. Day-Care Center;  

vi. Event Hall space for assembly and dining for exclusive use by residents, 
occupants and visitors to the integrated mixed-use development. 



Page 5 of 11 
 

4924-0947-1502, v. 3 

vii. Family Day-Care Home;  
viii. Group Family Cay-Care Center;  

ix. Home Occupation;  
x. Home Professional Office;  

xi. Hotel; 
xii. House of Worship, Community, Neighborhood or Local; 

xiii. Indoor/Outdoor Event facilities; 
xiv. Mikvah;  
xv. Mikvah, Neighborhood;  

xvi. Outdoor pool; 
xvii. Personal service retail, office and commercial uses, including Local 

Convenience Commercial, and/or Local Office-Business (including grocery 
establishments); 

xviii. Personal service establishments;  
xix. Parking area (including garages and structures); 
xx. Residences, including but not limited to: multi-family with apartments or garden 

apartments, condominiums and townhouses; 
xxi. Restaurant (inclusive of outdoor dining areas and up to 10,000 SF);  

xxii. Restaurant, Neighborhood;  
xxiii. Retail stores and service establishments; 
xxiv. Outdoor dining areas;  
xxv. Visitor Center; 

xxvi. School of General Instruction;  
xxvii. School, Nursery;  

xxviii. School of Religious Instruction;  
xxix. School of Special Instruction; 
xxx. Shopping Center;  

xxxi. Signs as permitted by Chapter 223 of the Town Code; and/or 
xxxii. Any use that the Planning Board deems to be consistent with or accessory to the 

above during Final PUD approval. 
 

2. Area and Bulk Regulations. The Final CR-PUD Plan, as approved by the Planning 
Board, shall be in accordance with the below. 
 

i. CR-PUD Lot Area: Minimum 10 acres of contiguous land under common 
ownership pursuant to Article II, Section 26 of this Chapter. 
 

ii. Development Coverage: The permitted development coverage (impervious 
surface) within the CR-PUD shall be a maximum of 75% of the gross lot area 
of the CR-PUD Parcel. 

 
iii. Density: The below density requirements for the CR-PUD shall be applicable 

to the overall development on the CR-PUD Parcel (inclusive of environmentally 
sensitive areas) and not applicable to a single phase of development. In 
reviewing each phase during the final PUD review, the Planning Board shall 
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ensure that overall density limitations herein are met. 
 

1. Maximum Residential Density: 13 dwelling units per one (1) acre of gross 
lot area of the CR-PUD district boundaries. Residential density within the 
CR-PUD shall not exceed 562 residential housing units. 
 

2. Maximum Non-Residential Floor Area Ratio: 0.3 (based on the gross lot 
area). Non-residential density within the CR-PUD shall not exceed 
105,600 square feet floor area. 

 
iv. Building Height: 

 
1. The building height of any mixed use or non-residential building shall not 

exceed 65 feet from the average elevation of the proposed finished grade 
along the wall of a building or side of a structure to the highest point of a 
flat roof or the average height between eave and ridge for a gable, hip and 
gambrel roof. 
 

2. The building height of any residential building shall not exceed 65 feet from 
the average elevation of the proposed finished grade along the wall of a 
building or side of a structure to the highest point of a flat roof or the average 
height between eave and ridge for a gable, hip and gambrel roof. 

 
v. Parking: In reviewing the final CR-PUD Plan, the Planning Board shall confirm 

whether and assure that adequate parking for all proposed uses within the CR-
PUD is provided which shall be shown on the Final CR-PUD Plan. Parking shall 
take into consideration the intended goal of facilitating a walkable community 
with less reliance on the use of vehicles by applying a 20% credit to utilized base 
parking rates, which are specified below.  During Final CR-PUD review, and to 
further encourage a walkable community with less reliance on the use of vehicles 
and more open space, the Planning Board may permit land banking off-street 
parking spaces within the CR-PUD. Available on-street parking shall be 
considered for compliance with the off-street parking requirements within the 
CR-PUD district at the discretion of the Planning Board. Notwithstanding other 
parking requirements in the Town Code, the following parking requirements shall 
be applicable for the CR-PUD district: 
 

1. Multifamily Residential Parking: 1.9 per dwelling unit.   
 

2. Commercial Retail: 1 space per 250 square feet. 
 

3. Office: 1 space per 200 square feet. 
 

4. Size of Spaces: Minimum parking stall width shall be nine (9) feet and 
minimum length eighteen (18) feet. 
 

vi. Setbacks: 
 

1. All buildings (exclusive of porches, decks, patios, chimneys and similar 
appurtenances) shall be setback a minimum of 10 feet from the CR-PUD 
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zoning district boundary. 
 

2. All detached buildings shall be a minimum of 20 feet apart. 
 

3. Any accessory structure shall be no closer than 10 feet to any building and 
10 feet to any CR-PUD zoning district boundary, including but not limited 
to: 

 
a. Clubhouse; 
b. Community space; 
c. Garage; 
d. Gym or fitness space; 
e. Parking Area; 
f. Parking Lot; 
g. Swimming pool; 
h. Pool deck; 
i. Pool house; 
j. Property Management and Sales Office; and/or 
k. Storage or maintenance shed. 

 
3. Roadways and Sidewalks: 

 
i. Site access shall be from College Road, and Carlton Road. 

 
ii. Streets shall have a minimum paved travelway of at least 30 feet, to facilitate two-

way vehicular traffic, on-street parallel parking (9-foot width) and sidewalks (5-
foot width). Road widths may be superseded by any governing requirements of 
the Fire Code of New York State. 

 
iii. Road Design Standards (Main Street and Local Street): 

 
1. Maximum Road Grade at Centerline or Edge of Curb: 8% 

 
2. Minimum Road Grade at Centerline or Edge of Curb: 0.5% 

 
3. Maximum Road Grade within 100 feet of Centerline Intersections: 3% 

(unless technically infeasible and concurrence obtained from the Town's 
consulting engineer on being technically infeasible). 

 
4. Minimum Cross-Slope Road Grade: 1 % 

 
5. Minimum Horizontal Centerline Curve Radius: 25 feet 

 
6. Min. Distance between Reverse Horizontal Curves: 350 feet 

 
7. Min. Distance between Centerline Intersections: 100 feet 

 
iv. Drainage, conveyance, collection and discharge systems for stormwater shall be 

installed along roadways and parking lots. Stormwater systems shall be designed 
and constructed in accordance with the applicable Town and New York State 
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Department of Conservation (NYSDEC) stormwater management standards. 
 

v. Roadways, sidewalks and pedestrian recreational paths shall be privately owned 
and maintained by the owner of the property, unless otherwise dedicated to the 
Town of Ramapo. 

 
vi. Sidewalks shall be a minimum width of six (6) feet. 

 
vii. Sidewalks are permitted to be located in the required front yard/front setback. 

 
viii. Snow removal on private roadways, parking areas and sidewalks shall be the 

responsibility of the owner of the property. 
 
4. Recreation: Onsite recreation and open space shall be provided for residents of the 

development as set forth on the approved Preliminary CR-PUD Plan. 
Notwithstanding, in the event of conflict between the approved Preliminary CR-PUD 
Plan and the text in this section, the text of this section shall control. 

 
i. Onsite recreation and open space shall be privately owned and maintained by the 

owner of the property. All onsite recreation areas shall be well-defined with 
appropriate signage and include fencing as needed and/or landscaping. 
 

ii. A minimum of 25% of the CR-PUD district gross site area shall be open space, 
which shall specifically include natural greenspace areas, grass areas, outdoor 
recreational areas, trails, parks, playgrounds, pools, plazas, and/or courtyards, 
which shall be identified on the CR-PUD Preliminary PUD Plan.  

 
iii. To the extent that any open space and recreation requirements within this 

Section, conflict with other requirements of the Town of Ramapo Zoning Code 
or Subdivision Regulations, the particular provisions set forth in this Section 
shall take precedence. 

 
5. Stormwater Management: All stormwater facilities and controls shall be in 

accordance with all applicable local, State and federal regulations. All stormwater 
management facilities shall be privately owned and maintained by the property 
owner. The Project Sponsor will enter into a Stormwater Maintenance and Access 
Agreement with the Town and will provide an appropriate access easement over all 
stormwater management facilities benefiting the Town of Ramapo. A copy of the 
Operation and Maintenance Manual shall be made part of the Stormwater 
Maintenance and Access Agreement and filed with the Town. Annual inspection and 
maintenance reports shall be submitted to the Town Stormwater Management Officer. 

 
6. Refuse and Recycling: 

 
i. All residential uses shall be provided with adequate areas for refuse and 

recycling. 
 

ii. All commercial uses within the CR-PUD shall be provided refuse collection 
areas. All collection areas shall be properly designed to accommodate the refuse 
and recycling materials produced by the anticipated uses, provide convenient 
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access, avoid conflict with other uses on the site, and be appropriately screened 
within an enclosed structure. 

 
7. Utilities: 
 

i. All buildings shall be served by municipal water service, all municipal service 
lines shall be dedicated to the appropriate agency and an easement provided for 
maintenance, service and repair. 
 

ii. All buildings shall be served by municipal sewer service, all municipal sewer 
lines shall be dedicated to the appropriate agency and an easement provided for 
maintenance, service and repair. 

 
iii. All electrical utility and natural gas service lines shall be dedicated to the Orange 

& Rockland utility company. An easement shall be granted to the utility 
company for maintenance of the service, a copy of the easement will be filed 
with the County Clerk. 

 
iv. All utilities shall be buried underground.  

 
v. Residential units shall be metered separately for gas and electric utilities. 

 
vi. Commercial buildings shall be metered separately for gas and electric utilities. 

 
vii. The CR-PUD private owner shall be responsible for utilities serving common 

areas and residential and commercial water and sewer utilities. 
 

8. Landscaping: 
 

i. All proposed landscaping shall be comprised of native species to the extent 
practical. 
 

ii. All proposed landscaping shall be reviewed and approved by the Planning 
Board during final planned unit development approval for each specific phase 
sought within the CR-PUD pursuant to Zoning Code § 376-26.  Any such 
approved landscaping shall be maintained for the life of the CR-PUD by the 
owner of the property.  

 
 

iii. Street trees shall be a planted as reviewed and approved by the Planning Board 
during final planned unit development approval for the CR-PUD and its 
respective phases.  

 
iv. Shrubs, plants and groundcover shall be planted and maintained at the CR-PUD 

entrances at public roads, entrances to commercial buildings and in the front 
yard areas of all residential buildings as reflected in the Final CR-PUD 
Landscape Plan. 
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9. Lighting: 
 

i. All lighting shall be reviewed and approved by the Planning Board during final 
planned unit development for each specific phase of the CR-PUD pursuant to 
Zoning Code § 376-26. 
 

ii. Lighting shall be provided throughout the CR-PUD for the safety of visitors and 
residents but shall not be directed at or spillover onto adjacent streets or 
properties. 

 
iii. Lighting shall be installed on all internal, privately owned parks, parking lots, 

roadways and sidewalks as reviewed and approved by the Planning Board during 
the final planned unit development approval for each specific phase of the CR-
PUD.  

 
iv. Lighting shall be installed on commercial structures adjacent to the entrances as 

reviewed and approved by the Planning Board during the final planned unit 
development approval for each specific phase of the CR-PUD. 

 
10. Signage: 

 
i. Traffic signage and roadway markings shall be installed on all interior, private 

roadways and must comply with MUTCD standards. 
 

ii. All signage shall comply with requirements set by the Planning Board during 
final planned unit development approval from the Planning Board for each 
specific phase of the CR-PUD in accordance with Zoning Code § 376-26. To 
the extent there is any conflict between approved signage in the CR-PUD and 
the Town's Zoning Code, the Final CR-PUD Plan shall govern. 

 
iii. Wayfinding signage shall be installed at intersections, private parks and at 

entrances to commercial buildings. 
 
11. Maintenance: 
 

i. Outdoor storage shall be prohibited on the CR-PUD Parcel after final 
construction is completed for all buildings. 
 

ii. Roadways, sidewalks, parks, ponds, recreation areas, and common areas are the 
maintenance responsibility of the owner of the property, unless such facilities are 
dedicated to the Town of Ramapo. Conditions shall meet the NYS Property 
Maintenance Code and the Town of Ramapo Maintenance Code. 

 
iii. A stormwater facility maintenance agreement shall be entered into between the 

Town and the owner of the CR-PUD Parcel prior to the construction of said 
facilities, in a form acceptable to the Town, ensuring the continued maintenance 
and operation of the stormwater facilities and related infrastructure. 
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12. Additional Development Standards: 
 

i. Development shall include a safe and convenient system of driveways, service 
access roads and walkways, which shall be ADA compliant and adequately lit in 
a manner that directs lighting away from adjacent streets or properties. 
 

ii. All buildings and structures shall comply with the applicable New York State 
Building Code and/or New York State Fire Code as determined by the relevant 
Town agency. 

 
iii. Commercial buildings shall be fully alarmed, with connections to a central alarm 

system, sprinklered and an access key shall be kept on-site in a “knox box” for 
fire response. 

 
H. Open Development Area: The Town Board hereby declares that the CR-PUD Parcel and 

related zoning district will be an Open Development Area in accordance with New York 
Town Law § 280-a allowing for building permits to be granted for structures that do not 
have frontage on a Town, County or State roadway so long as such structures are shown 
on the approved final CR-PUD plan/site development plan.  
 

I. Final Plan/PUD Site Development Plan Approval: Review of any final planned united 
development or site development plan for the CR-PUD development shall be in 
accordance with provisions of Section 376-26 of the Town Zoning Code. 

SECTION 6: AMENDMENTS TO ZONING MAP 

The official Zoning Map of the Town of Ramapo, duly established by Chapter 376, Article II, 
Section 21 of the Town of Ramapo Town Code, is hereby amended to establish on the Zoning Map 
the Carlton Road Planned Unit Development District on the property identified in Exhibit C of 
this local law entitled, “CR-PUD District”, prepared by Colliers Engineering & Design P.C., dated 
[INSERT], which is a survey of the CR-PUD Parcel and referred to herein and labeled as the “CR-
PUD Zoning District” and reflects the metes and bounds description for the CR-PUD Parcel, 
annexed hereto as Exhibit A and incorporated into this local law. 

SECTION 7: SEVERABILITY 

If any word, clause, sentence, paragraph, section or part of this local law or the application thereof 
shall be adjudged by any court of competent jurisdiction to be unconstitutional, illegal or invalid, 
such judgment shall not affect, impair or invalidate the remainder of this local law or the 
application thereof and shall be limited to the part directly involved in the controversy and 
adjudged invalid. The Town Board hereby declares that it would have enacted this local law or the 
remainder thereof if the invalidity of such provision or application had been apparent. 
 
SECTION 8: EFFECTIVE DATE 

This local law shall take effect immediately upon filing in the office of the New York State 
Secretary of State in accordance with the New York State Municipal Home Rule Law. 



 
Attachment B 

Proposed Comprehensive Plan Amendment 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CARLTON AND COLLEGE ROAD PROPERTY 

PROPOSED AMENDMENTS TO THE 

2004 TOWN OF RAMAPO COMPREHENSIVE PLAN 

The following text is proposed to be added as a new bullet (fourth bullet) to the existing list on 
Page D-7: 

- Carlton/College Road Property – This area includes the property located on the 
northwest corner of the intersection of Carlton Road and College Road and expressly 
excludes the western parcel that may contain environmentally sensitive protected areas. 
The Carlton/College Road Property is proposed for the highest density multifamily district 
(8-16 units per acre), responding to the housing crisis and need for increased supply and 
diversity of housing types. The surrounding area, which is primarily residential with some 
institutional uses, has a particularly homogenous housing stock, lacking options for 
residents with diverse housing needs. In addition, and particularly due to the lack of nearby 
commercial/retail options, the Carlton/College Road Property is well-suited for mixed-use 
development that integrates commercial spaces into high-density residential use. 
Integrating commercial uses onsite would improve walkable access to daily needs, reduce 
reliance on distant retail centers, and help alleviate traffic bound for the congested Route 
59 corridor. The property has frontage on both Carlton Road and College Road to 
accommodate anticipated local traffic, and it is near multiple bus routes stopping at 
Rockland Community College. Utility connections are available from both roads. To 
support the objectives of this chapter and the Comprehensive Plan—including ensuring 
appropriate scale, combating urban sprawl, and meeting housing demand—the Town may 
consider applying the Planned Unit Development (PUD) zoning mechanism to this 
property, which may allow, at the Town Board’s discretion, a mix of residential, 
commercial, or other uses. The PUD is a flexible zoning tool that allows for site-specific 
review and the use of tailored conditions to ensure compatibility with local context. 

The following text on Page A-9 is proposed to be modified by adding the text in double-underline: 

The underdeveloped properties on the north side of Carlton Road west of its intersection 
with College Road, excluding the Carlton/College Road Property described in the Future 
Land Use chapter; 

The following text on Page D-10 is proposed to be modified by adding the text in double-underline: 

The underdeveloped properties on the north side of Carlton Road west of its intersection 
with College Road, excluding the Carlton/College Road Property described in this 
chapter; 



The following text on Page D-15 is proposed to be modified by adding the text in double-underline 
and removing the text in strike-through: 

Several related approaches have been proposed in response to suburban sprawl including 
the provision of mixed-use zoning districts that would permit or even encourage a well-
designed mixture of commercial and residential development in a planned development. 
The Land Use Plan identifies three four areas of the Town where mixed-use development 
(consisting of a mixture of commercial and residential uses) would be appropriate. These 
areas differ significantly from one another, thus different approaches should be applied. 

Carlton/College Road Property 

This vacant property is located on the northwest corner of the intersection of Carlton Road 
and College Road and excludes the western parcel that may contain environmentally 
sensitive protected areas. The property is well-suited for mixed-use development that 
integrates commercial with high-density residential uses, including through the Planned 
Use Development (PUD) zoning mechanism. See further description of the 
Carlton/College Road Property in the Multi-Family Residential subsection in this chapter. 

The following text is proposed to be added to Page B-6, as the concluding sentence of subsection 
1.b. 

In addition to properties that meet the above criteria, properties identified in the 
Comprehensive Plan as appropriate for flexible zoning mechanisms, such as Planned Unit 
Development (PUD), may also be considered for multifamily development. 

The 2004 Plan’s “Land Use Plan” map is proposed to be amended as follows: 

 Redraw the parcel boundaries at the northwest corner of Carlton Road and College Road to 
reflect current tax lot configurations, separating the Carlton/College Road Property (the Project 
Site) from the parcel to the west.  

 Change the designation of the Carlton/College Road Property from “Low Density Residential 
(1 to 2 dwelling units per acre)” and “Conservation Development” to “Multi-Family 
Residential (8 to 16 dwelling units per acre).” 


