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Maureen Fisher

From: Joseph LaFiandra [LaFiandJ@co.rockland.ny.us]
Sent: Monday, September 27, 2010 4:25 PM
To: mfisher@timmillerassociates.com
Cc: Martin Dolphin; Dianne Philipps; Michael Saber
Subject: Orchard Ridge AAR DSEIS

Attachments: 35.19-2-15 -1 Orchard Ridge.pdf; 32.11-1-4 -07 Patrick Farm.pdf

35.19-2-15 -1 
Orchard Ridge.pd...

32.11-1-4 -07 
Patrick Farm.pdf...

Dear Maureen:

Per our telephone conversation today to answer your questions about the District for the Orchard Ridge 
project EIS, attached please find Acrobat files of the following for your use:

1.  The District's letter to the Clarkstown Planning Board with comments on the draft scoping comment 
that your office prepared for the Orchard Ridge project, and

2.  The District's letter to the Ramapo Town Board with comments on the DEIS that your office prepared 
for the Patrick Farm project.

Please reply or call me at 845-365-6056 if you have any questions or need anything else.  Thank you.

Yours truly,
Joseph LaFiandra
Engineer II
Rockland County Sewer District No. 1

-----------------------------------------------------------------
This email, including attachments, may include confidential and/or proprietary information. If the reader 
of this email is not the intended recipient or his or her authorized agent, the reader is hereby notified that 
any dissemination, distribution, or copying of this email is prohibited. If you have received this email in 
error, please notify the sender by replying to this message and deleting this email immediately.

































TIM
MILLER
ASSOCIATES, INC.
----------------------------------------------------------------------------------------------------------------------
10 North Street, Cold Spring, NY 10516 (845) 265-4400       265-4418 fax         www.timmillerassociates.com

November 17,  2010      

Ms. Ruth L. Pierpont -  Director
NYS Office of Parks Recreation and Historic Preservation
Peebles Island
PO Box 189
Waterford, NY 12188-0189
518-237-8643

Re: Orchard Ridge Senior Housing Project, Town of Clarkstown, Rockland County 
PR #  10PR03704

Dear Ms. Pierpont:

Tim Miller Associates, Inc. (TMA) is preparing environmental documentation for a senior
residential development on the above referenced 29.6 acre property located on the west side
of Route 303 in the Town of Clarkstown, Rockland County. The project site location is shown
on the enclosed maps for your reference.  
  
In response to your request made to Mr. Simoes on June 23, 2010, letter attached, enclosed
please find a topographic map of the region in general and a small scale map of the
topography of the project site, which indicates the area of disturbance on the site. 

There are no structures within or immediately adjacent to the project site which are 50 years or
older. 

Attached you will also find a complete description of the proposed project. 
  
Thank you for your prompt attention.  Please feel free to call us at (845) 265-4400 should you
have any questions or need additional information.

Sincerely, 

Ann Cutignola, AICP
Senior Planner
TIM MILLER ASSOCIATES, INC.

attachment



Site Location and Description

The proposed project is located on the west side of NYS Route 303, east of the railroad right-
of-way, on the south end of Old Orchard Lane, in the Town of Clarkstown. The project includes
a total of approximately 29.6 acres on the following parcels for the purpose of constructing a
total of 320 Active Adult Residential units.  Acres listed are according to the tax assessment
rolls of the Town of Clarkstown:

Tax Lot ID number:

35.19-2-15 0.2 acres
35.19-2-16 0.2 acres
35.19-2-17 0.2 acres
35.19-2-18 0.2 acres
35.19-2-19 1.5 acres
35.19-2-20 6.4 acres
44.07-2-10 8.6 acres
44.07-2-10.1 3.4 acres
44.07-2-10.2 8.9 acres

Access to the site is available from New York State Route 303 and from Meola Road. The
internal traffic pattern has been configured to allow multiple routes from within the complex to
the public highway system. All internal roads shall be privately owned and maintained by a
condominium or homeowner’s association.  As part of the project design it is anticipated that a
left turn lane into the project site would be constructed at the main entrance location.

Access to the regional transportation network is via NYS Route 9W. The intersection of NYS
Route 303 and NYS Route 9W is located approximately 1 mile north of the site access road.
NYS Route 9W a a major north-south roadway which originates in New Jersey and travels
through Rockland County and into Orange County, New York. Access to the Interstate 87/287
corridor is available from NYS Route 9W approximately 7 miles south of the site access road.

Orchard Ridge will provide 320 homes to middle class senior citizens of the Town of Clark-
stown on a 29.65 acre site. The homes will be apartment-style, all on a single floor, in eight
multi-family, elevator-served buildings. Both indoor and outdoor parking will be available to
residents, as will separate garages. Each building will have security and pass-key access and
storage space. Each apartment will have energy saving features and appliances, and
independent heat and air conditioning control. All apartments will have two bedrooms and will
vary in size from 1100 to 1300 square feet

The Orchard Ridge community will be able to take advantage of an on-site community
clubhouse building, which will have room for gatherings and activities, community-wide
security services, a swimming pool, bocce courts, and a putting green. There will also be
community golf carts for internal transportation needs. Last, the residents will have access to a
beautiful walking trail adjacent to the nearby wetlands which are part of the Orchard Ridge
holdings.

1The parcel is an aggregate of a number of smaller lots, all within the control of the applicant,
Orchard Ridge, LLC. The total lot area is 29.6 acres (gross), or 24.8 acres after deducting for
NYSDEC wetlands, wetland buffers, and the bed of Old Orchard Lane. While 322 units are
permitted under the Zoning Code, the applicant is seeking approval for 320 units. 640 parking
spaces are required and are provided. The proposal complies with all bulk regulations of the
AAR District.1

1The required rear yard in the AAR district is “equal to or more than the height of the building”. § 290-20.G.(2)(a)[4]. The



Each of the eight buildings will contain 40 dwelling units and 25 indoor parking spaces, as well
as storage, utility and other common areas. Each building will have its own security system,
restricting entry to building residents and their guests. In addition, there will be 24 separate
garages with a total of 120 parking spaces (5 parking spaces per garage). The current
proposal  also shows 214 surface (outdoor) parking spaces, and 111 reserve spaces for a
total of 645 spaces. This number could change as the Planning Board reviews the project.

The community clubhouse will be located near the Route 303 entrance to the complex. The
clubhouse will have about 3,500 square feet of floor area, and will also service the outdoor
bocce courts, golf putting green, and outdoor swimming pool. A separate vehicular
dropoff/pickup lane is provided for the clubhouse, as is a parking lot with 20 parking spaces3.

Sidewalks are provided throughout the complex, allowing for safe pedestrian travel between
buildings and to Route 303 for bus service. Golf carts will also be available for internal travel
for those who do not wish to walk, or cannot do so.

The complex includes 5.6 acres of wetlands in its northern portion. A 1/2 mile long walking trail
is proposed through and adjacent to the wetland area. This additional amenity will provide
exercise opportunities in a tranquil, natural setting. The wetlands will be protected from devel-
opment by a 100 foot deep buffer, in accordance with New York State DEC regulations.

The project site is  located in an area of existing water and sewer service. Public water would
be provided by United Water New York. Public sewer service would be provided by the Rockland
County Sewer District #1. United Water New York has provided a letter which indicates their
willingness to provide water service to the proposed project. The project site is served by
Orange and Rockland Utilities which would provide electricity and natural gas to the property.

Integral to the project is a stormwater management plan which includes two stormwater basins
constructed to handle the change in stormwater runoff that would result from construction of
the project. The plan has been designed to minimize concentrated flows and to simulate flows
found in natural hydrology. The basins would also treat runoff prior to discharging off site in
order to protect the NYSDEC-regulated freshwater wetlands HS-8, located on-site. Post-
development stormwater rates would meet "zero net increase in rate of runoff" standards. No
disturbances are proposed to the NYSDEC wetlands or the 100-foot area surrounding the
wetland, no federally-regulated wetlands would be disturbed.

Adjacent to the complex is a 1.54 acre parcel which was re-zoned to LS by the Town Board at
the time the AAR District boundary for this parcel was amended. This parcel, just north of the
subject site on Route 303, will house a small retail project. The details of the retail center are
not yet determined. Just across Meola Road, slightly further north, is an existing shopping
center with restaurants and other services. This center is an approximately 500 foot walk along
Meola Road from the nearest residential building, a relatively easy walk.

nearest proposed buildings to the rear yard are the garages, which are to be approximately 12 feet high, but are 21 feet from the
rear lot line. The next nearest buildings are the residences, which will be not more than 45 feet high, and are 74 feet from the
rear lot line. Therefore, there is no incursion into the required rear yard. This information is not made clear in the bulk table
shown on the Preliminary Subdivision Map last revised 9-30-09. It will be clarified in the next iteration.
3These 20 parking spaces are included in the 645 parking space total.














