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1.0  INTRODUCTION

This FINAL Generic Environmental Impact Statement (FGEIS) has been prepared in response
to comments received at a public hearing for the Active Adult Residential Floating Zone DGEIS,
held on March 6, 2007, as well as written comments received, during the comment period
following the close of the Public Hearing (March 16, 2007).  This correspondence is included in
Appendix A - Hearing Minutes & Public Comment Letters. The Final EIS has been prepared to
present and evaluate the potential environmental impacts associated with the proposed AAR
Floating Zone Amendment.  This Final EIS has been prepared in accordance with the State
Environmental Quality Review Act (SEQRA) and Part 617 of the implementing regulations. 

The Town of Clarkstown is considering a "Zone Amendment" that would provide housing to
accommodate a range of independent living accommodations for active adults and would create
housing or provide financial resources to assist income eligible active adults to obtain or retain
housing. The Town of Clarkstown recognizes that the senior citizen population is largely
comprised of individuals with limited or fixed incomes who, given present market conditions, find
it increasingly difficult to acquire and/or maintain a single family home.  The Active Adult
Residential (AAR) zone is intended to require the provision of affordable housing as a portion of
age-restricted housing development in the community, and to implement the affordable housing
goals, policies and objectives set forth in the Town’s Comprehensive Plan.    

The AAR zone is a floating zone, unmapped at initial adoption, and created by amendment to
the Town’s zoning map through exercise of the Town Board of the procedures set forth in the  
law.

The AAR Zone is intended to address a range of housing needs by encouraging a range of
housing types, locations and sizes.  This zone is intended for areas of the Town where local
services necessary to support active adults are immediately available.  It is the intent that
clustering be considered when designing complexes  so as to minimize the impact on the
environment.  A proposed active adult community must be compatible with the existing scale of
development nearby and be consistent with the recommendations of the Housing Advisory
Board report and the Town Development Plan as adopted by the Clarkstown Planning Board on
August 16, 1966, and the Comprehensive Plan Update as adopted by the Planning Board and
Ad-Hoc Committee on June 30, 1999, and adopted by the Town Board on September 28, 1999.
This local law is enacted in accordance with the provisions of §261-b and §272-a of the Town
Law of the State of New York.

Changes to the Proposed AAR Zone Amendment as a Result of Public Comment

At the public hearings held in connection with the proposed local law and the Draft Generic
Environmental Impact Statement, several concerns were raised including, among others,
concern regarding occupancy of three bedroom units by individuals under age 55, and concern
regarding the fact that the 800 unit cap could be changed by a simple majority resolution.  In
response to these concerns, the local law was revised to: 

1) limit the number of three bedroom units to no more than 15% of the 
total 800; and 

2) require a public hearing and a super-majority vote in order to 
increase the 800 unit cap.

Introduction
March 27, 2007
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2.0  PROJECT DESCRIPTION COMMENTS AND RESPONSES

Comment 2.0-1 (Letter #1, Rockland County Department of Planning, March 13, 2007):
The legend for Figure 2-2 does not correlate with the colors shown on the map itself. The
map shows parcels shaded blue, green, black and gray while the legend shows green, black
and gray. This discrepancy should be corrected. 

Response 2.0-1:   The map legend has been corrected, amended maps are included at
the end of the FEIS.

Comment 2.0-2 (Letter #1, Rockland County Department of Planning, March 13, 2007): On
Page 3.4-2, first paragraph references Table 2.1-1, however there is no Table 2.1-1, only
Tables 2-1 and 2-2. This discrepancy must be corrected.

Response 2.0-2:   The correct references are Tables 2-1 and 2-2.

Comment 2.0-3 (Letter #3, Penny Leonard, March 15, 2007): Most of the proposed housing will
not meet the needs of senior citizens on limited incomes, nor will it meet the needs of young adults,
particularly those who volunteer as fire fighters or ambulance workers. Considering the up to
100% density bonuses proposed it would be financially feasible for ALL of the new housing to be
targeted for those individuals. 

Response 2.0-3:   In addition to the affordable units to be built, projects developed at the
higher densities are anticipated to be relatively affordable compared to the single family
housing market in the Town of Clarkstown. Construction of two bedroom units, up to
2,500 square feet, are expected to start in the low to mid three hundred thousand dollar
range. The average selling price for a single family home in Clarkstown today is well over
$500,000.

Comment 2.0-4 (Letter #3, Penny Leonard, March 15, 2007): The results of the senior
survey showed that the majority of Clarkstown seniors just want to remain in their own
homes. Those who would consider moving within Clarkstown indicated that they would be willing to
pay no more that $150,000 for a new home. Despite inflation, this number is unlikely to have
changed since most retired seniors are on fixed incomes that have not increased much, if at all,
since the survey was completed.

Response 2.0-4:   The survey also stated, for the residents who would like to stay in
their own home, they would eventually leave, due to the burden of home maintenance
and property taxes. When they choose to leave, they will be looking for senior citizen
housing to accommodate their needs.  There has been a significant increase in the sales
price of the house which they would be selling since 1999, resulting in the potential for a  
larger down payment.

Comment 2.0-5 (Letter #3, Penny Leonard, March 15, 2007): Segmenting SEQRA into multiple
environmental impact statements is a way to cloud the issue and minimize the environmental
impacts that AAR will really have on our community. Likewise, the plan to first approve 800 units
and the next 800+ units is an orchestrated plan to hide the real problems that will be caused by AAR
zoning.

Response 2.0-5:   The law strictly limits the number of units to be built to 800 units.
There is no intention by the Town Board to build 1600 units. The reference in the DEIS
to 1,687 units, pertained to the land available which would be eligible for AAR zone

Project Description
         March 27, 2007
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designation. It is unlikely that all of the eligible parcels would make application for AAR
development. Several of the parcels already are before the planning board for as-of-right
development. Once the 800 unit limit is reached no additional units can be built without
an amendment to the law. 

Comment 2.0-6 (Letter #3, Penny Leonard, March 15, 2007): The first objective listed; "To
provide affordable housing for those senior citizens living on fixed or limited incomes in order to
give such residents the opportunity to remain in t he  community close to family and friends"
will not be met by the AAR zoning. (Residents on the Middlewood list will not be able to afford the
new housing. Residents who own their own homes will probably not qualify to buy the
affordable units, and the other units -- when one considers common charges and higher
taxes for new construction -- will be more costly than the seniors staying in their present homes.

The density bonuses are outrageously high in comparison to the "affordable" units that will result.
The density bonuses will be gigantic gifts to builders.

Response 2.0-6:   As stated, the objective of the affordable housing is to accommodate
senior citizens on a fixed or limited income. The remainder of the units are expected to
provide diversity in the housing stock of the Town and be relatively affordable to the
general population of senior citizens. 

Comment 2.0-7 (Letter #3, Penny Leonard, March 15, 2007): It appears that between 100 and
150 acres of commercially zoned land may be used for AAR purposes. The potential loss of jobs
is not evaluated. The differences between residents who might have those jobs is not evaluated
in terms of prosperity, energy saved by not having to drive long distances to work, air quality
preserved by fewer vehicles driving long distances, etc.

Response 2.0-7:   Jobs will only be generated by the non-residential properties at a
point when they are developed. The market for office space in this area is soft and has
been for some time. At some point in the future, if these properties were to be
developed, at a ratio of 2.5 jobs per 1,000 square foot, approximately 4,246 jobs could
be anticipated based upon the projected 1,698,500 square foot of office and/or
commercial space available. The nature of the jobs created would determine the
origin/destination of employees. It cannot be assumed that all the employees would be
local traffic.

Construction of AAR residential development on a portion of the commercially zoned
land may stimulate growth of services related specifically to Active Adult needs, i.e.
Medical facilities, recreation establishments etc.

Project Description
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3.1  GEOLOGY, TOPOGRAPHY AND SOILS COMMENTS AND RESPONSES

Comment 3.1-1 (Letter #3, Penny Leonard, March 15, 2007): Disturbance to slopes always
results in soil erosion and sediment impacts. It is impossible to eliminate the off-site impacts. The
DGEIS only speaks to minimizing them; therefore, it is known now that Clarkstown will suffer
drainage problems from the construction -- particularly due to the denser construction and
additional land coverage being allowed on the sites that slope.

Response 3.1-1:   Development under the AAR zoning will be regulated in a similar
manner to the as-of-right development which could occur on any given parcel.
Deductions will be made for areas of steep slope and wetlands in exactly the same
manner as for development without the AAR zoning.

Construction anticipated as a result of 100 percent density bonuses may result in twice
as many units, however the 2,500 square foot maximum is half the size of a typical new
5,000 square foot single family home, thus resulting in the same amount of building
coverage.

An approved Storm Water Pollution Prevention Plan will be required for each project as
part of the site plan application and any potential drainage problems will need to be fully
mitigated prior to site plan approval.

Geology, Topography and Soils
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3.2  WATER RESOURCES COMMENTS AND RESPONSES

Comment 3.2-1 (Letter #3, Penny Leonard, March 15, 2007): The existing water supply is often
inadequate and use-restricted during periods of drought. Certain uses are even prohibited during
those times. Even with the additional Letchworth reservoirs taken into consideration, can any expert
say that the AAR construction won't exacerbate the need for more restrictions in the future? Will
present Clarkstown residents have to step up their water conservation efforts to allow for the
new residents? Does the Rockland County Health Department confirm that the water supply is
adequate? 

Response 3.2-1:   Population projections indicate that projects build under the AAR
zone amendment will have reduced population when compared with typical single family
development, thus will use less water, not more. United Water NY has instituted a
detailed monitoring program for new developments coming on line, and will only give
approval once it had been determined there is both sufficient water supply and water
pressure for a specific project. As of the end of 2006, United Water projects 1.2282
million gallons per day (mgd) are available for new development projects.  If all 800 units
were to be developed, with 1.8 persons per unit, consuming 75 gallon of water per day,
the result would be 108,000 gallons of water per day, which equates to 0.108 mgd.

The Rockland County Department of Health has the final approval over the water
connection. The County Department of Health will review each project on a site specific
basis prior to site plan approval. 

Water Resources
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3.3  ECOLOGY COMMENTS AND RESPONSES

No comments were recieved on this chapter.

Ecology
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3.4  LAND USE AND ZONING COMMENTS AND RESPONSES

Comment 3.4-1 (Oral Comment #2, Public Hearing, Rosalyne Zuker, New City, March 6,
2007): Spoke in support of proposal. She doesn’t  care how many bedrooms there are, but
stated that it has taken too long to get these AAR residences.

Response 3.4-1:  Comment noted.  

Comment 3.4-2 (Oral Comment #4, Public Hearing, Martin Bernstein, New City, March 6,
2007): Spoke against the proposal considering 55 as senior housing. Thinks it should be 65.

Response 3.4-2:  At the public hearings on DGEIS the opinion that the AAR zone
should be limited to individuals aged 65 and over was expressed. The Fair Housing Act
exempts age restricted active adult communities provided certain criteria are met. For an
"age-restricted community" to qualify under this exemption, it must have eighty (80%)
percent of its units occupied by at least one person whom is fifty five (55) years or older,
the community must publish and strictly adhere to policies and procedures that
demonstrate the intent required under Section 3607 (i.e., intent to restrict housing to
individuals over age 55), and the community must comply with the rules issued by the
federal and state officials for verification of occupancy. The Act also exempts
communities which are 100% occupied by individuals aged 65 and over.  Given the need
for active adult communities within the Town, and recognizing the fact that in some
cases, at least one spouse may not meet the age requirement, the Town opted to
impose the less stringent 55 and over standard.

Comment 3.4-3 (Oral Comment #6, Public Hearing, Sasha Bunchuck, Orange County,
March 6, 2007): Had questions regarding how many units could be built and their possible
locations.

Response 3.4-3: The Law provides for a maximum of 800 units. There are eligible
properties located in throughout the Town.

Comment 3.4-4 (Oral Comment #8, Public Hearing, Geri Levy, Executive Director,
Rockland Housing Action Coalition, March 6, 2007): I am excited the Town Board is going
forward with this.

Response 3.4-4:  Comment noted

Comment 3.4-5 (Oral Comment #9, Public Hearing, Penny Leonard, Congers, March 6,
2007): It should be called Senior Housing, not Active Adult. There should be some kind of limit
as to how many people can live in the unit. This is down zoning by a  fancy name.

Response 3.4-5:  The units are limited in size to 2,500 square foot, and are
predominantly 2 bedroom units. Up to 15% of the units may have a third bedroom to
provide for a caregiver or extra space in the unit.

Comment 3.4-6 (Oral Comment #10, Public Hearing, Co. Maloney, March 6, 2007): The
longer we talk about this, we’re not going to go anywhere. We’ll never have affordable housing.

Response 3.4-6:  The Town Board is making every attempt to move this AAR Zone
amendment along while still conducting the proper review of the proposed law.

Land Use and Zoning
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Comment 3.4-7 (Oral Comment #11, Public Hearing, Helen Mondschein, New City, March
6, 2007): To preclude three bedroom units is not a safe assumption. Middlewood is Section 8
and precludes a lot of people.

Response 3.4-7: Up to 15% of the units in any project may have a third bedroom.

Comment 3.4-8 (Oral Comment # 12, Public Hearing, Helen Monschein, New City, March
6, 2007): You must consider making it elevator accessible.

Response 3.4-8: The law stipulates that accommodations for the special needs of an
elderly population must be included in the project design, including elevators.

Comment 3.4-9 (Letter #1, Rockland County Department of Planning, March 13, 2007):
Under Section 3.4.2 Existing Zoning, a listing is provided of all of the zoning categories
within the Town of Clarkstown. Several zoning districts are missing from the list, including
RS, MF-1, MF-2 and MF-3. These should be added as appropriate..

Response 3.4-9: A description of RS is included on page 3.4-6 of the DEIS.  The
description of MF-1, MF-2 and MF-3 is included on page 3.4-7 of the DEIS.

Comment 3.4-10 (Letter #1, Rockland County Department of Planning, March 13, 2007):.
The legend for Figure 3.4-2, AAR Zone Eligible Parcels, does not correlate with the colors
shown on the map itself. The map shows parcels shaded blue, green, black and gray while
the legend shows green, black and gray. This discrepancy should be corrected.

Response 3.4-10: The map legend shall be corrected on an amended map included at
the end of this FEIS.

Comment 3.4-11 (Letter #3, Penny Leonard, March 15, 2007): The purposes of existing
zoning designations should be reviewed by the Town Board. Those that describe allowing
businesses are valid, and the businesses are needed. If the intention is to not let business
properties be developed for AAR, they should be removed NOW from consideration, instead of
keeping them in and talking about all the individual hearings.

Response 3.4-11: The zone petition process necessary to request an AAR zoning
designation will the allow the Town Board ample opportunity to review each project, and
weigh the merits against the impacts, on a site specific basis.

Comment 3.4-12 (Letter #3, Penny Leonard, March 15, 2007): A demographic multiplier of 1.8
was used to project the population that will supposedly reside in the senior residential units
permitted under AAR, Where did that multiplier come from? The units allowed under
Clarkstown's AAR can be up to 2,500 square feet. Surely, a 1.8 multiplier does not accurately
correlate to units of that size.

Response 3.4-12: Surveys of typical units of active adult residential developments in
the surrounding area indicate the 1.8 multiplier is accurate.

Comment 3.4-13 (Letter #4, Congers Civic Association, Gerry O’Rourke,  March 14, 2007):
Since a committee has been established to update the Comprehensive Plan, adoption of this
regulation should be held and considered in conjunction with that overall update.

Land Use and Zoning
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Hamlet meetings involving the update will allow a closer review and understanding of this plan by those
residents in the most affected residential zones. Density bonuses should not be an automatic 100
percent, and if assigned, perhaps considered on more of a graduated scale.

Response 3.4-13: The AAR zone is a floating zone. As part of the pending
Comprehensive Plan Update, recommendations can be made with regard to areas in the
Town which are ideal for this type of use. Density Bonuses are not automatic and shall
only be granted, as appropriate to the site, and as an incentive to provide affordable
housing.

The concept of incentive zoning is authorized pursuant to Section 261-b of
Town Law.  The law defines "Incentive Zoning" as a "system by which specific
incentives or bonuses are granted, pursuant to this section, on condition
that specific physical, social or cultural benefits or amenities would inure
to the community."  The law requires that "[t]he system of zoning incentives
or bonuses shall be in accordance with a comprehensive plan."  The Town,
through its comprehensive planning process, identified a need for
"affordable" senior housing for Clarkstown residents.  Unlike low-income
housing, "affordable" in the context of the AAR zone means affordable to an
individual or family earning 80% or less than the Rockland County median
income.  In order to satisfy this need, the Town utilized the incentive
zoning provisions of Section 261-b to grant a density bonus to the developer
of such housing in return for the developer providing affordable units at
below market value rates.

Comment 3.4-14 (Letter #4, Congers Civic Association, Gerry O’Rourke,  March 14, 2007):
Delete the possibility of Industrial Zoned land from being re-zoned for AAR. Permitting this runs
completely counter to the objective of bringing job creating facilities to Clarkstown, as hoped for
with the recently-designated Empire Zones. If industrial land remains dormant in the future, and
some form of this concept is set in place, such designation could always be added at a later
date.

Response 3.4-14: One of the benefits of a floating zone is that the Town Board will have
ample time to assess a site specific scenario and determine if the land is best left zoned
as-of-right or is a candidate for an AAR zone petition to be granted. Consideration of the
Empire Zone designation of a specific parcel will need to be carefully evaluated by the
Town Board at the time of site specific application for the AAR Zone designation.

Comment 3.4-15 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): Therefore, it is safe to say that New City has done its fair share in supporting this type of
housing and that the rest of the burden should be equally shared by the other towns and villages in
Clarkstown.

Response 3.4-15: New City is a hamlet center with the necessary services to support
Active Adult Residential development. Parcels which meet the eligibility criteria for AAR
zone designation are located throughout the town and are not concentrated in the New
City area.

Land Use and Zoning
March 27, 2007

Clarkstown Active Adult Residential Floating Zone FEIS
3.4-3



Comment 3.4-16 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): The notion that a fifty-five year old and older tenant would walk to a civic area and not need a car
is ludicrous. Most families in this age group have two cars. All one has to do is look at this type of housing in
other communities and you will see that every parking space is filled and at times there is not
enough to go around.

Response 3.4-16: The objective is to locate the AAR developments in an area where a
car is not an absolute necessity, and where mass transit would be an alternative if
needed by any individual resident. In comparing the parking requirements of the AAR
zone with those of single family the AAR zone actually requires more parking (2 per unit
plus guest parking). In the case of AAR multifamily housing, the parking requirement is
slightly less than non restricted multifamily due to the increased likelihood of single
person ownership, couples sharing an car, or reliance on mass transit in active adult
residences versus multifamily housing not restricted to seniors. 

Comment 3.4-17 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): Three bedroom units are not truly consistent with the needs of our senior citizen.

Response 3.4-17: The law has been modified to restrict three bedroom units to no more
than 15% of the units.

Comment 3.4-18 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): What is the protocol if someone takes up residence in one of these units who should not be there?

Response 3.4-18: The units are deed restricted and enforcement of this stipulation will
be up to the management agency.

Comment 3.4-19 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): Our Association does acknowledge that there is a need for senior housing but that it must be
done right and respect the needs of not only of the Seniors but also the neighborhoods that will be
affected buy such a proposal.

Response 3.4-19: Comment Noted.

Comment 3.4-20 (Phone Message, Mary Ellen Sher, March 14, 2007): Very much in favor of
Zoning for Active Adults.

Response 3.4-20: Comment Noted.

Comment 3.4-21 (Phone Message, Rosalyne Zucker, March 14, 2007): Very much in favor or
Active Adult Zoning, long overdue.

Response 3.4-21: Comment Noted.

Comment 3.4-22 (Letter #7, Patrick Healey, March 16, 2007): In 2003 Nanuet residents
presented a 220-signature petition to the Board, asking that the Town preserve the balance of
the north side of Convent Road as "Open Space". The owner has refused to sell to Clarkstown
thus far.

Land Use and Zoning
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Response 3.4-22: It is the property owners right to retain ownership of private property.
The Town of Clarkstown has a policy prohibiting the taking of private property (eminent
domain) for the purpose of acquiring open space.

Comment 3.4-23 (Letter #7, Patrick Healey, March 16, 2007):  AAR should only he
considered in MF residential zones. In fact, homeowners in R-I5 and R-22 zones are being
particularly discriminated against, as the fortunate homeowners in and near R-40, R-80, and
R-160 zones are not eligible to be down zoned under the latest AAR draft. 

Response 3.4-23: It is the intention of the Town Board to insure any project proposed
for AAR development be consistent with the surrounding neighborhood. AAR patio
homes would be consistent with the character of an R-15 neighborhood. Projects may
also include a variety of housing types, such that a transition zone of patio homes may
be directly adjacent to a single family neighborhood, and multifamily units may be
located farther away or with adequate buffering to the adjoining neighborhood.

Comment 3.4-24 (Letter #8, Bergstol Enterprises, Bruce Katonah, March 14, 2007):  After
reviewing the proposes zoning criteria, we believe the following tax designation parcels are
eligible and should be included in the AAR zoning amendment:

35.19-2-17
35.19-2.18
35.19-2-19
35.19-2-13
35.19-2-20
44.07-2-10
All of Old Orchard Lane

Response 3.4-24: As indicated in Section 2.5.2, the County of Rockland's GIS
data was used as the basis for preparing Figure 3.4-2 AAR Zone Eligible parcels. At the
time the mapping was prepared, the parcels listed above did not appear in the same
ownership and were therefore not included as eligible. If in fact these parcels are
presently in the same ownership and abut a residential zone, we believe they would
qualify for AAR zone designation. We have not, however, independently verified the
information set forth in the letter.

The total land area of these parcels is 19 acres, and all the properties are zoned LIO.
Utilizing the criteria outlined in the DEIS, (Square feet x .65 x.4 FAR) indicates a total of
215,000 square feet of office/commercial space could be built on these parcels. Similar
to the other non-residential parcels, parcels granted the AAR zoning designation would
no longer be available for non-residential development per the current zoning
designations.

Land Use and Zoning
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3.5  SOCIOECONOMIC COMMENTS AND RESPONSES

Comment 3.5-1 (Oral Comment #5, Public Hearing, Rudy Damonti, Clarkstown Senior
Citizen Director, March 6, 2007): There are 100 people on the waiting list just for Millwood.

Response 3.5-1:  Comment noted.

Comment 3.5-2 (Oral Comment #7, Public Hearing, Chris Trevisani, Baker Residential,
March 6, 2007): Discussed what the units would look like, the costs involved, and the revenues,
in particular the affordability. Stated they would be in the low $300,000’s, with affordable units at
$220,000.

Response 3.5-2: Comment noted.

Comment 3.5-3 (Letter #1, Rockland County Department of Planning, Rudy Damonti,
Clarkstown Senior Citizen Director, March 13, 2007): The DGEIS states on pages 1-15 and
3.6-5 that there will be minimal to no school age children introduced by the AAR
development. Though we agree that the actual developments within the AAR overlay zones
will not increase the number of school age children, what is often overlooked is the fact that
the AAR residents used to live within other residential neighborhoods that will now likely be
sold to someone who does have school age children, thereby potentially increasing the
number of children within the Town of Clarkstown. The overall impact should be assessed,
not just the impact to areas with the AAR overlay district.

Response 3.5-3:  These homes could be potentially sold with or without the passage of 
the AAR zone amendment. Construction of all 800 units of AAR residences is 
anticipated to occur over at least 5 years, thus minimizing the demographic impacts.

Comment 3.5-4 (Letter #3, Penny Leonard, March 15, 2007): Since the AAR proposal does
not place a cap on the prices of homes in that district, there really is no proof that seniors will find
the AAR homes any more affordable than -- or even as affordable as -- their present housing. 

Response 3.5-4:  The AAR units are limited to 2,500 square foot in size. The size of the
unit relates directly to the market price of a unit. In addition to building a moderately sized unit,
which is expected to provide diversity in the Town of Clarkstown housing market, the units are
to be constructed with the special needs of senior citizens in mind, a minimum of steps,
accessibility, handrails, etc. These developments are also anticipated to provide a comfortable
social environment for senior citizens. The degree to which a proposed project meets these
criteria will be factored into the Town Board’s decision to grant or deny the AAR zone petition on
any particular application.

Comment 3.5-5 (Letter #3, Penny Leonard, March 15, 2007): Unless, the AAR proposal is
changed from allowing three-bedroom units, it is inaccurate to assume that "A typical
age-restricted dwelling unit will have two bedrooms" and 1.8 persons,"

Additionally, to base the DGEIS on 800 units of AAR housing, when actually 1,687 units are
contemplated to eventually be approved, is disingenuous. It is a way to segment the environmental
impacts of the AAR zoning so that it appears less disastrous to the town. If the Town Board
wants to limit the total number of units to 800, then there should be no provision to increase that

Socioeconomic
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number at a later date, Likewise, if the Town Board wants to eventually allow 1,687 units, the DGEIS
should use that number to accurately reflect the total impacts on the town.

Response 3.5-5:  The law has been modified to limit the number of units with three
bedroom units to 15% of the total number of units. 

Discussion of an anticipated 1,687 AAR units is taking the words of the DEIS out of context.
As already stated, this is not the Town Board’s intent and comments to this effect are
erroneous.

Comment 3.5-6 (Letter #3, Penny Leonard, March 15, 2007): The DGEIS fails to properly
compare the population projected under the current zoning to the population projected if
800 units of AAR housing are constructed:

The DGEIS unfairly compares the population potential of the 800 AAR units (1,440 persons) to
the population of the 614 allowed-by-right units (2,228 persons) and concludes that the
implementation of the AAR zone would likely create a "reduction in the total population that would
otherwise be introduced as a result of new non-age restricted, single family detached housing."
The actual reduction in population would be totals 788 persons.

The problem with this comparison is that it does not take into consideration which or how many
parcels of land are used for the AAR units. Nor does it take into account that fewer than 800
units might actually get built. if, for example, only 557 units (1002 persons) get built on non-
residential land, there would still be 605 units (2,196 persons) allowed by right on the remaining
residential properties. 

No matter how many of the 800 new AAR units get constructed on nonresidential land, any
analysis must still take into consideration any remaining residential housing potential on
residentially zoned lands that still exists by right. And those numbers in terms of units and
population must be added to the 800 units and to the 1,440 persons.

Response 3.5-6:  The DEIS acknowledges there is no way to determine in advance
which of the properties which meet the eligibility criteria will make application and be
approved for AAR development. On page 3.4-9, the DEIS also states, “For properties
which are zoned non-residential but abut eligible residentially zoned properties, the
population impact represents a 100 % increase in population, however there is a
significant decrease in the traffic impacts of these properties.” 

The DEIS clearly indicates that on properties which are residentially zoned, the effect of
the AAR zone designation would be a population decrease. 

Comment 3.5-6 (Letter #3, Penny Leonard, March 15, 2007): Since the senior survey from the
housing study shows that the overwhelming majority of Clarkstown seniors just want to remain in their
own homes and do not plan to move away from the town, it is a mistaken assumption to say, "It
should be noted that active adults who sell their single family residences would likely do so because
they desire to make a lifestyle and economic change - this would happen regardless of whether or
not active adult housing is located in Clarkstown,"

Socioeconomic
March 27, 2007

Clarkstown Active Adult Residential Floating Zone FEIS
 3.5-2



The DGEIS projects that the "affordable" AAR units will sell for $220,000, and that it would require a
down payment of 50% or more. Perhaps those on the Middlewood list should be surveyed to see if they
can afford this amount, plus the monthly mortgage payment, common charges, and property taxes.

Response 3.5-6:  Although the first thought of many senior citizens is to remain in their
own home, there are many circumstances which render this choice impractical. It is a
legitimate assumption to say “ Active adults who sell their single family residences would
likely do so because they desire to make a lifestyle and economic change - this would
happen regardless of whether or not active adult housing is located in Clarkstown,"

Comment 3.5-7 (Letter #3, Penny Leonard, March 15, 2007): The memorandum from Rose
Noonan that is dated June 20, 2006, notes: "if the goal of the municipality is to ensure that
legislation will yield affordable units, then either on or off-site development is preferable to realize
units versus a buyout fee. (Therefore, one might conclude that there should be no buyout
offers allowed under AAR.)

Response 3.5-7:  It is the Town Board’s intention to have the affordable housing units
constructed to be utilized by the Clarkstown residents, however, the Town Board felt it
prudent to provide for the possibility of a buyout under certain circumstances, thus
incorporated this clause into the law. The monies collected from the buyout option will in
turn be utilized to construct affordable housing at an alternative location.

Comment 3.5-8 (Letter #3, Penny Leonard, March 15, 2007): In the Clarkstown draft 100% of
the density bonus units must be affordable." (Therefore, it appears that percentage of
affordable units has been greatly reduced under the current AAR proposal.

Response 3.5-8:  The AAR zone is an incentive zone designed to give an incentive to the
builder to meet the needs of the community while still constructing an economically feasible
project. The current AAR zone has been structured to serve the greater good of the community.

Comment 3.5-9 (Letter #5, Little Tor Neighborhood Association, Peter Vitro, March 14,
2007): Will this type of zoning only fill the needs of Clarkstown residents and if so how will this
affect the tax burden of the property owners in the Town? People who want to down zone and move
into this type of housing will more than likely sell their homes to young families with school aged
children thus placing a burden on the school district which is a sure guarantee of higher school taxes.
The responsibility for added school tax burdens is not only the responsibility of the School
District but also that of the Town and how it plans these projects.

Response 3.5-9:  The Town Board anticipates that construction of the full 800 units will
occur over a period of five to seven years, thus minimizing the impact of single family home
resale's to the school district at any one time.  The repurchased single family home will continue
to pay tax revenue to the school district, in addition to the tax revenue generated by the active
adult community without any additional burden to the school district. The single family homes
are for sale as of right whether the AAR zone is implemented or not. If the owners are forced to
move due to taxes or the inability to continue to maintain their home, without the AAR zone, this
population will move elsewhere and contribute no further tax revenue to the school district.
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3.6  COMMUNITY SERVICE COMMENTS AND RESPONSES

Comment 3.6-1 (Letter #1, Rockland County Department of Planning, March 13, 2007): On
Figure 3.6-1, there are several corrections that need to be made. The Congers Fire Station
is shown in red instead of orange. The Nyack Community Ambulance is shown in green
instead of as yellow. There is no police substation shown for either the Nanuet Mall or the
Palisades Center Mall. There is also no fire station shown at the Palisades Center Mall-on
Route 59. These should be corrected. 

Response 3.6-1:  The Community Services map will be amended to reflect the
corrections listed above. Amended maps are included at the end of the FEIS.

Comment 3.6-2 (Letter #2, Rockland County Sewer District, Joseph La Fiandra, March 16,
2007): The sanitary sewers from the thirty-one (31) parcels eligible for Active Adult Residential (AAR)
development would connect to the District's sewer system.

Response 3.6-2:  Comment Noted

Comment 3.6-3 (Letter #2, Rockland County Sewer District, Joseph La Fiandra, March 16,
2007): For development in excess of maximum density (i.e., for the "maximum density bonus"), the
District will require an impact fee, in accordance with the Rockland County Sewer Use Law as last
amended in 2006. Impact fees enable the District to invest in fixture sanitary sewer improvement
projects.

Response 3.6-3:  Comment Noted

Comment 3.6-4 (Letter #2, Rockland County Sewer District, Joseph La Fiandra, March 16,
2007): Approval of the AAR zoning law amendment will result in additional sewer units for which
potential developers must pay an impact fee to Rockland County Sewer District No. I . The impact fee is
currently one thousand eight hundred fifty dollars ($1,850) per additional unit, or as established by
resolution of the Board of Sewer Commissioners.

Response 3.6-4:  Comment Noted

Community Services
         March 27, 2007
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Appendix A

Public Hearing Minutes and 
Public Comment Letters



















3.7  TRAFFIC AND TRANSPORTATION COMMENTS AND RESPONSES

Comment 3.7-1 (Oral Comment #1, Public Hearing, Warren Kossin, New City, March 6,
2007): If adult children can live in the AAR residences, it will generate more traffic. 

Response 3.7-1:   The law has been  revised to stipulate no more than 15% of the units
will contain a third bedroom, thus reducing the potential for additional persons to occupy
the units.

Comment 3.7-2 (Oral Comment #3, Public Hearing, David Mack, Valley Cottage, March 6,
2007): I live in Mountainview Condos with 700 units and we never have traffic problems. I hope
to live long enough to move into the AAR Zone.

Response 3.7-2: Comment noted.

Comment 3.7-3 (Oral Comment #3, Public Hearing, David Mack, Valley Cottage, March 6,
2007): On page 1-16, two tables are referenced for the discussion on Trip Generation and
Distribution, tables 3.7-7 and 3.7-8. However, further back in the text, on page 3.7-6, there
are two tables shown, but they are labeled as tables 3.7-1 and 3.7-2. 

Response 3.7-3: The correct designation is Tables 3.7-1 and 3.7-2. 

Comment 3.7-4 (Letter #3, Penny Leonard, March 15, 2007): The traffic impacts are likewise
based on the 1.8 multiplier. Yet there is no evidence that that figure comes from similarly situated
units of such a large size. That makes the projection invalid, as is the estimated example of
traffic from a 30-acre LIO parcel. That number is inflated and does not reflect accurately on
today's industrial uses that employ fewer people due to modern technology.

Response 3.7-4:  The Traffic impacts are not based upon population multipliers, but
instead are based upon the most current Trip Generation, Institute of Transportation Engineers,
7th edition, Washington, DC, 2003. This reference book is the latest industry standard and is
continually updated with ongoing studies of trip generation by various land use categories.

Comment 3.7-5 (Oral Comment #3, Public Hearing, David Mack, Valley Cottage, March 6,
2007): On page 1-16, two tables are referenced for the discussion on Trip Generation and
Distribution, tables 3.7-7 and 3.7-8. However, further back in the text, on page 3.7-6, there
are two tables shown, but they are labeled as tables 3.7-1 and 3.7-2. 

Response 3.7-5: The correct designation is Tables 3.7-1 and 3.7-2.

Traffic and Transportation
         March 27, 2007

Town of Clarkstown Active Adult Residential Zone FEIS
 3.7-1





























Appendix B

AAR Zone Amendment Law
Revised 3/9/2007
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