
 

 

MEMORANDUM 

TO: Robert Magrino, Town Attorney 

CC: Jane Slavin, R.A. 

 Nicole T. Allen, AICP, Planning Services Manager, Laberge Group 

FROM: Susan Roth, AICP, Senior Planner, Laberge Group 

DATE:  June 19, 2023 

RE: Draft Review and Revision to proposed Agri-Tourism Special Use Amendment 

 
Under this cover is a review and suggested revised zoning petition to the Orangetown Town Board for consideration.  
The petition was submitted on behalf of Van Houton Farms, located on 68 Sickletown Road.  The petition would 
amend the special uses in the R-80 zone.   

BACKGROUND 
This farm was acquired by the family in 1946 and was larger than the current parcel. Today, the remaining 7.1 acres 
is used for four primary businesses: 1) a horse-riding academy, 2) a garden center, 3) seasonal farmers market 
selling products grown on other farms and 4) for the making and selling of cider and wine products. Most of the 
activity on site is subject to seasonal use.  The cider operation and the sale of liquor for consumption on site has 
prompted the applicant to submit a draft zoning law for consideration by the Town Board.   

Our research indicated that since the Orangetown location is mostly characterized as a retail and service facility, 
although when we spoke to the applicant, they indicated that they grow some products on site. They do have other 
New York agricultural property holdings where they grow fruit that could be used for their cidery or winery 
products. According to the Building Inspector at the Town, the property is also currently zoned R-40.  However 
special uses permitted in the R-80 Zone are also permitted in the R-40 zone. 

RECOMMENDATIONS 
We have several general comments and recommendations that shaped our suggested revisions to the local law: 

1. The term “Farm” and “agricultural use” was stricken from definitions, since it not necessary to define the 
use on the property. When reviewing if the property is eligible for a permit, the State Liquor authority 
conducts research to determine if the property is eligible under its definitions and conditions for the permit. 
The conditions of the permit are very clearly defined and connected to a single property. If conditions were 
to change to warrant it, theoretically, the permit would be revoked.  
 

2. The applicant should clarify the terms of the license that it holds with the State Liquor Authority as 
testimony before the Town Board. At a meeting with the applicant, the applicant clarified that he held a 
Farm Winery License, and presented an illustration of where people were allowed to consume cider on the 
property.  
 

3. The applicant should also clarify how much cider or wine he is allowed to produce under the license it 
currently holds, and any limiting factors for sales, either wholesale or retail or consumption on the property, 
and whether production/sales can transfer from one property to another, or if they are required to hold 
separate licenses as part of their operations.   
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4. In order to keep the license, the holder is required to provide an annual report declaring the source of all 
materials used in the cider or wine making process, to ensure that all agricultural products used in the cider 
are grown in New York State. State laws allow the local municipalities to demand copies their farm 
winery/cidery license and any reporting that is required by the State.   
 

5. We disagree with the SEQRA status as unlisted, as determined by the applicant’s representative.  Since this 
law could apply to other properties meeting the same conditions, it is a Type I Action, since as a whole, the 
aggregate land in the R-40 and R-80 zoning districts where the law could apply is more than 25 acres.  Even 
if other current parcel sizes would not meet the minimum requirements, an assembly of parcels could be 
made to meet the minimum requirements. 
 

6. Although this is not part of the current special permit amendment, the applicant claims to have a farmer’s 
market that sells vegetables from other New York Farmers.  The applicant should disclose the farms that 
are providing the supply for fruits and vegetables during the farmer’s market season.   
 

We have attached the final suggested amendment of the petitioner’s proposed law for your review.  If you have any 
questions, please feel free to contact Susan Roth, AICP at sroth@laberge.com or at (518) 458-7112 ext. 149  
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TOWN OF ORANGETOWN 

PROPOSED LOCAL LAW # ___ - 2023 

A LOCAL LAW TO AMEND CHAPTER 43 OF THE TOWN CODE ENTITLED ZONING TO 

PROVIDE FOR A USE BY SPECIAL PERMIT ISSUED BY THE TOWN BOARD OF 

AGRITOURISM, FARM WINERY AND FARM CIDERY  

 

Be it enacted by the Town Board of the Town of Orangetown as follows: The Code of the Town 

of Orangetown, Chapter 43 shall be amended to incorporate revisions as described: 

 

Section 1.  Title  

A Local Law to amend the General requirements for the R-80 Zoning District in Chapter 43 

(Zoning) of the Town Code of the Town of Orangetown.  

Section 2.  Legislative Intent. 

The Town Board recognizes the importance of allowing for the sale of locally grown and New 

York produced agricultural products and as such seeks to allow this use as a legitimate zoning 

objective in the Town of Orangetown. The mechanism for achieving this balance is to permit a 

modification in the Town’s use and bulk requirements in the R-80 Zone District. If an applicant 

meets the requirements below, the Town Board shall grant a special use permit, with reasonable 

conditions, allowing agricultural retail sales and cider production uses to be developed and 

operated on qualified sites. The special use permit would remain in effect and run with the land 

until such time the use of the land changes or unless the permit was revoked for non-compliance 

of the conditions imposed during site plan approval.  

Section 3.  §11.2 (Definitions), of Article XI (Definitions and Word Usage), of Chapter 43 

(Zoning), of the Code of the Town of Orangetown, is amended to the extent only of adding 

new definitions, which new definitions shall read as follows:  

 

AGRI-TOURISM 

 

As defined in Chapter 69, Article 25-AA, §301 of the New York Agriculture and Markets Law,  

means activities, including the production of maple sap and pure maple products made therefrom, 

conducted by a farmer on-farm for the enjoyment and/or education of the public, which primarily 

promote the sale, marketing, production, harvesting or use of the products of farms and enhance 

the public's understanding and awareness of farming and farm life. 

 

FARM WINERY AND FARM CIDERY 

As defined by New York State Law Chapter 3-B, Article 6 § 76-a (Farm Winery License) and 

Article 4-A,  §58-C (Farm Cidery License) of the New York State Alcoholic Beverage Control 

law as may be amended a farm winery or farm cidery is characterized by the conversion of fruit 
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and other edible products grown on the premises or in the state of New York, into wine or cider 

for sale in the wholesale market and to the public for on-site or off-site consumption at a duly 

licensed location as authorized by permit of the New York State Liquor Authority.   

 

FOOD TRUCK 

Mobile trucks designed and maintained for the retail sales of food that is normally purchased and 

consumed on a to-go or on-site basis, as permitted and licensed under state and local health 

regulations.  

 

AGRI-TOURISM ENTERTAINMENT 

Those activities not related to the regular production of food a farm, but provided as way to 

entertain and educate visitors on the premises about farm life, such as music and hay rides.  

Section 4. §4.3 (Special permit uses; special findings and additional requirements and 

conditions for certain uses), of Article IV (Additional Use Regulations), of Chapter 43 

(Zoning), of the Code of the Town of Orangetown, is amended to the extent only of adding a 

new subsection to be enumerated §4.32.(R) and entitled “Agri-tourism,” which new §4.32.(R) 

shall read as follows: 

4.32.(R). Agri-Tourism, Agri-tourism Entertainment, Farm Cidery/Winery. 

 

i. Such uses, shall be permitted by special permit of the Town Board on lots of five (5) acres 

or more, as part of an otherwise permitted commercial agricultural operation, but only after 

due consideration of the underlying zoning district and surrounding uses. The Town Board 

shall be authorized to exclude uses from the list below if the Board finds that it is necessary 

to protect the surrounding neighborhood or the welfare of the public, and such reasons for 

exclusion for such use shall be documented in the resolution of approval of the special use 

permit.  It shall be a condition of approval that the operator have obtained or shall be 

required to obtain the appropriate license from the State of New York to operate as a Farm 

Winery or Farm Cidery.  

 

a. Agri-tourism, as defined in Article XI; 

b. Farm Cideries or Farm Wineries as defined in Article XI; 

c. Agri-tourism Entertainment as defined in Article XI; 

 

ii. Hours of Operation. The Town Board finds that it is in the interest to control those uses 

that create noise or attract the general public in association with the proposed uses above, 

and when proposed by the applicant shall only occur within the permitted time period:   

 

a) Farm Cideries/Farm Wineries, for on-site consumption; Agri-tourism 

Entertainment: 
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Thursday:  3:00 p.m. to 6:00 p.m. 

Friday:  3:00 p.m. to 8:00 p.m. 

Saturday:  12:00 p.m. to 8:00 p.m.  

Sunday:  12 p.m. -6:00 p.m.  

Any Federal holiday that occurs on a Monday: 12:00 p.m. to 7:00 p.m. 

 

b) Retail Sales  

 

Monday to Saturday: 9:00 a.m. to 8:00 p.m. 

      Sunday: 9:00 a.m. to 6:00 p.m. 

 

c) Food Truck: 

 

      Thursday: 3:00 p.m. to 6:30 p.m. 

Friday: 3:00 p.m. to 7:00 p.m. 

Saturday: 2:00 p.m. to 7:00 p.m.  

                              Sunday: 2:00 p.m. to 5:00 p.m. 

      Any Federal Holiday that occurs on a Monday 2:00 p.m. to 5:00 p.m. 

 

iii. Permitted general accessory uses. All accessory uses shall be identified and approved as 

part of the site plan and may include:   

 

a. Accessory buildings and seasonal temporary structures for the use of patrons. 

 

b. Storage for on-site equipment and material used as part of the business 

 

iv. Site Plan Required 

 

Application for the special permit shall be made to the Town Board in accordance with applicable 

provisions of §10.5 of this chapter. A petition for a special use permit shall be in a form sufficient 

to enable the Town of Orangetown to evaluate the applicant's proposal and its consistency with 

the intent, purposes and general design standards expressed herein. The petition for a special use 

permit shall also be accompanied by the following: 

 

a. A written description of the proposed special use. 

 

b. A concept plan including all the items listed below: 

 

(1) The disposition of various land uses and the areas covered by each, in acres, 

including proposed parking, temporary and permanent structures 

 

(2) A sketch of any and all existing and proposed rights-of-way and easements, 

whether public or private 

 

(3) Delineation of any residences within 200 feet of the proposed special use. 
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(4) Physical characteristics of the site, including topography, areas of slope in 

excess of 15%, soils, rock outcrops, streams, wetlands, lakes, ponds and 

floodplains and all proposed alterations of said physical characteristics. 

 

(5) Estimates of peak-hour traffic generation derived from recognized traffic 

engineering source material or actual field counts, and its relation to 

surrounding development, including surrounding roads and intersections, 

including methods developed for mitigating any demonstrated adverse traffic 

impacts. 

 

c. The Town Board may retain professional consultants as deemed necessary in order 

to review any proposed concept plans, with funding for said consultants provided 

by the applicant for the development through the establishment of an escrow 

account. The amount of said escrow shall be determined by the Town Board in 

consultation with the applicant. 

 

d. Concurrent site plan review. An applicant may submit a detailed site plan subject 

to site plan review procedures for the Town of Orangetown by the Planning Board 

review of said plans and related documentation. Approval of a site plan may not 

however, occur until the special use permit has been approved by the Town Board. 

 

e. If the Director of OBZPAE determines that the proposed site plan may substantially 

deviate from the final concept plan or layout presented to and reviewed by the Town 

Board as part of the issuance of a special use permit, the Director may refer matter 

to the Town Board, prior to any preliminary approval issued by the Planning Board, 

to make the ultimate determination as to whether or not the proposed site plan 

substantially deviates from the plan reviewed by the Town Board. 

 

f. The term "substantially deviate," as used herein, shall mean that the site 

development plan presented to the Planning Board for preliminary approval differs 

in a material manner from the final concept plan reviewed by the Town Board, and 

upon which the Town Board approved the special use, and that that material change 

or deviation that may have been made to the concept plan, in the Town Board's sole 

judgment and discretion, is not consistent with the goals sought to be achieved by 

the granting of the special use permit. The decision of the Town Board that the site 

development plan proposed for approval by the Planning Board substantially 

deviates shall require a majority vote of the Town Board plus one. 

 

g. A special permit issued under this section shall be authorized for a period of up to 

three (3) years from the date of the decision of the Town Board issuing such permit.  

Such time period shall be set by the Town Board.  The special permit may thereafter 

be renewed for a period of up to an additional three (3) years by the Town Board.  

The applicant shall apply to the Town Board for any such renewal.  There is no 

limit to the amount of renewals that may be granted.  No additional site 

development plan review shall be required unless there are changes to the 

conditions at the property that would necessitate an amendment to the plan.   
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v. Parking. 

 

a. Required off-street parking spaces. Accessory off-street parking spaces, open or 

enclosed shall be provided and subject to Planning Board review and approval. 

Dimensions shall be in accordance with Article VI. Off Street Parking, 6.33 - 6.35. 

 

b. All on-site parking shall be set back at least 50 feet from the property lines of 

neighboring residential lots and shall be separated from said residentially developed 

property by an opaque or semi-opaque barrier consisting of a wall, slatted fence, and/or 

evergreen planting sufficient to screen such residentially developed property in 

Planning Board’s discretion as a part of site plan review,, provided that such barrier 

shall not be required where the actual setback is greater than 200 feet.  

 

vi. Parking Requirements:  

 

a. There shall be at least one space per employee, and 1 space per 2.5 guests at 

permitted full capacity.  

 

b. The Planning Board may permit as part of site plan approval a gravel or non-paved 

parking area, with exception of handicapped parking spaces which shall be paved and 

constructed in accordance with Article VI. Off-Street Parking. 

 

vii. Additional regulations. 

 

a. A maximum of one (1) Food truck shall be permitted on site in an area that has been 

designated on the site plan, and provided with appropriate hook ups.   

 

b. No gasoline powered generators shall be used by food trucks. Food trucks shall only 

be powered by electric plug-in.    

 

c. Food provided outside the food truck shall be prepackaged food and provided for guests 

in accordance with the Farm Cidery/Winery License. No commercial kitchen or 

restaurant service shall be permitted.  

 

d.  Noise generated by all uses shall be in compliance with Chapter 22 Noise, of the Town 

of Orangetown local laws.  In any case, no amplified music shall be permitted after the 

close of the Winery/Cidery operations.  

 

e. Fire pits shall be subject to applicable regulations and approval by the fire inspector.  

 

f. The applicant shall submit a copy of the liquor license obtained for the Farm Winery 

or Farm Cidery business, and a copy of any reports required to demonstrate compliance 

with such license. 
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g. Except for what is necessary for safety and security, notwithstanding subsection l 

below, exterior lighting related to the operations shall be turned off between the hours 

of 9:00 p.m. and 6:00 a.m., subject to review by the Planning Board of adequate lighting 

for security after hours.  

 

h. All permanent principal buildings shall be set back at least 175 feet from any principal 

buildings on adjoining residentially developed tax lots. 

 

i. All permanent accessory buildings shall be set back at least 150 feet from any principal 

buildings on adjoining residentially developed tax lots.  

 

j. All outdoor dining areas, such as decks or patios shall be set back at least 200 feet from 

any principal buildings on adjoining residentially developed tax lots or shall be 

adequately screened from said residentially developed properties by a permanent 

building. 

 

k. All temporary facilities, such as tents, dance floors, sound systems, or location of live 

entertainment, shall be set back at least 200 feet from any principal buildings on 

adjoining residentially developed tax lots, or shall be adequately screened from said 

residentially developed properties. 

 

l. All on-site lighting shall be shielded from residentially developed property.  Outdoor 

moving or flashing lighting, including but not limited to spotlights, floodlights (other 

than safety lighting), searchlights, or strobe lights is not permitted at any time.   

 

m. Seasonal decorative lighting displays shall be permitted, provided that all such seasonal 

decorative lighting shall be located a minimum distance of 50 feet from the property 

lines of all residentially developed properties, shall not contain or include any bulbs, 

lamps, or light sources with an individual light output in excess of the equivalent of a 

one-hundred-watt incandescent bulb or 1800 lumens, and shall be extinguished no later 

than midnight. 

 

Capacity: Taking in consideration of the potential lot size and number of residences 

that could be affected by noise and traffic generated by guests and to insure that 

surrounding residential uses in the R-40 and R-80 districts are not unduly disturbed, 

the maximum capacity of guests, exclusive of other uses on site, for the Farm Cidery 

or Farm Winery Use authorized by this special permit in the R-40 Residential district 

shall be 150 and the R-80 Residential district shall by 225, provided that the applicant 

can demonstrate to the Planning Board that sufficient parking is available on site. In 

the case that multiple uses exist on site, the applicant shall provide a breakdown of such 

uses and maximum parking needs for each use and employees to demonstrate that 

sufficient parking is available on site for all uses. If seasonal uses affect the layout of 

the site, the applicant shall demonstrate how parking is achieved during those seasons.  
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viii. Special Events. 

 

a. Special Events for Agri-tourism or Agricultural Entertainment Uses. Subject to Town 

Board approval, and upon written application certain of the above-referenced 

regulations and restrictions may be expanded or loosened to accommodate on-site 

special events. All special event permits for Agri-tourism or agricultural entertainment 

shall be referred by the Town Board to the Planning Board for consideration of any 

special temporary site plan changes required with such permit. Special events may be 

approved if the applicant has provided information about the duration and type of the 

event, and such permit shall be subject to a public hearing. The following shall also 

apply: 

 

1. In no case, shall the special event cause noise to exceed noise levels off 

property. 

2. Patrons shall not be permitted to park on street.   

3. The anticipated number of guests shall be provided as part of the special events 

permit,  

4. Such Special Permit may be reapproved on an annual basis if activities have 

been conducted within the expected limits of the special use permit, and no 

incidents have occurred on site that have resulted in tangible losses to the 

neighborhood or have caused harm to guests as a result of the approval. 

 

Section 4. Severability 

 

If any part or provision of this Local Law, or the application thereof to any person or circumstance, 

is adjudged invalid or unconstitutional by a court of competent jurisdiction, such judgment shall 

be confined in its operation to the part, provision or application directly involved in the controversy 

in which such judgment shall have been rendered and shall not affect or impair the validity of the 

remainder of this Local Law, or the application thereof to other persons or circumstances. The 

Town Board of the Town of Orangetown hereby declares that it would have enacted the remainder 

of this Local Law even without any such invalid or unconstitutional part, provision or application. 

 

Section 5.  When effective. 

This local law shall take effect immediately upon filing with the Secretary of State  
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Orange.  Main cidery area.  This is where we have tables set up during the fall for cidery customers to sit.

djv9
Pencil
Yellow. Spring cidery area.  Tables are set up here during the garden center's busy season.  Tables expand into the orange as the plant season winds down throughout the summer.
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Green.  Customers are able to carry a drink with them that they purchased from the cidery while they shop for plants throughout the nursery.
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Blue.  Entire VHF operations
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CONCEPT PLAN

NOTES:

1. BASE SURVEY INFORMATION SHOWN ON

THIS PLAN IS BASED ON SURVEY CAD FILE

PROVIDED BY JAY A. GREENWELL, P.L.S.

2. PROPOSED COURTYARD BY MARRIOT

LAYOUT IS BASED ON CAD FILE PROVIDED

BY RD MANAGEMENT ON 04/03/2023.

3. THE PROPOSED "THE SHOPS" LAYOUT,

THE OVERALL SITE AREA AND SHOP &

STOP SQUARE FOOTAGES HAVE BEEN

OBTAINED FROM PREVIOUSLY APPROVED

PLAN SET TITLED "SHOPS AT

ORANGEBURG COMMONS", PREPARED BY

LEONARD JACKSON ASSOCIATES, LAST

REVISED 02/17/16.

MAXIMUM DEVELOPMENT COVERAGE:

SITE AREA = 729,848 SF

IMPERVIOUS AREA = 510,901 SF

DEVELOPMENT COVERAGE = 510,901 SF / 729,848 SF

= 70%

 

PERCENTAGE OF USES CONSISTING OF RETAIL STORES, PERSONAL SERVICE

ESTABLISHMENTS, AND RESTAURANTS: (EXCLUDES "THE SHOPS" PARCEL)

PHASE 1:

STOP&SHOP + TENANT-A + TENANT-B + TENANT-C

STOP&SHOP + TENANT-A + TENANT-B + TENANT-C + RESIDENCE INN

61,659 SF / 153,055 SF = 40.3% < 45%

PHASE 2:

STOP&SHOP + TENANT-A + TENANT-B + TENANT-C

STOP&SHOP + TENANT-A + TENANT-B + TENANT-C + RESIDENCE INN + COURTYARD

61,659 SF / 223,055 SF = 27.6% < 35%

 

FLOOR AREA RATIO:

SITE AREA = 729,848 SF

TOTAL FLOOR AREA = 241,359 SF

FLOOR AREA RATIO = 241,359 SF / 729,848 SF

= 0.33 < 0.40

 

NOTE: TOTAL PROPOSED PARKING INCLUDES THE 89 LANDBANK SPACES

 

LOADING BERTHS:

STOP&SHOP (54,614 SF) REQUIRED:  3 BERTHS (1 PER 25,000 SF)

EXISTING: 3 BERTHS

TENANT - A (2,556 SF)    REQUIRED:  NONE (LESS THAN 8,000 SF)

PROPOSED: NONE

TENANT - B (2,435 SF) REQUIRED:  NONE (LESS THAN 8,000 SF)

PROPOSED: NONE

TENANT-C (2,054 SF)        REQUIRED:  NONE (LESS THAN 8,000 SF)

PROPOSED: NONE

RESIDENCE INN (129 ROOMS) REQUIRED:  1 BERTH (1 PER 200 ROOMS)

EXISTING: 1 BERTH

COURTYARD (119 ROOMS) REQUIRED:  1 BERTH (1 PER 200 ROOMS)

EXISTING: 1 BERTH

THE SHOPS (18,304 SF)            REQUIRED:  1 BERTHS (1 PER 25,000 SF)

EXISTING: 1 BERTHS

 

REVISED PLANS 1.04/11/23
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FEAF 2019

Full Environmental Assessment Form 
Part 1 - Project and Setting 

Instructions for Completing Part 1 

Part 1 is to be completed by the applicant or project sponsor.  Responses become part of the application for approval or funding, 
are subject to public review, and may be subject to further verification. 

Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully respond to 
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist, 
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to 
update or fully develop that information. 

Applicants/sponsors must complete all items in Sections A & B.  In Sections C, D & E, most items contain an initial question that 
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow.  If the 
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any 
additional information.  Section G requires the name and signature of the applicant or project sponsor to verify that the information 
contained in Part 1is accurate and complete. 

A. Project and Applicant/Sponsor Information. 

Name of Action or Project: 

Project Location (describe, and attach a general location map): 

Brief Description of Proposed Action (include purpose or need): 

Name of Applicant/Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State: Zip Code: 

Project Contact (if not same as sponsor; give name and title/role): Telephone: 

E-Mail: 

Address: 

City/PO: State: Zip Code: 

Property Owner (if not same as sponsor): Telephone: 
E-Mail: 

Address: 

City/PO: State: Zip Code: 

Page 1 of 13 
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B. Government Approvals 

B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial 
assistance.) 

Government Entity If Yes: Identify Agency and Approval(s) 
Required 

Application Date 
(Actual or projected) 

a. City Council, Town Board, 9 Yes 9 No 
or Village Board of Trustees 

b. City, Town or Village 9 Yes 9 No 
Planning Board or Commission 

c. City, Town or 9 Yes 9 No 
Village Zoning Board of Appeals 

d. Other local agencies 9 Yes 9 No 

e. County agencies 9 Yes 9 No 

f. Regional agencies 9 Yes 9 No 

g. State agencies 9 Yes 9 No 

h. Federal agencies 9 Yes 9 No 

i. Coastal Resources. 
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway? 9 Yes 9 No 

ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program? 9 Yes 9 No 
iii. Is the project site within a Coastal  Erosion  Hazard  Area?  9 Yes 9 No 

C. Planning and Zoning 

C.1. Planning and zoning actions. 
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the 9 Yes 9 No 
 only approval(s) which must be granted to enable the proposed action to proceed? 

• If Yes, complete sections C, F and G. 
• If No, proceed to question C.2 and complete all remaining sections and questions in Part 1 

C.2. Adopted land use plans. 

a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site 9 Yes 9 No 
where the proposed action would be located? 

If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action 9 Yes 9 No 
would be located? 
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway; 9 Yes 9 No 

Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan; 
or other?) 

If Yes, identify the plan(s):   
 _______________________________________________________________________________________________________
 ________________________________________________________________________________________________________ 
 ________________________________________________________________________________________________________ 

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, 9 Yes 9 No 
or an adopted municipal farmland  protection plan? 

If Yes, identify the plan(s): 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
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C.3.  Zoning 

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance. 9 Yes 9 No 
If Yes, what is the zoning classification(s) including any applicable overlay district? 

_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

b. Is the use permitted or allowed by a special or conditional use permit? 9 Yes 9 No 

c. Is a zoning change requested as part of the proposed action? 9 Yes 9 No 
If Yes, 

i. What is the proposed new zoning for the site?  ___________________________________________________________________ 

C.4. Existing community services. 

a. In what school district is the project site located?  ________________________________________________________________ 

b. What police or other public protection forces serve the project site? 
_________________________________________________________________________________________________________ 

c. Which fire protection and emergency medical services serve the project site? 
__________________________________________________________________________________________________________ 

d. What parks serve the project site? 
__________________________________________________________________________________________________________ 
__________________________________________________________________________________________________________ 

D. Project Details 

D.1. Proposed and Potential Development 

a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all 
components)? 
_________________________________________________________________________________________________________ 

b. a. Total acreage of the site of the proposed action? _____________  acres 
b. Total acreage to be physically disturbed? _____________  acres 
c. Total acreage (project site and any contiguous properties) owned 

or controlled by the applicant or project sponsor? _____________  acres 

c. Is the proposed action an expansion of an existing project or use? 9 Yes 9 No 
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units, 

square feet)?  % ____________________ Units: ____________________ 
d. Is the proposed action a subdivision, or does it include a subdivision? 9 Yes 9 No 
If Yes, 

i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types) 
________________________________________________________________________________________________________ 

ii. Is a cluster/conservation layout proposed? 9 Yes 9 No 
iii. Number of lots proposed?   ________ 
iv. Minimum and maximum proposed lot sizes?  Minimum  __________  Maximum __________ 

e. Will the proposed action be constructed in multiple phases? 9 Yes 9 No
i. If No, anticipated period of construction:  _____  months 

ii. If Yes: 
• Total number of phases anticipated _____
• Anticipated commencement date of phase 1 (including demolition)  _____  month  _____ year 
• Anticipated completion date of final phase  _____  month  _____year 
• Generally describe connections or relationships among phases, including any contingencies where progress of one phase may 

determine timing or duration of future phases: _______________________________________________________________ 
____________________________________________________________________________________________________ 
____________________________________________________________________________________________________ 
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f. Does the project include new residential uses? 9 Yes 9 No 
If Yes, show numbers of units proposed. 

One Family  Two Family Three Family    Multiple Family (four or more) 

Initial Phase  ___________   ___________ ____________   ________________________ 
At completion 

of all phases ___________   ___________ ____________   ________________________ 

g. Does the proposed action include new non-residential construction (including expansions)? 9 Yes 9 No 
If Yes, 

i. Total number of structures ___________ 
ii. Dimensions (in feet) of largest proposed structure: ________height; ________width;  and  _______ length 

iii. Approximate extent of building space to be heated or cooled:  ______________________ square feet 

h. Does the proposed action include construction or other activities that will result in the impoundment of any 9 Yes 9 No 
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage? 

If Yes, 
i. Purpose of the impoundment:  ________________________________________________________________________________ 

ii. If a water impoundment, the principal source of the water: 9  Ground water 9 Surface water streams  9 Other specify: 
_________________________________________________________________________________________________________ 

iii. If other than water, identify the type of impounded/contained liquids and their source. 
_________________________________________________________________________________________________________ 

iv. Approximate size of the proposed impoundment. Volume: ____________ million gallons; surface area: ____________ acres 
v. Dimensions of the proposed dam or impounding structure: ________ height; _______ length 

vi. Construction method/materials  for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete): 
________________________________________________________________________________________________________ 

D.2. Project Operations 
a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? 9 Yes 9 No 

(Not including general site preparation, grading or installation of utilities or foundations where all excavated 
materials will remain onsite) 

If Yes: 
i .What is the purpose of the excavation or dredging? _______________________________________________________________ 

ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site? 
• Volume (specify tons or cubic yards): ____________________________________________ 
• Over what duration of time? ____________________________________________________ 

iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them. 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

iv. Will there be onsite dewatering or processing of excavated materials? 9 Yes 9 No 
If yes, describe. ___________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

v. What is the total area to be dredged or excavated?  _____________________________________acres 
vi. What is the maximum area to be worked at any one time? _______________________________ acres 

vii. What would be the maximum depth of excavation or dredging? __________________________ feet 
viii. Will the excavation require blasting? 9 Yes 9 No 
ix. Summarize site reclamation goals and plan: _____________________________________________________________________ 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment 9 Yes 9 No 
into any existing wetland, waterbody, shoreline, beach or adjacent area? 

If Yes: 
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic 

description):  ______________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
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ii. Describe how the  proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or 
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres: 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

iii.Will the proposed action cause or result in disturbance to bottom sediments? Yes 9 No 
If Yes, describe: __________________________________________________________________________________________ 

iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation? 9  Yes 9 No 
If Yes: 
• acres of aquatic vegetation proposed to be removed:  ___________________________________________________________ 
• expected acreage of aquatic vegetation remaining after project completion:________________________________________ 
• purpose of proposed removal (e.g. beach clearing, invasive species control, boat access):  ____________________________ 

____________________________________________________________________________________________________ 
• proposed method of plant removal: ________________________________________________________________________ 
• if chemical/herbicide treatment will be used, specify product(s): _________________________________________________ 

v. Describe any proposed reclamation/mitigation following disturbance: _________________________________________________ 
_________________________________________________________________________________________________________ 

c. Will the proposed action use, or create a new demand for water? 9 Yes 9 No 
If Yes: 

i. Total anticipated water usage/demand per day:  __________________________ gallons/day 
ii. Will the proposed action obtain water from an existing public water supply? 9 Yes 9 No 

If Yes: 
• Name of district or service area:  _________________________________________________________________________ 
• Does the existing public water supply have capacity to serve the proposal? 9 Yes 9 No 
• Is the project site in the existing district? 9 Yes 9 No 
• Is expansion of the district needed? 9 Yes 9 No 
• Do existing lines serve the project site? 9 Yes 9 No 

iii. Will line extension within an existing district be necessary to supply the project? 9 Yes 9 No 
If Yes: 

• Describe extensions or capacity expansions proposed to serve this project: ________________________________________ 
____________________________________________________________________________________________________ 

• Source(s) of supply for the district: ________________________________________________________________________ 
iv. Is a new water supply district or service area proposed to be formed to serve the project site? 9 Yes 9 No 

If, Yes: 
• Applicant/sponsor for new district: ________________________________________________________________________ 
• Date application submitted or anticipated: __________________________________________________________________ 
• Proposed source(s) of supply for new district: _______________________________________________________________ 

v. If a public water supply will not be used, describe plans to provide water supply for the project: ___________________________ 
_________________________________________________________________________________________________________ 

vi. If water supply will be from wells (public or private), what is the maximum pumping capacity: _______ gallons/minute. 

d. Will the proposed action generate liquid wastes? 9 Yes 9 No 
If Yes: 

i. Total anticipated liquid waste generation per day:  _______________  gallons/day 
ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and 

approximate volumes or proportions of each): __________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

iii. Will the proposed action use any existing public wastewater treatment facilities? 9 Yes 9 No 
If Yes: 
• Name of wastewater treatment plant to be used: _____________________________________________________________ 
• Name of district:  ______________________________________________________________________________________ 
• Does the existing wastewater treatment plant have capacity to serve the project? 9 Yes 9 No 
• Is the project site in the existing district? 9 Yes 9 No 
• Is expansion of the district needed? 9 Yes 9 No 

Page 5 of 13 

cthakkar
Text Box
(per original estimate by LJA. See attachment)



 
   

 

 
 

  
 

 

   

  
 

  

    
  
 

 

  

 
 

  
 

   

  

  

  

  

  
 

   
  

• Do existing sewer lines serve the project site? 9 Yes 9 No 
• Will a line extension within an existing district be necessary to serve the project? 9 Yes 9 No 

If Yes: 
• Describe extensions or capacity expansions proposed to serve this project: ____________________________________ 

____________________________________________________________________________________________________ 
____________________________________________________________________________________________________ 

iv. Will a new wastewater (sewage) treatment district be formed to serve the project site? 9 Yes 9 No 
If Yes: 
• Applicant/sponsor for new district: ____________________________________________________________________ 
• Date application submitted or anticipated: _______________________________________________________________ 
• What is the receiving water for the wastewater discharge? __________________________________________________ 

v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed 
receiving water (name and classification if surface discharge or describe subsurface disposal plans): 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

vi. Describe any plans or designs to capture, recycle or reuse liquid waste: _______________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________    

e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point 9 Yes 9 No 
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point 
source (i.e. sheet flow) during construction or post construction? 

If Yes: 
i. How much impervious surface will the project create in relation to total size of project parcel? 

_____ Square feet or  _____ acres (impervious surface) 
_____  Square feet or  _____ acres (parcel size) 

ii. Describe types of new point sources.  __________________________________________________________________________ 
_________________________________________________________________________________________________________ 

iii. Where will the stormwater runoff  be directed (i.e. on-site stormwater management facility/structures, adjacent properties, 
groundwater, on-site surface water or off-site surface waters)? 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
• If to surface waters, identify receiving water bodies or wetlands: ________________________________________________ 

____________________________________________________________________________________________________ 
____________________________________________________________________________________________________ 

• Will stormwater runoff flow to adjacent properties? 9 Yes 9 No 
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? 9 Yes 9 No 
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel 9 Yes 9 No 

combustion, waste incineration, or other processes or operations? 
If Yes, identify: 

i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles) 
_________________________________________________________________________________________________________ 

ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers) 
________________________________________________________________________________________________________ 

iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation) 
________________________________________________________________________________________________________ 

g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit, 9 Yes 9 No 
or Federal Clean Air Act Title IV or Title V Permit? 

If Yes: 
i. Is the project site located in an Air quality non-attainment area?  (Area routinely or periodically fails to meet 9 Yes 9 No 

ambient air quality standards for all or some parts of the year) 
ii. In addition to emissions as calculated in the application, the project will generate: 

• ___________Tons/year (short tons) of Carbon Dioxide (CO2) 
• ___________Tons/year (short tons) of Nitrous Oxide (N2O) 
• ___________Tons/year (short tons) of Perfluorocarbons (PFCs) 
• ___________Tons/year (short tons) of Sulfur Hexafluoride (SF6) 
• ___________Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs) 
• ___________Tons/year (short tons) of Hazardous Air Pollutants (HAPs) 
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h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants, 9 Yes 9 No 
landfills, composting facilities)? 

If Yes: 
i. Estimate methane generation in tons/year (metric): ________________________________________________________________ 

ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or 
electricity, flaring): ________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as 9 Yes 9 No 
quarry or landfill operations? 

If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):
 _________________________________________________________________________________________________________ 
 _________________________________________________________________________________________________________  

j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial 9 Yes 9 No 
new demand for transportation facilities or services? 

If Yes: 
i. When is the peak traffic expected (Check all that apply):  Morning  Evening Weekend 

 Randomly between hours of __________  to ________. 
ii. For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks): _____________ 

________________________________________________________________________________________________________ 

iii. Parking spaces: Existing ___________________ Proposed ___________ Net increase/decrease _____________________ 
iv. Does the proposed action include any shared use parking? Yes No 
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe: 

________________________________________________________________________________________________________ 
vi. Are public/private transportation service(s) or facilities available within ½ mile of the proposed site? 9 Yes 9 No 
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric 9 Yes 9 No

 or other alternative fueled vehicles? 
viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing 9 Yes 9 No 

pedestrian or bicycle routes? 

k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand 9 Yes 9 No 
for energy? 

If Yes: 
i. Estimate annual electricity demand during operation of the proposed action: ____________________________________________ 

_________________________________________________________________________________________________________ 
ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or 

other): 
________________________________________________________________________________________________________ 

iii. Will the proposed action require a new, or an upgrade, to an existing substation? 9 Yes 9 No 

l. Hours of operation.  Answer all items which apply. 
i. During Construction: ii. During Operations: 
• Monday - Friday: _________________________ • Monday - Friday: ____________________________ 
• Saturday: ________________________________ • Saturday: ___________________________________ 
• Sunday: _________________________________ • Sunday: ____________________________________ 
• Holidays: ________________________________ • Holidays: ___________________________________ 
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m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction, 9 Yes 9 No 
operation, or both? 

If yes:   
i. Provide details including sources, time of day and duration: 

_______________________________________________________________________________________________________
 _______________________________________________________________________________________________________ 

ii. Will the proposed action remove existing natural barriers that could act as a noise barrier or screen? 9 Yes 9 No 
 Describe: _________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

n. Will the proposed action have outd oor lighting? 9 Yes 9 No
 If yes: 
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures: 

_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen? 9 Yes 9 No 
Describe: _________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

o. Does the proposed action have the potential to produce odors for more than one hour per day? 9 Yes 9 No 
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest 
occupied structures:  ______________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons) 9 Yes 9 No 
or chemical products 185 gallons in above ground storage or any amount in underground storage? 

If Yes: 
i. Product(s) to be stored ______________________________________________________________________________________ 
ii. Volume(s) ______ per unit time ___________ (e.g., month, year) 
iii. Generally, describe the proposed storage facilities:________________________________________________________________ 

________________________________________________________________________________________________________ 

q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides, 9  Yes 9 No 
insecticides) during construction or operation? 

If Yes: 
i. Describe proposed treatment(s): 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

ii. Will the proposed action use Integrated Pest Management Practices? 9  Yes 9 No 
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal 9  Yes 9 No 

of solid waste (excluding hazardous materials)? 
If Yes: 

i. Describe any solid waste(s) to be generated during construction or operation of the facility: 
• Construction:  ____________________  tons per ________________ (unit of time) 
• Operation :  ____________________  tons per ________________ (unit of time) 

ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste: 
• Construction:  ________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
• Operation: __________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
iii. Proposed disposal methods/facilities for solid waste generated on-site: 

• Construction:  ________________________________________________________________________________________ 
____________________________________________________________________________________________________ 

• Operation: __________________________________________________________________________________________ 
____________________________________________________________________________________________________ 
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s. Does the proposed action include construction or modification of a solid waste management facility? 9  Yes 9 No 
If Yes: 

i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or 
other disposal activities): ___________________________________________________________________________________ 

ii. Anticipated rate of disposal/processing: 
• ________ Tons/month, if transfer or other non-combustion/thermal treatment, or 
• ________ Tons/hour, if combustion or thermal treatment 

iii. If landfill, anticipated site life: ________________________________ years 

t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous 9 Yes 9 No 
waste? 

If Yes: 
i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: ___________________________ 

_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 

ii. Generally describe processes or activities involving hazardous wastes or constituents: ___________________________________ 
_________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

iii. Specify amount to be handled or generated  _____ tons/month 
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: ____________________________ 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? 9 Yes 9 No 
If Yes: provide name and location of facility: _______________________________________________________________________ 

________________________________________________________________________________________________________  
If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:    

 ________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

E. Site and Setting of Proposed Action 

E.1. Land uses on and surrounding the project site 

a. Existing land uses. 
i. Check all uses that occur on, adjoining and near the project site. 

9  Urban 9  Industrial  9  Commercial    9  Residential (suburban) 9  Rural (non-farm) 
9  Forest 9 Agriculture  9  Aquatic    9 Other (specify): ____________________________________ 

ii. If mix of uses, generally describe: 
__________________________________________________________________________________________________________ 
 __________________________________________________________________________________________________________ 

b. Land uses and covertypes on the project site. 
Land use or 
Covertype 

Current 
Acreage 

Acreage After 
Project Completion 

Change 
(Acres +/-) 

• Roads, buildings, and other paved or impervious 
surfaces 

• Forested 
• Meadows, grasslands or brushlands (non-

agricultural, including abandoned agricultural) 
• Agricultural 

(includes active orchards, field, greenhouse etc.) 
• Surface water features 

(lakes, ponds, streams, rivers, etc.) 
• Wetlands (freshwater or tidal) 
• Non-vegetated (bare rock, earth or fill) 

• Other 
Describe: _______________________________ 
________________________________________ 
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c. Is the project site presently used by members of the community for public recreation? 9 Yes 9 No 
i. If Yes: explain:  __________________________________________________________________________________________ 

d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed 9 Yes 9 No 
day care centers, or group homes) within 1500 feet of the project site? 

If Yes, 
i. Identify Facilities: 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

e. Does the project site contain an existing dam? 9 Yes 9 No 
If Yes: 

i. Dimensions of the dam and impoundment: 
• Dam height: _________________________________  feet 
• Dam length: _________________________________  feet 
• Surface area: _________________________________  acres 
• Volume impounded:  _______________________________ gallons OR acre-feet 

ii. Dam=s existing hazard classification:  _________________________________________________________________________ 
iii. Provide date and summarize results of last inspection: 

_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 

f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility, 9 Yes 9 No 
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility? 

If Yes: 
i. Has the facility been formally closed? 9 Yes 9 No 
• If yes, cite sources/documentation: _______________________________________________________________________ 

ii. Describe the location of the project site relative to the boundaries of the solid waste management facility: 
_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 

iii. Describe any development constraints due to the prior solid waste activities: __________________________________________ 
_______________________________________________________________________________________________________ 

g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin 9 Yes 9 No 
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste? 

If Yes: 
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:

 _______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 

h. Potential contamination history.  Has there been a reported spill at the proposed  project site, or have any 9 Yes 9 No 
remedial actions been conducted at or adjacent to the proposed site? 

If Yes: 
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site 9 Yes 9 No 

Remediation database?  Check all that apply: 
9  Yes – Spills Incidents database Provide DEC ID number(s): ________________________________ 
9  Yes – Environmental Site Remediation database Provide DEC ID number(s): ________________________________ 
9  Neither database 

ii. If site has been subject of RCRA corrective activities, describe control measures:_______________________________________ 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database? 9 Yes 9 No 
If yes, provide DEC ID number(s):  ______________________________________________________________________________ 
iv. If yes to (i), (ii) or (iii) above, describe current status of site(s): 

_______________________________________________________________________________________________________ 
_______________________________________________________________________________________________________ 

Page 10 of 13 



   
 

 

 

   

  

   
    

 
   

  

   

    
    
   

  
  

  

 

    
 

 
  
   

  
 

 
 

  
  

  

    

 

 

 

v. Is the project site subject to an institutional control limiting property uses? 9 Yes 9 No 
• If yes, DEC site ID number: ____________________________________________________________________________ 
• Describe the type of institutional control (e.g., deed restriction or easement):    ____________________________________ 
• Describe any use limitations: ___________________________________________________________________________ 
• Describe any engineering controls: _______________________________________________________________________ 
• Will the project affect the institutional or engineering controls in place? 9 Yes 9 No 
• Explain: ____________________________________________________________________________________________ 

___________________________________________________________________________________________________ 
___________________________________________________________________________________________________ 

E.2. Natural Resources On or Near Project Site 
a. What is the average depth to bedrock on the project site?  ________________ feet 

b. Are there bedrock outcroppings on the project site? 9 Yes 9 No 
If Yes, what proportion of the site is comprised of bedrock outcroppings?  __________________% 

c. Predominant soil type(s) present on project site:  ___________________________  __________% 
___________________________ __________% 

____________________________ __________% 

d. What is the average depth to the water table on the project site? Average:  _________ feet 

e. Drainage status of project site soils: 9  Well Drained: _____% of site 
9 Moderately Well Drained: _____% of site 
9  Poorly Drained _____% of site 

f. Approximate proportion of proposed action site with slopes: 9  0-10%: _____% of site  
9  10-15%: _____% of site 
9 15% or greater: _____% of site 

g. Are there any unique geologic features on the project site? 9 Yes 9 No 
 If Yes, describe: _____________________________________________________________________________________________ 

________________________________________________________________________________________________________ 

h. Surface water features. 
i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers, 9 Yes 9 No 

ponds or lakes)? 
ii. Do any wetlands or other waterbodies adjoin the project site? 9 Yes 9 No 

If Yes to either i or ii, continue.  If No, skip to E.2.i. 
iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal, 9 Yes 9 No 

state or local agency? 
iv. For each identified regulated wetland and waterbody on the project site, provide the following information: 

• Streams: Name ____________________________________________ Classification _______________________
• Lakes or Ponds: Name ____________________________________________ Classification _______________________• Wetlands: Name ____________________________________________ Approximate Size ___________________ 
• Wetland No. (if regulated by DEC) _____________________________ 

v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired 9 Yes 9 No 
waterbodies? 

If yes, name of impaired water body/bodies and basis for listing as impaired: _____________________________________________ 
___________________________________________________________________________________________________________ 

i. Is the project site in a designated Floodway? 9 Yes 9 No 

j. Is the project site in the 100-year Floodplain? 9 Yes 9 No 

k. Is the project site in the 500-year Floodplain? 9 Yes 9 No 

l. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer? 9 Yes 9 No 
If Yes: 

i. Name of aquifer:  _________________________________________________________________________________________ 

Page 11 of 13 

http://www.dec.ny.gov/permits/91670.html
dxrebecc
Sticky Note
Marked set by dxrebecc



  

   

 

  

   
  

  

     

 

   
  

 
  

 

     

       
   

  

 

m. Identify the predominant wildlife species that occupy or use the project site:  ______________________________ 
______________________________ _______________________________ ______________________________ 
______________________________ _______________________________ ______________________________ 

n. Does the project site contain a designated significant natural community? 9 Yes 9 No 
If Yes: 

i. Describe the habitat/community (composition, function, and basis for designation): _____________________________________ 
________________________________________________________________________________________________________ 

ii. Source(s) of description  or evaluation: ________________________________________________________________________ 
iii. Extent of community/habitat: 

• Currently: ______________________  acres 
• Following completion of project as proposed:   _____________________  acres 
• Gain or loss (indicate + or -):  ______________________ acres 

o. Does project site contain any species of plant or animal that is listed by the federal government or NYS as 9 Yes 9 No 
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species? 

If Yes: 
i. Species and listing (endangered or threatened):______________________________________________________________________________ 

________________________________________________________________________________________________________________________ 

________________________________________________________________________________________________________________________ 

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of 9 Yes 9 No 
special concern? 

If Yes: 
i. Species and listing:____________________________________________________________________________________________________ 

_______________________________________________________________________________________________________________________ 

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing? 9 Yes 9 No 
If yes, give a brief description of how the proposed action may affect that use: ___________________________________________ 

________________________________________________________________________________________________________ 

E.3. Designated Public Resources On or Near Project Site 
a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to 9 Yes 9 No 

Agriculture and  Markets Law, Article 25-AA, Section 303 and 304? 
If Yes,  provide county plus district name/number:  _________________________________________________________________  

b. Are agricultural lands consisting of highly productive soils present? 9 Yes 9 No 
i. If Yes: acreage(s) on project site? ___________________________________________________________________________ 

ii. Source(s) of soil rating(s):  _________________________________________________________________________________ 

c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National 9 Yes 9 No 
Natural Landmark? 

If Yes: 
i. Nature of the natural landmark: 9  Biological Community       9   Geological Feature 
ii. Provide brief description of landmark, including values behind designation and approximate size/extent: ___________________ 

________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 

d. Is the project site located in or does it adjoin a state listed Critical Environmental Area? 9 Yes 9 No 
If Yes: 

i. CEA name: _____________________________________________________________________________________________ 
ii. Basis for designation: _____________________________________________________________________________________ 

iii. Designating agency and date:  ______________________________________________________________________________ 
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Supplemental Sheet – Part Two – Entity Disclosure Form for 
FB Orangetown Entities & FB Greenbush LLC  

 
Name of Individual Address Telephone  Email 

(contact of counsel) 
Role in 
Entity 

Richard Birdoff c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner MFB 
Realty LLC; 
Manager - FB 
Orangetown 
Entities and 
FB Greenbush 
LLC 

Michael M. Ades c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
FB 
Orangetown 
LLC and 
ADSON 
Group LLC 

Joseph A. Ades c/o Michael M. Ades 
RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
FB 
Orangetown 
LLC  
 

Joseph R. Ades c/o Michael M. Ades 
RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
ADSON 
Group, LLC 

R. David Ades c/o Michael M. Ades 
RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
ADSON 
Group, LLC 

Billy A. Ades c/o Michael M. Ades 
RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
ADSON 
Group, LLC 

The Estate of Jay M. 
Furman 

c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
MFB Realty 
LLC; MF Est. 
LLC 

Jason Furman c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600 g.tortorella@htwlegal.com Owner 
MF Est. LLC 

Jesse Furman c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 

212-265-6600  g.tortorella@htwlegal.com Owner 
MF Est. LLC 

Robert P. Murray c/o RD Management LLC 
810 7th Ave, 10th floor 
NY, NY 10019 
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With its natural beauty, convenient location, quality schools, cultural resources, and historic 
hamlets, Orangetown is a wonderful community to live in. An overarching goal of the 
Comprehensive Plan is to enhance the quality-of-life features and community resources 
that draw residents and businesses to the Town.

A central aspect of the Vision is to ensure that the goals below address the community’s 
definition of sustainability, as well as the three "E’s" of sustainability: environment, economy, 
and equity. The environment and economy components are addressed in specific chapters, 
while the equity component, which aims to ensure an even distribution of the burdens and 
benefits of policy actions across the community, is woven throughout.

Maintain the Town’s community and neighborhood 
character while balancing the need for growth and 
development.
Objective 1 Encourage an appropriate balance of residential and non-residential 

development.

Objective 2 Update and modernize the Zoning Code to simplify enforcement, 
remove inconsistencies, and regulate new land uses not previously 
contemplated.

Objective 3 Develop design guidelines for façades, signage, and streetscapes 
to preserve, protect, and enhance the unique characteristics of 
each hamlet.  

Objective 4 Develop measures to increase the efficiency of the Zoning Code and 
land use review process. 

Objective 5 Discourage new warehouse and distribution center land uses in certain 
zoning districts, particularly near residential areas. Consider allowing 
repurposing of existing industrial and commercial buildings and sites for 
other potential alternative uses.

Objective 6 Develop design guidelines and performance standards to better 
regulate certain land uses and to protect open space, viewsheds, 
historic resources, and community character.

Objective 7 Strengthen zoning and code protections for natural resources such as 
wetlands, trees, stormwater, steep slopes, and ridgelines.

Objective 8 Maximize, revitalize, and redevelop underutilized and vacant or 
neglected properties as the Town may deem necessary for the benefit 
of the community, with the purpose of enhancing sound growth of the 
Town, increasing its tax base and preserving environmental features 
and resources of such sites.

Vision, Goals, and Objectives

Goal 1
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Preserve history, open space, and hamlet center 
character, while promoting a diversity of housing 
options in appropriate neighborhoods to ensure 
members of the community have access to 
quality housing.

Objective 1 Update the Zoning Code to allow a diversity of housing types (e.g. 
townhomes, mixed-use buildings, and apartment building style 
condominiums) in appropriately identified areas to meet the various 
needs of the community, including first-time home buyers/renters and 
downsizing seniors.

Objective 2 Maintain an adequate supply of senior housing and for a variety of 
income levels.

Objective 3 Where appropriate, update the Zoning Map and Code to create 
transitional districts between hamlet centers and single-family 
neighborhoods.

Objective 4 Establish efforts and mechanisms, including more robust zoning and 
development enforcement, to protect and preserve hamlet character.

Strengthen the Town’s transportation network for 
vehicles, pedestrians, and alternative modes of mobility.

Objective 1 Design and implement context-sensitive dedicated bicycle lanes (on- and 
off-road) to improve bicycle access and safety.

Objective 2 Provide additional sidewalks throughout the Town to improve pedestrian 
access and safety, where appropriate.

Objective 3 Create pedestrian-friendly, walkable streets in key hamlet centers by 
limiting traffic during certain times on low-traffic roadways.

Objective 4 Implement walkable, green streetscapes and rights-of-way.

Objective 5 Establish performance standards within the Zoning Code to mitigate traffic 
impacts. Address congestion and parking shortage in key areas.

Objective 6 Update the Zoning Code to include design guidelines and protections for 
rural and scenic roadways. 

Objective 7 Encourage more robust enforcement of traffic regulations, particularly 
those related to truck, delivery, and warehouse traffic. 

Objective 8 Continue to implement the Complete Streets policy.

Goal 2

Goal 3

Objective 9 Introduce traffic calming into residential neighborhoods where streets 
are wider than needed by introducing channelization, adding bikes 
lanes, shoulders, and traffic circles to reduce vehicle speeds.

Objective 10 Work with local transit providers (e.g., Rockland Coaches, Metro-North, 
Rockland County Department of Public Transportation, etc.) to study, 
expand, and improve transit service.

Electric vehicle charging station, Pearl River © AKRF
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Objective 5 Review and update local regulations to promote resilient construction 
practices, manage stormwater, and reduce flooding. 

Objective 6 Update the Town’s tree preservation ordinance (Chapter 35, “Trees and 
Shrubbery”) which was last updated in 1973, to establish more robust 
preservation regulations.

Objective 7 Build on the success of the Town’s Community Choice 
Aggregation Program.

Objective 8 Create and enforce regulations to limit noise and air pollution coming 
from light industrial zoned areas, especially those close to residential 
neighborhoods.

Objective 9 Revisit goals of the 2002 Route 303 Sustainable Development Study.

Objective 10 Continue to apply for grants, such as the New York State Climate Smart 
Communities Grant, to implement sustainability objectives and prepare 
a Climate Action Plan.

Objective 11 Continue to enforce the recently adopted NYStretch Code.

Preserve the Town’s natural resources and increase 
access to parks and open space.

Objective 1 Encourage preservation of open space through flexible/conservation 
subdivisions which cluster new development to preserve larger 
contiguous areas of open space. 

Objective 2 Work with the New York State legislature to establish a preservation 
fund that can be used to acquire property for open space, recreation, 
or historic reservation.

Objective 3 Establish a long-term open space preservation plan to guide the 
implementation of the Town’s open space fund.

Objective 4 Encourage conservation of waterfront areas, lakes, wetlands, steep 
slopes and other natural assets.

Objective 5 Implement the plans for a waterfront park on Lake Tappan within the 
216-acres of Town-owned land at the Rockland Psychiatric Center, 
including walking trails, wheelchair accessible trails, and access to 
water for passive recreation activities.

Objective 6 Encourage conversion of inactive rail lines into rail trail facilities to 
develop a network connecting with trails in adjacent municipalities.

Goal 5
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Existing Land Use Patterns and Development Trends

The existing land uses in the Town of Orangetown fall into nine (9) main categories (see 
Figure 2-1, Land Use Map and Table 2-1 and Table 2-2):

Individual homes on distinct parcels. This is the predominant use of land in the Town, and 
represents approximately thirty-six (36) percent of land in the Town;

Residential structures containing more than one housing unit;

Generally, property used for the sale of goods or provision of services, including 
restaurants and dining establishments, hotels, retail shopping centers, office and 
professional buildings. Major retail areas include the NYS Route 303 corridor, and the 
hamlet downtowns of Pearl River (N. Middletown Road & E. Washington Avenue), Sparkill 
(Main Street), Orangeburg (Orangeburg Road), Blauvelt (E. Erie Street), and Tappan 
(Washington Street, Main Street, and Oak Tree Road). Major areas of office or 
professional use include Blue Hill Plaza along the New York-New Jersey state line; 

This category includes land devoted to government functions, libraries, schools, colleges 
and universities, civic and religious functions, hospitals, police, fire, and EMS facilities. 
Significant properties within this category include the Rockland Psychiatric Center, 
Orangetown Town Hall, Dominican University New York, St. Thomas Aquinas College, and 
schools comprising the South Orangetown Central School District, Pearl River Union Free 
School District, Nanuet Union Free School District, and Nyack Union Free School District; 

These uses include traditional industrial uses as well as warehousing and distribution 
facilities. They are located primarily, and somewhat densely, along the NYS Route 303 
corridor, but also include the Pfizer campus in northwest Orangetown, and multiple 
facilities clustered near the New York-New Jersey state line to the east of Lake Tappan; 

This category includes property used for structures that provide facilities and services 
necessary for the Town's basic operation; 

This category includes public and private golf courses, camps, and camping facilities. It 
includes the Henry Kaufmann Campgrounds, Blue Hill Golf Course, Broadacres Golf Club, 
Manhattan Woods Golf Club, Rockland Country Club, and Tappan Golf Center; 

This includes property not in use, in temporary use, or lacking improvement (most often 
due to land constrained by steep slopes, wetlands, or a lack of roadway access), much of 
which can be found along Lake Tappan and the Hackensack River which feeds it; and

This category is the second largest land use in the Town, at approximately 17 percent, 
and includes Blauvelt State Park, Tallman Mountain State Park, Veteran’s Memorial Park, 
Clausland Mountain Park, and various other, smaller parks throughout the Town. 

– Single-family 
residential:

– Multi-family 
residential:   

– Commercial:

– Institutional:

– Industrial:

– Infrastructure:

– Recreation & 
entertainment:   

– Vacant land:

– Public parks 
& open space: 
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Proposed Implementation Strategies
Analysis of the existing Zoning Code and land use regulations revealed several issues 
relating to consistency, readability, and ease of enforcement. These issues were echoed by 
the Town’s staff, land use board members, and the public during the public engagement 
process. This section identifies several areas where the zoning code and land use regula-
tions can be updated. 

Future Land Use
The future land use map reflects the Comprehensive Plan goal of maintaining the Town’s 
community and neighborhood character while balancing the need for growth and devel-
opment. The Future Land Use Map echoes the historical growth patterns of the Town of 
Orangetown, which large swaths of single-family residential neighborhoods and retail/
commercial uses centered around the hamlets and major roadways like Route 303. 

Central to the development of the Future Land Use Map was the consideration of Goal #2, 
to preserve history, open space, and hamlet center character, while promoting a diversity 
of housing options in appropriate neighborhoods to ensure members of the community 
have access to quality housing. The Future Land Use Map identifies a few new mixed-
use areas, where a diversity of housing types (e.g. townhomes, mixed-use buildings, and 
condominiums) could be accommodated to meet the needs of first-time home buyers/
renters and downsizing seniors looking to stay within the community.

Figure 2-4, Future Land Use Map.

This 2022 Comprehensive Plan prioritizes protection of environmentally 
sensitive areas, protection from warehouse and industrial 
overdevelopment, especially near residential areas, preservation of open 
space, and contextual infill development where appropriate. 
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Figure 2-5, Proposed Zoning Map.

• Eliminate and consolidate some of the zoning districts. Several districts have substan-
tially similar allowable uses and dimensional (bulk) regulations. Consider the following 
strategies: 

Consolidate similar commercial zoning districts to streamline the provisions, improve 
readability, facilitate consistent implementation of the zoning code, and support 
economic growth.

Rezone undersized residential parcels to reduce the number of pre-existing 
non-conforming single-family residential lots to lessen the burden on homeowners 
seeking to improve their residences.

Merge residential zoning districts consisting of fewer than three parcels with the 
immediately adjacent zoning district to increase consistency.

• Restructure the use and bulk tables to improve readability and understanding of the 
specific district regulations. Also, consider adding new uses to existing zoning districts.

• Consider deleting the deed-like descriptions of the zoning district boundaries within the 
text of the regulations; the boundaries are already established on the zoning map, and 
having them also detailed in the text increases the complexity and chances for inconsis-
tencies in future amendments.

New zoning district: 
Mixed Use zoning districts are established and intended to foster a mutually supportive mix 
of compatible residential and nonresidential uses. By integrating multiple compatible uses, 
mixed-used development reduces sprawl, auto-dependence, and infrastructure costs 
(including, fire and police department, sanitation and garbage collection, ambulances, and 
construction and maintenance of utilities and roadways), while supporting healthy, environ-
mentally sustainable, pedestrian-oriented communities.  The district emphasizes the 
streetscape experience through techniques such as discouraging (or prohibiting) parking 
areas in the front of buildings, and it is subject to flexible standards that encourage 
compact development at an appropriate scale and balance of uses to ensure that develop-
ment is compatible with surrounding uses.

 – The existing Zoning Code is cumbersome in the way it 
is setup, making it confusing to interpret and difficult to 
implement. Suggested improvements for consideration:

– Commercial

– Residential

 – Update the zoning districts, as well as allowable land uses 
and definitions, to recognize uses not previously addressed 
and assign appropriate performance standards where 
applicable.

– Mixed Use
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 Regional example of garden townhome development © AKRF 

New land uses and definitions:
Update regulations to support a diversity of housing options to ensure members of the 
community have access to quality housing. Under current regulations, residences generally 
fall into one of three broad categories: single-family (attached and detached), two-family, 
and multifamily, defined as having three or more dwelling units. Expanding housing types 
to include a greater variety of options, such as townhomes, can facilitate contextual 
housing development and meet local housing demand. In addition, a regulatory approach 
to allow more housing as-of-right would reduce the time and cost associated with new 
home construction. The parameters of integrating and regulating more diverse housing 
options would be established during the development of the local law.

A row house that shares at least one wall with adjacent units and exists on its own lot. 
Garden townhomes have modest lot coverage of not more than 25-35 percent to 
preserve open space. The open space may be natural or landscaped, active or passive, 
open to the public or limited to residents. Akin to cluster-style development, garden 
townhomes provide for enhanced stormwater management for reduced flooding 
(through less impervious surfaces), decrease infrastructure strain, conserve natural 
and scenic space, and foster social communities.

Regional examples of attached single-family dwellings © AKRF 

– Residential

– Garden 
townhome
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• In line with the Legislative Intent outlined in the Town’s Zoning Code,17 target identified 
commercial, strip style developments for retrofitting with mixed-use and “missing middle” 
housing, both of which facilitate walkable, environmentally sustainable development.

 – Missing middle housing includes a range of multi-unit housing that are compatible 
in scale with traditional single-family homes, help meet the growing demand for 
walkable neighborhoods, and help address the housing shortage.18 The locations 
and standards applicable to missing middle housing would be established during the 
development of the local law.

 – Public feedback provided support for redeveloping strip malls, particularly with 
mixed-use developments; however, common concerns were for design standards and 
strain on infrastructure. Consider requiring increased design, façade, and landscaping 
standards on redevelopments and new developments, as well as contributing to 
upgrades for existing infrastructure. Identified commercial interchanges:

  -- Oak Tree Road/Tappan

  -- Orangeburg Road/Orangeburg

  -- Erie Street/Blauvelt

• Consider adding other auto-oriented uses (e.g., drive-through facilities) to the list of 
prohibited uses in § 13.10.B (6), particularly on sites that abut residential areas; consider 
requiring a pedestrian/bicyclist-only entrance from the side streets.

17   See § 13.5.

18 The housing shortage is particularly acute in Rockland County, which has both the highest rate of 
rent-burdened tenants in the metro area (59% as of 2017) and among the lowest housing production 
rates in the country.

 – Update the Route 303 Overlay District for clarity, 
enforcement, and to minimize variance requests.

Regional example of modern townhomes © AKRF 
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• Minimize variance requests. Variances provide relief to property owners who seek to 
use their property in a way not permitted by the regulations, either because the desired 
land use is not permitted, or because the physical building and/or lot do not meet the 
minimum or maximum bulk (dimensional) standards. If a particular land use becomes a 
frequent source of variance requests, it is an indication that the regulations should be 
updated to clarify that portion of the Zoning Code. Similarly, when stringent dimensional 
standards hinder favorable development because of the need for variances, this indi-
cates that the dimensional standards should be updated.

The ban on “[r]etail warehouse uses including mini-storage uses and distribution 
centers…in excess of 65,000 square feet” within the Overlay District has been a source 
of confusion and the subject of variance requests and appeals, specifically, on the 
issue of whether the ban applies to all distribution warehouses (retail and wholesale), 
or if the ban is limited to only retail warehouses and distribution centers. To resolve 
this ambiguity and clearly address the community concern, the text of the Overlay 
District should be amended to clearly differentiate between different types of 
warehouses and distribution centers, specify which types are permitted, and establish 
performance standards to address residents' concerns.19    

Within the Overlay District, certain sites may be in technical compliance with the 
required dimensional standards but may not meet the aspirational redevelopment 
goals of the Overlay District. Yet, redevelopment on these sites is constrained because 
of their relatively small lot sizes, which makes it infeasible or impossible to fit the new 
structures and desired features and still comply with the required setbacks and other 
dimensional standards. In these cases, property owners would have to obtain variances 
to proceed, which discourages and hinders redevelopment – even redevelopment that 
is desirable and in line with the goals of the Overlay District. Therefore, to reduce the 
need for variances and encourage favorable redevelopment, the dimensional 
standards in the Overlay District should be loosened. 

  -- As a complementary technique, retrofitting is an approach to upgrade, without 
necessarily redeveloping, existing developments by integrating enhanced features 
such as landscaping, bicycle/pedestrian pathways, seating areas, environmental 
protections, and general aesthetic updates.

• Review minimum buffer requirements between commercial and residential uses; effec-
tive buffers are not necessarily wide, but dense, to enhance visual quality (and provide 
screens when necessary), reduce noise, and enhance environmental sustainability; they 
should be planted with mixed, native vegetative, hearty species with sufficient size and 
density and regularly supplemented with new plantings.

19 The ban is referenced in two sections of the Code: § 13.10.B.5., Nonresidential areas, quoted above, 
and § 15.5.J, Legislative intent, which states that: “particular types of retail and retail warehouse 
uses shall be prohibited, pursuant to § 13.10.” To implement the recommended change, both sections 
of the Code would need to be updated to differentiate between permitted and prohibited types of 
warehouses.  

– Warehouses 
and distribution 

center

– Constrained 
redevelopment

 – Update nuisance regulations to improve resident 
quality of life.
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• Review noise, light, and odor regulations, and increase enforcement of existing provi-
sions. Consider restricting truck deliveries and loud machinery uses to certain hours. 
Residents report that noise and odors issues have gotten worse as facilities are allowed 
to expand but nuisance regulations are not enforced to protect residents. In particular, 
residents expressed concern about recycling facilities with odors that travel as far as 
half a mile away.

• Establish regulations to govern short-term housing rentals and the commercial use of 
residential properties. In particular, the short term rental of residential swimming pools 
should be prohibited. 

• Mixed-use districts, which integrate townhome and apartment housing types with retail 
spaces, are a natural way to transition between residential and commercial shopping 
areas. Buildings in mixed-use districts may include shops, restaurants, or offices on the 
ground floor and apartments on the upper floors. Typical housing types in mixed-use 
districts include townhomes, low-rise apartments, and live-work buildings. These housing 
types are sometimes referred to as the “missing middle” because they sit in the middle 
of the spectrum between detached single-family homes and multi-family homes in terms 

 – Where appropriate, update the Zoning Map and Code to 
create transitional districts between hamlet centers and 
suburban neighborhoods. Transitional districts take into 
account the character and scale of the areas on either side 
of it. Generally, the scale of buildings decreases as you move 
(or transition) from a higher density downtown to a lower 
density residential neighborhood.

Regional example of senior living apartments on a major road © AKRF 
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of scale, as well as number of units and often, affordability.20 In addition to providing 
more housing diversity, missing middle housing supports locally-serving retail and public 
transportation options. Missing middle housing fits well among single-family homes, or 
alongside single-family areas where it can form a transition to the downtown.  
Public feedback emphasized that, in addition to the array of housing construction styles, 
mixed-use districts are particularly suitable for senior housing owing to their walkability 
and access to services and public transit. The details, including location, restrictions, and 
standards for transitional districts would be established during the development of the 
local law.

• Details of the ordinance would be established during the development of the local law. 
However, it is anticipated that the removal of dead, dying, or invasive species would be 
exempt from the tree preservation ordinance.

20 The term “missing” refers to the fact that this type of home construction has been largely illegal in 
the United States since the mid-1940s. “What is Missing Middle Housing?” 2022. https://missing-
middlehousing.com/about.

 – Establish performance standards within the Town’s Zoning 
Code to mitigate traffic impacts.

 – Update the Zoning Code to include design guidelines and 
protections for rural and scenic roadways. 

 – Review flexible/conservation subdivision regulations.

 – Consider establishing a maximum height of three stories in 
downtown areas.

 – Update the Tree Preservation Code to regulate the removal 
of mature trees. 

 – Review Special Permit and Conditional Use Permit Standards 
and update as necessary to address current uses and 
concerns. In particular, clarify and update the standards for 
warehouses and distribution centers.
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Dewint House, Tappan. John Scott photographed this Edwin Dahlberg painting.  
Source: Nyack Library Local History Collection

The vision, goals, and objectives related to historic preservation were developed based 
on an inventory of the existing historic preservation measures and public feedback. In the 
community survey, 64 percent of respondents indicated that the preservation of historic 
buildings and structures was an important or very important factor to consider in terms of 
future development. 

Proposed Implementation Strategies 
The 2022 Comprehensive Plan goals include maintaining the Town’s community and neigh-
borhood character while balancing the need for growth and development and preserving 
history, open space, and hamlet center character, while promoting a diversity of housing 
options in appropriate neighborhoods to ensure members of the community have access 
to quality housing.

Vision, Goals, and Objectives
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2018 Pearl River TOD Opportunities Analysis 
In 2018, the “Pearl River TOD Opportunities Analysis” (Pearl River Study) was submitted to 
the Town of Orangetown. The purpose of the Pearl River Study was to establish a downtown 
revitalization strategy for the hamlet of Pearl River. According to the Pearl River Study, 
key assets in Pearl River, which make it “uniquely positioned for physical and economic 
rejuvenation” include a relatively large downtown (for the area), a compact urban form 
comprised of a mix of uses, and rail connectivity to Secaucus Junction and New York City 
by way of the NJ Transit Pascack Valley line. 

At the time of the Pearl River Study, it was observed that home sales and rental prices had 
been rising in the hamlet, especially for one-bedroom apartments. While restaurants and 
similar establishments continued to attract patrons to the downtown, “neighborhood-scale 

Downtown Pearl River © AKRF

Existing Economic Development and 
Downtown Revitalization Strategies 
and Programs
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retail offerings along Central Avenue had become smaller and less diverse” as they 
competed with nearby malls and societal shifts to e-commerce. In the decade preceding 
the Pearl River Study, “only minimal infrastructure improvements [were] implemented in the 
downtown core.” 

The Pearl River Study included quantitative analysis of Pearl River’s demographics, economic 
and fiscal conditions, housing, and land use. It also, through a community workshop and 
other outreach efforts, explored desires of the local community, and community feedback 
was informative. Some strategies advanced by the community included:

• Encourage a greater diversity of entertainment, retail, and service establishments.

• Increase working opportunities downtown through office and co-working space which 
could assist in generating foot traffic.

• Attract more consumers to the hamlet by improving dated storefront facades, filling 
vacancies, beautifying lots and sidewalks, and adopting design standards.

• Support locating higher density housing closer to the train station, while maintaining 
zoning and building code enforcement to preserve community character.

• Improve train service in the hamlet, including more frequent express service to New 
York City.

• Enhance the pedestrian experience by repairing existing sidewalks, creating new 
sidewalks, and installing traffic calming measures to improvement pedestrian and 
motorist safety. 

• Enhance streetscapes with trees, landscaping, planters and outdoor seating.

The Study concluded that Pearl River was “well positioned physically and economically for 
downtown infill development, especially in an around its train station.” The Study’s land 
use assessment found that the “existing urban form around the train station could accom-
modate a greater mix of uses, higher intensity of land use, and taller buildings.” 

2018 Orangetown Bike Study
The “Orangetown Bike Study: A Comprehensive Plan for a Safer and More Welcoming 
Cycling Environment on Orangetown’s Roads and Trails” (Bike Study), was presented to the 
Town Board in June 2018. The primary goal of the Bike Study was to create a community 
vision for the local cycling network, with a focus on connecting residents with local business 
districts and community facilities including schools, libraries, and parks. 

The Bike Study included some limited recommendations regarding economic development 
and downtown revitalization. It discussed the “Bike Friendly New York”11 program as a 
method of connecting the local business community to cyclists, and improving the experi-
ence for Orangetown residents and visitors who wish to dine, shop, travel, or make other 
trips by bike. Launched in 2017 by Parks & Trails New York, a statewide advocacy orga-
nization for parks and trails, the Bike Friendly New York program awards certification to 
businesses in New York State that fulfill certain eligibility requirements and offer specified 
bicycle-friendly amenities that demonstrate support for cyclists. As explained by Parks 
& Trails New York, “[t]he purpose of the Bike Friendly New York program is to recognize 

11 https://www.ptny.org/cycle-the-erie-canal/bikefriendly

Pearl River © AKRF

2018 Pearl River 
TOD Opportuni-
ties Analysis 
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The Town can create a more attractive environment for businesses in a variety of ways. 
Improvements to downtown connectivity, linking amenities, housing, retail options, and 
natural resources and open space would enhance the sense of place in the hamlet down-
towns. Promotion of walking as an important mode of local circulation within the down-
towns, and strengthening intermodal connections, would make it easier for pedestrians 
to travel within downtown areas, frequenting more businesses with ease, and between 
downtowns and other areas of the Town. Economic development initiatives to attract new 
businesses and broaden business offerings should be focused on placemaking strategies 
(discussed above) and improving quality of life for residents. 

To facilitate infill development, the Town can develop an inventory of existing vacant prop-
erties, organizing the properties by type (e.g., professional offices, commercial businesses, 
strip mall, factory/manufacturing, warehousing, dining). This inventory can also identify 
underutilized parcels. Using this information, the Town can develop specific strategic plans 
for hamlets that are more receptive to commercial development. Orangeburg and Pearl 
River were the hamlets more receptive to commercial development than others, based 
on Public Survey responses (see Figure 5-7). Infill residential development could also be 
considered as part of a downtown revitalization strategy, as the housing data presented 
regarding vacancy (see Table 5-9) indicates there is low residential vacancy in the Town. 
Increased housing in downtown areas could also grow those local populations, further 
benefitting downtown businesses.

As Figure 5-2 indicates, Orangetown’s older residents are aging in place. In response to 
that phenomenon, infill development could consider the development of facilities catering 
to the needs of that cohort of the population, which could include condominiums (for those 
individuals wishing to downsize), a senior center, a community center, and medical facilities.

 – Attract new businesses of varying types and sizes to broaden 
business offerings and protect the Town’s tax base.

 – Encourage infill development wherever possible to maintain 
the ‘feel’ and ‘character’ of the hamlet downtowns.
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open spaces, increase access to parks across the Town, and support the ecological func-
tion of open spaces in flood mitigation, carbon sequestration, and in providing wildlife 
habitat and biodiversity.

NYS Town Law Section 278 authorizes municipalities to approve cluster development. 
Cluster development is a type of subdivision in which typical zoning requirements are modi-
fied to allow an alternative “layout, configuration and design of lots, buildings and struc-
tures, roads, utility lines and other infrastructure, parks, and landscaping.”7 Development 
is clustered so that natural, scenic, or historic resources and environmentally sensitive sites 
are preserved. In exchange, developers are permitted to subdivide property in ways that 
deviate from the bulk and area requirements that would otherwise apply under the Zoning 
Code. Cluster development should be considered for development and redevelopment on 
large parcels to preserve and protect contiguous open space and safeguard environmen-
tally sensitive areas. 

§21-7.1, Conservation Easements (created in 1999, amended in 2007), of the Town Code 
authorizes the Planning Board to require conservation easements on real property that is 
situated within environmentally sensitive and flood-prone areas. To enhance the mainte-
nance and enforcement of conservation easements, the Town could consider establishing 
a Conservation Easement Program that annually monitors compliance, provides funding for 
private property owners who require financial assistance in maintaining the easements, 
and creates a program for active maintenance and stewardship of Town-held conservation 
easements.8 In terms of ecological management, the Conservation Easement Program can 
guide the management of invasive species, native species, and pests within conserva-
tion easements. For instance, rather than following a tree preservation ordinance based 
on solely tree trunk diameter, guidelines can be introduced to promote preservation of 
native plant and tree species while allowing for the removal of harmful, invasive species. 
Through attentive monitoring and maintenance, conservation easements can be impactful 
in ameliorating environmental effects of climate change.

7 Raines, P., Cluster Development and Policy (2017)

8 Town of Gardiner (Ulster County, NY), “Town of Gardiner Open Space Commission: 2019 Annual 
Report”

Goal: Preserve the Town’s Natural Resources, Increase Access  
to Parks and Open Space, and Enhance their Ecological Role.

Proposed Implementation Strategies and Actions

 – Use cluster development and conservation easements to 
preserve large contiguous areas of open space and protect 
environmentally sensitive areas. 
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Setting clear targets and providing timeline and guidelines for reducing GHG 
emissions.

Limiting truck traffic and deliveries during peak hours by incentivizing businesses 
to choose overnight or off-hour deliveries.

Rerouting truck traffic from residential areas and schools to major highways 
and roads.

Creating connected, safe and walkable communities with generous pedestrian 
infrastructure (sidewalks, crosswalks, pedestrian lights, landscaping), and public 
transportation (bus stops and shelters) on NY State Route 303 and throughout 
Orangetown.

Relocating commuter parking to existing developed areas with safe, sheltered bus 
stops to encourage the use of public transportation.

Encouraging the installation of electric vehicle (EV) charging stations in public areas.

Beginning with schools and businesses, advertising and enforcing efforts to limit 
the use of engine idling within the Town.

Limiting the use of gasoline powered leaf blowers.

Increasing resident participation in waste management programs such as the 
Town's Food Scraps Recycling Program. 

2

3

4

5

6

7

8

9

10

EV charging stations in a Sparkill parking lot © MUD Workshop
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In 2012, Orangetown’s commercial sector produced 25.5 percent of the Town’s total GHG 
emissions, and the residential sector was responsible for 21.1 percent.69 These commercial 
and residential sectors generated close to 50 percent of the Town’s GHG in order to fulfill 
heating, cooling, lighting, and other needs. As such, the Town should consider prioritizing 
renewable sources for electricity and encouraging green building technologies that would 
decrease overall residential and commercial energy usage. Green building technologies 
include but are not limited to adaptive reuse, green roofs, use of renewable energy, and 
energy-efficient appliances and heating/cooling systems, and can be used in new develop-
ment sites and retrofitted for existing sites. The Town can consider updated energy supply 
and infrastructure as well as green building strategies, including: 

Continue meeting NYSERDA benchmarks in order to qualify for future phases of 
the Rockland Community Power CCA program.

Adopting the CCA's 100 percent NY-sourced renewable electricity option as the 
default supply for Town residents and small business.

Building on the success of the Town's Community Choice Aggregation Program.

Exploring efficient alternatives to the aging existing electrical grid infrastructure, 
which has limited ability to take advantage of modern technologies. These alter-
natives should promote micro-grid Community-Distributed Generation of elec-
tricity, such as Community Solar installations, as a means to both protect critical 
infrastructure and to lower the stress on the existing utility infrastructure. Leading 
upgrades and retrofits by updating all municipal buildings for high energy effi-
ciency and switching 100 percent of energy supply to renewable sources. 
Incentivizing businesses and institutional buildings to follow.

Requiring the use of green building technologies for heating and cooling for all 
new construction and redevelopment.

Continuing to enforce the recently adopted NYStretch Code for development, and 
improving the energy efficiency of building systems, including heating, cooling, 
and lighting.

Encouraging building performance code certifications such as Energy Star, LEED, 
and the Living Building Challenge for new construction over a certain size.

69 NY Climate Smart Communities Mid-Hudson Regional Greenhouse Gas Emissions Inventory, Table 26. 
“Rockland County; Total Emissions by Municipality and Sector”.

 – Limit the use of fossil fuels as a source of energy supply 
and encourage the use of green building technologies for 
new development projects and retrofits.

1

2

3

4

5

6

7
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Strategy Action Item Time  
Frame

Responsible 
Agency

Land Use, Zoning, and Design

Update the zoning 
districts, as well as 
allowable land uses and 
definitions, to recognize 
and regulate uses not 
previously addressed.

New district: Mixed-Use (for transitional areas) 
New residential uses: attached single-family residence and 
townhomes

Short-
Term Town Board

New commercial uses: standalone fitness center, media produc-
tion facility and soundstage

Short-
Term Town Board

Add new permitted uses 
in LI/LO zoning districts 
which are already 
permitted in commercial 
districts

Additional permitted uses in LI/LO: hotel and motel and retail 
drug, dry goods and variety, food, hardware, stationary, and 
auto supply

Short-
Term Town Board

Update the Rt 303  
Overlay District

Add other auto-oriented uses (e.g., drive-through facilities) to 
the list of prohibited uses in § 13.10.B (6), particularly on sites 
that abut residential areas; consider requiring a pedestrian/
bicyclist-only entrance from the side streets.

Short-
Term

Town Board

Target identified commercial, strip style developments for 
retrofitting, mixed-use and “missing middle” housing, both of 
which facilitate walkable, environmentally sustainable develop-
ment that serve as transitions between commercial areas and 
single-family neighborhoods. Consider requiring increased 
design, façade, and landscaping standards for new and 
redevelopments, as well as requiring developers to contribute to 
infrastructure upgrades.

Medium-
Term

Update relevant sections to differentiate between the different 
types of warehouse uses, and to establish performance 
standards to address resident concerns. Encourage new uses in 
the Overlay District, including “clean and green” uses such as 
indoor greenhouses and vertical farms.

Short-
Term

Increase flexibility of dimensional standards (minimum lot size, 
setbacks, FAR) to allow for favorable redevelopment without the 
need for variances; explore retrofitting options for constrained 
sites.

Update nuisance regu-
lations and increase 
enforcement.

Increase minimum buffer requirements for dense, hearty, and 
mixed vegetation. Reevaluate existing uses for compliance for 
nuisance regulations, particularly for noise and odors along the 
Rt. 303 corridor.

Medium-
Term Town Board
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Strategy Action Item Time  
Frame

Responsible 
Agency

Land Use, Zoning, and Design

Create environmental 
protection ordinances

Wetlands protection ordinance; Steep slopes and ridgeline 
protection ordinance.

Medium-
Term Town Board

Update the zoning map 
and code to create 
transitional districts 
between hamlet 
centers and suburban 
neighborhoods

Establish and encourage mixed-use districts, which integrate 
townhome and “missing middle" housing with retail spaces; 
these districts are a natural way to transition between residen-
tial and commercial, shopping areas. (See Future Land Use Map)

Short-
Term Town Board

Community Character and Historic Resources

Protect historic 
resources

Maintain existing local preservation tools. Short-
Term Town Board

Develop designation criteria for Historic Areas Medium-
Term

Historical 
Areas Board of 

Review 

Develop design guidelines and performance standards Long-
Term

Historical 
Areas Board of 

Review 

Publish online an inventory of locally-designated historic roads Short-
Term

Town Board

Consider individual landmark protections Medium-
Term

Survey Orangetown's historic buildings and structures Short-
Term

Consider joining the CLG Program Long-
Term
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Encourage small 
businesses that add to 
the vitality of hamlet 
centers by providing 
cultural, recreational, 
and entertainment 
amenities desired by 
the community

To attract businesses to Orangetown’s hamlet centers, the Town 
could undertake a marketing campaign to showcase the Town 
as a unique place to live, work, visit, and explore. The campaign 
should encourage business development equally across the 
Town. 

Medium-
Term Town BoardThe Town could consider some increases in density in downtown 

areas, and the development of transit-oriented districts.

Establish procedure to meet with potential property buyers and 
developers at pre-application meetings, to advise on potential 
uses that meet zoning designations. 

Establish a local 
development corpora-
tion (LDC)

The Town Board and Planning Board, with the assistance of the 
Town Attorney, should determine the feasibility of establishing 
an LDC in Orangetown.

Medium-
Term

Town Board 
and Planning 

BoardIn addition to considering creation of an LDC, the Town should 
connect with the Rockland Economic Development Corporation 
(REDC) or the Rockland County Industrial Development Agency 
(IDA) to facilitate redevelopment projects.

Create an Orangetown 
Economic Development 
Plan (EDC)

Explore creation of a new Town department (or identify 
appropriate existing Town department) that would establish, 
implement, and monitor an EDC for Orangetown. Conduct 
public outreach to establish economic development goals and 
strategies for the Town based on citizen and business-owner 
feedback.

Short-
Term Town Board, 

Planning 
Board, and 
Supervisor’s 

OfficeMedium-
Term

Attract new businesses 
of varying types and 
sizes to broaden 
business offerings and 
protect the Town’s tax 
base

Undertake improvements to downtown connectivity, linking 
amenities, housing, retail options, and natural resources and 
open space, to enhance the sense of place in the hamlet down-
towns. Promote walking within the downtowns and strengthen 
intermodal connections.

Long-
Term

Town Board, 
with assistance 

from Parks 
and Recreation 
and Highway 
DepartmentsEncourage uses that include clean industry and data centers, 

which could be facilitated by the implementation of a floating 
zone. This could be applied to the Town-owned areas of the 
Rockland County Psych Center.

Strategy Action Item Time  
Frame

Responsible  
Agency

Economic Development and Downtown Revitalization
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Reduce carbon emis-
sions and promote 
healthier air quality.

Create and enforce new regulations including those to: (1) limit 
air pollution from light industrial areas; (2) limit truck traffic 
and deliveries during peak hours; (3) reroute truck traffic from 
residential areas and schools to major highways and roads; and 
(4) ban the use of gasoline-powered gardening equipment.

Medium-
Term Planning Board

Limit the use of fossil 
fuels as a source of 
energy supply and 
encourage the use 
of green building 
technologies for new 
development projects 
and retrofits.

Enforce Orangetown 
Code Section 4.27 to 
limit light pollution.

Undertake public outreach to promote awareness of negative 
impacts of light pollution, and methods to reduce it. Consider 
revisions to Town Code to ensure stricter enforcement, and by 
limiting light pollution indicated on building applications through 
the ACABOR board.

Short-
Term Planning Board

Strategy Action Item Time  
Frame

Responsible 
Agency

Sustainability and Climate Resiliency
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LOCAL LAW NO.____OF 2020 OF THE                                                                           
INCORPORATED TOWN OF ORANGETOWN, NEW YORK

TOWN BOARD TO AMEND CHAPTER 43 ARTICLE IV §4.3(O)(iii)(h) OF  THE TOWN 
CODE WITH RESPECT TO SPECIAL PERMITS FOR MIXED USE DEVELOPMENTS

Be it enacted by the Town Board of the Town of Orangetown as follows:

Section 1: The Zoning Map of the Town of Orangetown, which establishes the areas 
and boundaries of the various Town zoning districts, is hereby amended to change the zoning 
district of the following properties:

60 Dutch Hill Road, Orangeburg, New York (Tax Map Designation Section 74.10 
Block 1 Lot 70) from the “CO” (Commercial Office) zoning district to the “CS” 
(Community Shopping) zoning district, which metes and bounds description is as 
follows:

All that certain lot, piece or parcel of land, situate, lying and being in
the Town of Orangeburg, County of Rockland and State of New York and
being more accurately bounded and described as follows:

(To be provided)

Section 2: This law shall take effect immediately upon filing with the Secretary of 
State.        
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LICENSE AGREEMENT 

 

 This License Agreement is made as of the _____ day of June, 2023, between the TOWN OF 

ORANGETOWN, a municipal corporation with principal offices at Town Hall, 26 W. Orangeburg Road, 

Orangeburg, NY 10962 (“TOWN”), and SALONNIERE LLC, whose principal place of business is located 

at 79 South Broadway, Nyack, NY 10960 (“LICENSEE”).  

 

1. DESCRIPTION AND LOCATION 

The TOWN hereby grants to the LICENSEE, and LICENSEE hereby accepts from the TOWN, a license to 

operate a food service establishment (“the concession,” “concession stand” or “snack shack”) at the 

TOWN’s Veterans Memorial Park, located at 81 Hunt Road (between Blaisdell Road and Veterans 

Memorial Drive/West Orangeburg Road), in the hamlet of Orangeburg, in the Town of Orangetown, New 

York. Said food service establishment shall be limited to the exclusive right and privilege of purveying food 

and non-alcoholic beverages at the existing snack shack, and appurtenant areas, owned by the TOWN at 

Veterans Memorial Park (“Licensed Premises”); The LICENSEE may be permitted by the TOWN, in the 

absolute discretion of and with the prior written permission of the TOWN, to purvey food and non-alcoholic 

beverages within Veterans Memorial Park outside of the concession stand (e.g., use a snack cart). Unless 

prior written approval is granted by the TOWN, all purveying of food and beverages shall be made within 

the Licensed Premises, or upon the porches and patios appurtenant thereto, and no purveying shall be made 

in other areas. 

 

2. TERM 

(a) The term of this License Agreement shall commence on the 1st day of July, 2023, and continue 

until the 30th day of June, 2024, with an option for the LICENSEE to renew this License Agreement 

for an additional one-year term, which one-year renewal option shall only be exercised, and become 

effective, with the consent of the TOWN, which consent shall not be unreasonably withheld; for the 

consideration of the License Fee set forth in ¶3 herein, to be paid by the LICENSEE to the TOWN. 

Nothing herein contained shall be deemed or construed so as to create an automatic renewal of the Term of 

this License Agreement. 

 

 (b)  During the term of this License Agreement, the performance of the LICENSEE shall be subject to 

review by the Town Board as to the operation of the concession and maintenance of the Licensed Premises. 

In the event of a finding by the Town Board of uncured breaches, defaults or violations by the LICENSEE, 

the Town Board shall have the right to revoke, terminate and/or cancel this License Agreement, subject to 

the provisions herein. LICENSEE shall be entitled to no less than ten (10) days notice of any breach, default 

or violation, with the right to cure within said ten (10) day period. In addition, even though the TOWN may 

elect to not pursue the said revocation, termination and/or cancellation of this License Agreement, based on 

breaches, defaults or violations by the LICENSEE, the notification (formal or informal, orally or written) 

to the LICENSEE, by the TOWN, of the existence of a breach, default or violation, shall be deemed 

reasonable grounds for the TOWN to withhold its consent to the LICENSEE’s exercising of the one-year 

renewal option. 

 

 (c)  Regardless of the title of this Agreement as a “License Agreement,” and the copious references to 

the “LICENSEE,” “License,” “Licensed Premises,” etc., the parties acknowledge, understand and agree 

that this is a license AT WILL OR BY SUFFERANCE, and not a license nor a lease, and that NO 

TENANCY OR LANDLORD-TENANT RELATIONSHIP EXISTS between the TOWN and the 

LICENSEE; and this License Agreement is, therefore, revocable and/or terminable by the TOWN, at will, 

and the TOWN reserves the right to revoke, terminate and/or cancel this License Agreement whenever, in 

the discretion of the Town Board, the Town Board finds that the LICENSEE has failed to cure a breach, 
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default or violation of the License Agreement. 

 

3. PAYMENT 

 The LICENSEE shall pay two hundred and fifty dollars ($250.00) per month to the TOWN, as  

compensation to the TOWN for the LICENSEE’s right and privilege of operating under this License 

Agreement (“License Fee”), which $250.00 shall be paid by the fifteenth day of each and every month 

commencing by July 1, 2023. 

 

 

4. MAINTENANCE OF LICENSED PREMISES 

 (a)  LICENSEE shall keep and maintain the Licensed Premises, including all restrooms, in a clean, 

neat, attractive, sanitary, and orderly condition, including the fumigating, disinfecting and deodorizing of 

same; and including the removal, proper disposal and storage (before disposal) of garbage, waste and refuse, 

which shall be stored in adequate containers. The cost and expense of removal and disposal of garbage, 

waste and refuse shall be the sole responsibility of the LICENSEE. 

 

 (b)  LICENSEE shall empty grease traps located in the Licensed Premises, and shall contract with an 

approved carter to remove and dispose of cooking grease from all grease dumpsters, and in accordance with 

all applicable State, County and Local Laws. 

 

 (c)  The LICENSEE, upon the expiration, revocation or termination of the License Agreement, or upon 

LICENSEE’s surrendering or vacating of possession/occupancy, shall return the Licensed Premises, and 

all of the Equipment, Tools, Machinery, Fixtures, Appliances and Utensils, owned by the TOWN, set forth 

in “Appendix 1” annexed hereto and made a part hereof (“TOWN-Owned Equipment”), in the same or 

better condition as when LICENSEE first entered into occupancy, except for normal wear and tear and any 

renovations or alterations made to the Licensed Premises with the TOWN’s approval. 

 

 (d)  LICENSEE agrees and acknowledges that LICENSEE was given ample and full opportunity to 

inspect the Licensed Premises, and agrees and acknowledges that all buildings, structures, land, 

improvements and appurtenances of the Licensed Premises, and all TOWN-Owned Equipment, are licensed 

by LICENSEE, and accepts all of same, in an “AS IS” condition, without warranty or representation by the 

TOWN, express or implied.  

 

5.  PERMITS 

The LICENSEE, at its sole cost and expense, shall obtain and keep in effect all licenses and permits which 

shall be required by Federal, State, County and/or Local Law to operate the food and beverage service 

facilities and operations addressed in this License Agreement. Copies of all such licenses and permits shall 

be submitted to the TOWN’s Superintendent of Parks, Recreation and Building Maintenance. 

 

6. LICENSE AT WILL OR BY SUFFERANCE 

 (a)  Regardless of the title of this Agreement as a “License Agreement,” and the copious references to 

the “LICENSEE,” “License,” “Licensed Premises,” etc., the parties acknowledge, understand and agree 

that this is a license AT WILL OR BY SUFFERANCE, and not a license nor a lease, and that NO 

TENANCY OR LANDLORD-TENANT RELATIONSHIP EXISTS between the TOWN and the 

LICENSEE; and this License Agreement is, therefore, revocable and/or terminable by the TOWN, at will, 

and the TOWN reserves the right to revoke, terminate and/or cancel this License Agreement whenever, in 

the discretion of the Town Board, the Town Board finds that the LICENSEE has failed to cure a breach, 

default or violation of the License Agreement.  

 (b)  The LICENSEE agrees that it will make no changes or additions to the utility service and systems, 
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such as water, electricity, oil heat, natural gas and associated plumbing and wiring, nor changes in present 

fixtures or equipment, including kitchen fixtures and equipment, nor will LICENSEE install any type of 

electrical motor or electrical heating device in and upon the Licensed Premises, without prior written 

consent of the TOWN, which consent shall not be unreasonably withheld. 

 

7. INSURANCE 

 (a)  The LICENSEE shall not enter into or upon, or take possession or occupancy of, the Licensed 

Premises, until it has obtained all insurance policies and endorsements required under the following sub-

paragraph, and until such policies of insurance have been approved by the TOWN, which consent shall not 

be unreasonably withheld. 

 

 (b)  Workers’ Compensation Insurance - The LICENSEE shall procure and maintain, during the Term 

of this License Agreement, Workers’ Compensation Insurance for all of its officers, owners, members, 

employees, staff and agents, in coverage amounts and containing such endorsements in compliance with 

New York State laws, rules and regulations and naming the TOWN as an additional insured thereunder. 

   General Liability and Property Damage Insurance - The LICENSEE shall procure and maintain, 

during the Term of this License Agreement, such general liability and property damage insurance as shall 

protect LICENSEE and the Licensed Premises from claims for damages for personal injury, including 

accidental death, as well as from claims for property damage, which may arise from activities, performance 

or operations, or lack or failure thereof under this License Agreement. The coverage amounts of such 

insurance shall be as follows: General Liability Insurance in a general aggregate amount of not less than 

one million dollars ($1,000,000.00), and not less than one million dollars ($1,000,000.00) on account of 

any one occurrence. 

   Insurance Covering Special Hazards – The following special hazards shall be covered by a rider 

and/or riders to the policy and/or policies herein elsewhere required to be furnished by the LICENSEE, or 

by separate policies of insurance, in amounts as follows: Automobiles and Automobile Trucks – limits shall 

be the same as required under General Liability Insurance as hereinbefore specified. 

 

 (c)  The LICENSEE shall, from the commencement of the term of the License Agreement and until 

completion, termination, revocation, cancellation or expiration thereof, or until the LICENSEE has 

completely vacated and surrendered the Licensed Premises, whichever comes later, maintain the aforesaid 

insurance policies for the protection of the LICENSEE and the TOWN, which policies shall be written by 

an insurance company (or companies) reasonably approved by the TOWN. The LICENSEE shall furnish 

copies of the insurance policies, or other customary documentation containing the essential terms of the 

policies (e.g., certificate of insurance), to the TOWN, which shall also state thereon that a full year’s policy 

premium has been paid in advance. Each insurance policy and certificate of insurance shall name the TOWN 

as an additional insured in said policies, and have endorsed thereon: 

 

“No cancellation of or change in the policy shall become effective until after ten 

(10) days’ advance written notice to the Town Attorney, Town of Orangetown, 

26 W. Orangeburg Road, Orangeburg, New York 10962.” 

 

 (d)  If, at any time, any of the said insurance policies shall, in the reasonable judgment of the TOWN, 

become unsatisfactory to the TOWN as to form or substance, or if a company issuing any such policies 

shall become unsatisfactory to the TOWN, and notification is given to LICENSEE in writing of same, 

LICENSEE shall promptly procure a new insurance policy and submit proof of same to the TOWN for 

approval. 
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 (f)   The total amount of insurance coverage set forth in ¶23(b) herein may be increased by the TOWN 

during the term of this License Agreement, or any renewal option Term hereof, if reasonably deemed in the 

best interest of the TOWN. 

 

 (g)  The TOWN may replace, at the sole cost and expense of LICENSEE, any and all broken glass in 

and about the Licensed Premises. LICENSEE shall insure, and keep insured, all glass in the Licensed 

Premises for and in the name of the TOWN. Damage and injury to the Licensed Premises, caused by the 

carelessness, recklessness, negligence or improper conduct on the part of LICENSEE, shall be repaired, 

restored or replaced as speedily as possible by the LICENSEE, at the LICENSEE’s sole cost and expense. 

 

8. DEFENSE, INDEMNIFICATION AND HOLD HARMLESS 

 (a)  Except as a result of the TOWN’s own negligence, acts or omissions, the LICENSEE, in addition 

to any policies of insurance procured and maintained pursuant to this License Agreement, agrees to defend 

and indemnify the TOWN, and to hold the TOWN harmless, by reason of any claim, suit, action or cause 

of action, lawsuit or legal proceeding (“claim or suit”), regardless of origin or nature, arising out of the 

LICENSEE’s performance, operation, carrying-out, execution or conducting of any aspect of this License 

Agreement, or associated activities or business, whether by violation of statute, law, ordinance, regulation, 

order or decree or common law liability or responsibility, and whether or not a negligent act or omission is 

claimed; and the LICENSEE agrees to pay the TOWN for defending such claim or suit, all costs, expenses 

and reasonable attorney’s fees incurred therein, or, at the option of the TOWN, the LICENSEE shall, at the 

LICENSEE’s own expense, defend any such claim or suit. Except as a result of the TOWN’s own 

negligence, acts or omissions, the LICENSEE further agrees to defend and indemnify the TOWN, and hold 

the TOWN harmless, from and against all liability, liens, judgments, costs, claims, damages, costs and 

expenses of whatsoever kind, which may in any way be suffered by the TOWN, or which may accrue 

against, or be charged to, or recovered from, the TOWN, by reason, or in consequence, of the performance, 

execution or operation of, or as a result, or in consequence, of LICENSEE’s implementation of this License 

Agreement, or for, or on account of, any act or thing done, or suffered or omitted to be done, under the 

authority, or supposed authority, of this License Agreement. 

 

 (b)  The TOWN shall not be answerable, liable or responsible for any loss or damages that may happen 

to the Licensed Premises, or to any part thereof, or to any materials, equipment or other property that may 

be used therein, or placed upon the ground, during the performance, execution or operation of the License 

Agreement, except as a result of the TOWN’s own negligence, acts or omissions. The TOWN shall not be 

answerable, liable or responsible for any injury or damages or compensation required to be paid, under any 

present or future law, to any persons whatsoever, or for loss or damages to any property, occurring during, 

or resulting from, the performance, execution or operation of the License Agreement; except as a result of 

the TOWN’s own negligence, acts or omissions. 

 

 (c)  The LICENSEE shall indemnify and defend the TOWN, and hold the TOWN harmless, against 

all injuries, losses damages and compensation arising out of, or resulting from, LICENSEE’s performance, 

operation, carrying out, execution or conducting any aspect of this License Agreement, or associated 

activities or business, whether by violation of statute, law, ordinance, regulation, order or decree or common 

law liability or responsibility; except if arising out of, or resulting from, the TOWN’s own negligence, acts 

or omissions. 

 

9.  VIOLATIONS, BREACHES AND DEFAULTS 

 (a)  Should the TOWN, in the discretion of the Town Board, determine that the LICENSEE is not 

operating, carrying-out or performing the License Agreement in compliance with any the terms and 

provisions hereof, the Town Board shall give the LICENSEE ten (10) days’ notice to cure, in writing, 
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specifying in what manner the LICENSEE is not operating, carrying-out or performing, and/or the problems 

or conditions to be cured or corrected, which notice shall be delivered and/or sent to the LICENSEE. In the 

event this License Agreement is revoked, cancelled and/or terminated as aforesaid, all rights and privileges 

of the LICENSEE herein shall be forfeited without any claims for damages, compensation, refund of its 

investment, expenses or costs of improvements, if any, or any other claim whatsoever against the TOWN. 

 

10. NOTICE 

Where provision is made herein for notice to be given in writing, the same shall be delivered and/or sent to 

the LICENSEE, either via hand-delivery at (by any practical means) and/or USPS First Class Mail to the 

LICENSEE’s principal place of business (set forth in the first paragraph of this License Agreement) Town, 

and at or to the Licensed Premises, or by electronic mail if the Licensee has provided an electronic mail 

address to the TOWN; and delivered and/or sent to the TOWN via the same manner at or to TOWN Hall at 

the address set forth in the first paragraph of this License Agreement or via email to 

Townclerk@orangetown.com. 

 

11. FIXTURES, FURNITURE AND EQUIPMENT 

The LICENSEE acknowledges and agrees that the TOWN is the owner of all furniture, furnishings, fixtures, 

equipment, machinery, appliances, apparatus and personal property (i.e., the TOWN-Owned Equipment) 

presently at the Licensed Premises, which TOWN-Owned Equipment consists solely of those items shown 

on the inventory sheet annexed hereto as “Appendix 1,” and LICENSEE shall repair and maintain in 

satisfactory working condition, and be responsible for, all items listed on the annexed Appendix 1 (i.e., the 

TOWN-Owned Equipment), and shall surrender same to the TOWN in the same condition as they were at 

the commencement date of this License Agreement, reasonable wear and tear excepted, at the termination, 

revocation and/or cancellation of this License Agreement. 

 

12. MISCELLANEOUS PROVISIONS 

(a) LICENSEE agrees to abide by and comply with all reasonable rules and regulations that the 

TOWN may, from time to time, issue or adopt for the care, protection, general welfare, health safety and 

comfort of the occupants and visitors of Veterans Memorial Park. 

 

(b) The failure of the TOWN to insist upon the strict performance of any of the provisions, terms, 

promises, conditions and covenants herein shall not be deemed a waiver of any rights, privileges or remedies 

that the TOWN may have, and shall not be deemed a waiver of any subsequent breach, violation or default 

of any such provisions, terms, promises, conditions or covenants herein contained. 

 

(c) If any term, provision, covenant, promise or condition of this License Agreement, or the 

application thereof to any circumstance, shall, to any extent, be invalid or unenforceable, the remainder of 

this License Agreement shall not be affected thereby, and each remaining term, provision, covenant, 

promise and condition of this License Agreement shall be valid and remain in full force and effect. 

 

(d) The TOWN agrees that it will not operate, or permit the operation of, another food and/or non-

alcoholic beverage service or restaurant upon Veterans Memorial Park during the Term of this License 

Agreement (except that the TOWN may offer popcorn to park patrons during the TOWN’s “Family Movie 

Night/Movie Night in the Park” events in the warmer seasons, and hot chocolate drinks and granola-type 

bars during the TOWN’s “Santa Clause 5K Run” event in mid-December). 

 

(e) Subject to rules and regulations of the TOWN, the TOWN grants to the LICENSEE the privilege 

of using the existing parking area at Veterans Memorial Park for patrons and employees of the LICENSEE, 

in conjunction with the use of said parking facilities by other persons using Veterans Memorial Park. 

mailto:Townclerk@orangetown.com
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(f) This License Agreement shall be governed by, and construed in accordance with, the laws of the 

State of New York The LICENSEE agrees to and accepts the provisions of §296 of NYS Executive Law. 

 

16. MODIFICATION 

This License Agreement contains the complete and entire agreement made between the TOWN and 

LICENSEE, and may not be modified, changed or revised orally or in any other manner other than by an 

agreement, in writing, signed by all of the parties or their respective successors in interest. 

 

 IN WITNESS WHEREOF, the parties hereto have caused this instrument to be signed by their 

respective authorized officers. 

 

 

SALONNIERE LLC – LICENSEE 

 

 

By: ________________________________ 

  MARCELLA MAZZEO, Principal Member 

Sworn to before me this _____ 

day of ______________, 2023 

 

________________________________ 

Notary Public 

 

 

 

TOWN OF ORANGETOWN 

 

 

By: ________________________________ 

  Teresa M. Kenny, Supervisor 

Sworn to before me this _____ 

day of ______________, 2023 

 

________________________________ 

Notary Public 
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APPENDIX 1 

 

TOWN-OWNED EQUIPMENT, TOOLS, MACHINERY, FIXTURES, APPLIANCES AND UTENSILS 

 

DESCRIPTION               MANUFACTURER/BRAND    QUANTITY 

 

Stainless Steel Wall-Mounted Sink           Unknown          1 

 

Cooking Hood with Integrated Kidde Fire Suppression System  Kidde            1 

 

Wall-Mounted Air Conditioning Unit          New – to be installed by TOWN   1 

 

AC Smith Water Heater (services restrooms and concession)   AC Smith          1 

 

Fire Extinguisher                 Unknown          1 

 

Roll-Down Security Screen/Shutters           Unknown          1 

 

Electrical Circuit Breaker Panel            Unknown          1 



         
          Job Number: ____________________________ 
 
845-577-3324 
390 West Route 59 Spring Valley NY 10977 845-577-3319 Fax 
500 Route 208 Monroe NY 10950  845-783-5504 Fax 
71 Dolson Avenue Middletown NY 10940 845-342-8939 Fax 
 
Application for Outdoor Lighting 
 
Applicant Name: __________________________________________________________ 
 
Service Address: __________________________________________________________ 
 
Town:________________________________  State:________  Zip:________________ 
 
Billing Address: __________________________________________________________ 
 
Town: ________________________________ State:________ Zip:_________________ 
 
Pole Number(s):__________________________________________________________ 
 
Account Number: ____________________-__ Phone Number: (       ) _____ - _________________________ 
 
Install: Streetlight(s) ________    Floodlight(s) ________ Power Bracket(s) ________ 
 

  5,800 sodium vapor     70   $____________ 
Luminaire Type   Watt   Delivery Charge* 

  9,500 sodium vapor   100   $____________ 
16,000 sodium vapor   150   $____________ 
27,500 sodium vapor   250   $____________ 
46,000 sodium vapor   400   $____________ 
  Other:  _____________   ___   $____________ 
 _____________   ___   $____________ 
 _____________   ___   $____________ 
 
*Plus market supply charge, fuel adjustment charge and municipal tax where applicable.  

1. 15 foot bracket, an additional $.32 per month. 
2. Service is for an initial 12-month period. 
3. Lights will be installed only on Orange and Rockland poles. 

 
In addition, a one-time contribution in the amount of $____________ will be required to extend OH/URD facilities to the 
pole(s) listed and/or to install OH/URD poles.  
 
If this proposal meets with your approval, please sign below and return or fax to my attention at the above location/fax 
number.  If applicable, forward a check or money order made out to Orange and Rockland Utilities for the contribution 
amount stated above to my attention. 

Applicant       Orange and Rockland Utilities 
 
Signature: ___________________________       Signature: ________________________ 
 
Name: ______________________________     Name: ___________________________ 
 
Date: ______________________________      Date: ____________________________ 
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May 5, 2023 
 
 
 
Town of Orangetown 
Attn:  Allison Kardon 
Confidential Assistant to Town Supervisor 
Orangetown Town Hall 
26 W. Orangeburg Rd. 
Orangeburg, NY 10962 
 
Re:  New Streetlight Installation 
 1-6 PVT Del Regno Court – Subdivision Extension 
 
Dear Ms. Kardon, 
 
As per the approved plans for the subdivision – SMK Erie West, created and stamped by Jay 
A. Greenwell, PLS, LLC. Orange and Rockland is proposing to install the following street 
light below as indicated on the attached plan in the cul-de-sac : 
 
 In between lots 30 PVT Del Regno Ct. & 11 PVT Del Regno Ct. 
     Pole # TBD after accepted proposal - Install 35-watt LED on 8ft arm at the monthly 
delivery charge of $10.07 
  
  
  
If this proposal meets with your approval, please sign the attached application and forward 
to my attention at pillmeierj@oru.com.  Any questions, please contact me by email. 
 
Sincerely, 
 

Joe Pillmeier 
 
Joe Pillmeier 
New Business Project Manager 

mailto:pillmeierj@oru.com
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Allison Kardon

From: Allison Kardon
Sent: Friday, June 23, 2023 12:46 PM
To: Allison Kardon
Subject: Rescind letter

 

From: christopher fratto  
Sent: Friday, June 23, 2023 10:23 AM 
To: Roberto Urban <rurban@orangetown.com> 
Subject: Rescind letter 
 

To whom this may concern, I would like to e xpre ss my si ncere gratitude for considering me as a ca ndidate for the position. It was a pleasure to meet the hiri ng team and to learn more about Oranget own Building De partme nt. I was truly impressed by the compa ny's values, culture, and                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                          

To whom this may concern, 

I would like to express my sincere gratitude for considering me as a candidate for the position. It was 
a pleasure to meet the hiring team and to learn more about Orangetown Building Department. I was 
truly impressed by the company's values, culture, and the opportunities it presents. 

However, circumstances have changed since I initially applied for the position, and I have had to 
reassess my personal and professional goals. While I recognize the potential for growth and 
development within, I have determined that it would not be the best fit for me at this point in my 
career.  

I am grateful for the opportunity to have been considered for a position within the organization. I 
hope that this decision does not cause any inconvenience, and I assure you that I hold Orangetown 
Building Department in high regard. 

Thank you again for the opportunity, 

 
Christopher Fratto  
 











Town of Orangetown

DATE: June 27, 2023

WARRANT  

Warrant Reference Warrant # Amount

Approved for payment in the amount of  

060923 545,946.88$                   

062723 2,258,711.42$                

2,804,658.30$                

The above listed claims are approved and ordered paid from the appropriations indicated.

APPROVAL FOR PAYMENT

AUDITING BOARD

Supervisor Teresa M. Kenny

Councilman Brian Donohue

Councilman Paul ValentineCouncilman Gerald Bottari

Councilman Thomas Diviny



  TOWN OF ORANGETOWN

FINANCE OFFICE MEMORANDUM

TO: THE TOWN BOARD

FROM: JEFF BENCIK, DIRECTOR OF FINANCE

SUBJECT:   AUDIT MEMO

DATE: 6/22/2023

CC: DEPARTMENT HEADS

The audit for the Town Board Meeting of 6/27/2023 consists of 2 warrants for a total of $2,804,658.30.

The first warrant had 65 vouchers for $545,946 and was for utilities.

The second warrant had 184 vouchers for $2,258,711 and had the following items of interest.

1. Applied Tactical Technologies (p6) - $5,977 for Police supplies.

2. Beckmann Appraisals (p11) - $15,000 for market trend report.

3. Capasso & Sons (p15) - $90,817 for recycling.

4. Collier’s Engineering & Design (p15) - $9,633 for traffic signal designs.

5. Cornell Cooperative Extension (p16) - $8,777 for stormwater education.

6. CSEA Employee Benefit Fund (p18) - $33,859 for dental benefits.

7. Dichter Law (p18) - $6,400 for Water surcharge case.

8. Edmunds (p19) - $5,239 for Building software.

9. Frohling Sign Co. (p23) - $15,455 for Highway signs.

10. Global Montello (p25) - $13,167 for fuel.

11. Hudson Valley Engineering (p30) - $41,682 for N. Middletown Rd. project.

12. Kuehne Chemical Co. (p36) - $7,423 for sewer chemicals.

13. Morano Brothers Corp. (p40) - $233,553 for N. Middletown Rd. project.

14. NYS Dept. of Civil Service (p41) - $929,242 for healthcare benefits.

15. State Comptroller (p55) - $29,998 for Justice Fines.

16. Tilcon (p59) - $127,827 for Highway materials.
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17. Verde Electric (p62) - $331,384 for installation of traffic signals (bonded).

18. Vortex USA (p62) - $208,033 for splashpad.

Please feel free to contact me with any questions or comments. 

Jeffrey W. Bencik, CFA

845-359-5100 x2204
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