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RESPONSES TO SUBSTANTIVE PUBLIC COMMENT 

In accordance with 6 NYCRR Part 617.9(b)(8), the FEIS must respond to substantive 
comments received. The following table identifies substantive comments received during the 
public comment period specific to environmental impacts associated with the State 
Environmental Quality Review (SEQR) process. Comments received during the public 
comment period that are not relevant to the evaluation and identification of environmental 
impacts, the development of appropriate mitigation measures or comments that concur with 
or object to the proposed action without elaboration are not included in this table. However, 
such comments are considered by the Lead Agency and are incorporated into the public 
record. To avoid unnecessary repetition, several broad categories or topic areas have been 
created based on the topic areas evaluated in the DEIS so that related comments could be 
grouped appropriately. Many comments could fall under more than one topic, but to avoid 
repetition have been addressed within a single topic area or category. Also, several 
commentors provided comments on multiple topic areas and those comments are reflected in 
Table 1. 

The SEQRA process for the proposed Project has or will include the following actions: 

• Issuance of a Positive Declaration by the Lead Agency on August 22, 2024

• Preparation of a Draft Scoping Document and acceptance of written public
comments on the Draft Scoping Document from August 6 to August 22, 2024

• Approval of the lead agency of the Final Scoping Document on August 22, 2024

• Submission of the DEIS to the Lead Agency on October 30, 2024

• Review of this DEIS by the Lead Agency beginning on October 31, 2024.

• Notice of completion of DEIS and notice of public hearing and comment period
on January 22, 2025.

• A public hearing was held on January 23, 2025.

• A public hearing was held on February 27, 2025.

• Public comments were accepted January 22, 2025 through March 10, 2025.

• Preparation of FEIS, which will include revision of the DEIS as necessary to
address substantive/relevant comments received.

• File notice of completion of FEIS.

• 10-day consideration period.

• Issuance of Findings Statement.
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Table 1. 
Response to Substantive Public Comments 

Commentor 
Comment 
Type Date Received Overview of Comment Response to Substantive Comment 

Joanne Patrick  Public Hearing  1/23/2025  

Availability of a land survey 
DEIS Appendix H includes site plans for the proposed 
project. Sheet C-100 describes the survey that was 
conducted June 2023. 

What is Village Noise 
Ordinance? 

DEIS p. 61 Section 3.9.2.1 Construction "Construction 
phase activities will be conducted in compliance with the 
criteria established in the Village of Airmont Noise 
Ordinance, Chapter 132. Specifically, any construction, 
demolition, excavation, use of tools and/or construction 
equipment will occur between the hours of 8:00 a.m. 
and 7:00 p.m. on weekdays, and not any time on any 
Saturday, Sunday, or legal holiday. " 

Danielle Meehan Public Hearing 1/23/2025 

Why are the buildings being 
referred to as multi-family but 
appear to be single-family 
patio homes? 

The houses were designed to look and feel like semi- 
attached single-family homes but are in reality a 
multifamily building with many units attached to each 
other. This design enhances privacy and comfort for the 
senior residents while still maintaining a community-like 
setting. Renderings of the buildings are in FEIS Appendix 
E. 

Clarify what area variances 
are required for the proposed 
project.  

DEIS Table 6 has been replaced by FEIS Table 2 to 
reflect all required permits and variances required. 

How was the net lot area 
determined?  

When calculating the minimum lot area, the floodplain, 
wetlands, and steep slopes are calculated at 50%. 
(Section 210-29 Special bulk requirements). The net 
area for the project is 16.18 acres. The calculations are 
shown on the site plan drawings in DEIS Appendix H. 

What rules apply to wetlands? 

DEIS p. 35-39, Section 3.2 describes the location and 
wetland types on the proposed project site, as well as 
potential impacts and proposed mitigation measures. 
The proposed project will comply with Airmont Code 
Chapter 206 Wetlands Permit, Section 404 of the Clean 
Water Act, and NYSDEC Freshwater Wetlands 
Regulations (6 NYCRR Part 664).  
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Are the regulatory flood zones 
consistent and can the 
Building Inspector confirm?  

The floodplain is based on the FEMA FIRM (No. 
36087C00154G). The Building Inspector to confirm. 

Steven Klein Public Hearing 1/23/2025 

Traffic Impacts 
DEIS p. 52 Section 3.8 describes traffic conditions, 
including traffic volumes, crash history, trip generation 
estimates, and level of service.  

Pedestrian safety concerns 

DEIS p. 52 Section 3.8 describes current roadway 
conditions and notes that Saddle River Road lacks a 
sidewalk at the proposed project site. Section 3.8.2.2.1 
notes that the proposed project includes the 
construction of a five-foot wide sidewalk on the west 
side of Saddle River Road from the northeast corner of 
the Project Site to the southeast corner, including curb 
ramps and ADA-compliant design.  

Speed limit As noted in the DEIS, p. 53 Section 3.8.1.1, the posted 
speed limit on Saddle River Road is 30 mph.  

Groundwater impacts 
DEIS p. 35 Section 3.2 describes water resources 
related to the proposed project site, including the 
presence of the Ridgewood SSA Primary Aquifer.  

Water quality impacts 

DEIS Table 1 notes the potential loss of pervious 
surfaces as a result of the proposed project and is 
further described in additional detail on p. 29 Section 
3.1.2. Construction of the project will comply with 
applicable NYSDEC SWPPP and NYSDEC SPDES General 
Permit for Construction Activity to protect water quality 
and reduce stormwater runoff. 

Joanne Patrick Public Hearing 2/27/2025 
Is there state funding being 
used for this project and will 
there be affordable housing? 

There is no state funding being used for the project. 
Inclusion of affordable housing has not yet been 
decided. Affordable housing is not required for this 
project by any code or regulation. 
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Can there be trees on S 
Monsey Road property border 
like they're getting on Long 
Meadow Rd?  

An updated visual impact assessment from the western 
viewpoint of the proposed project site has been included 
in the FEIS Appendix D. The assessment determined 
that residences on S Monsey Road are not visible from 
the project site. The project sponsor will include 
additional landscape screening to create a visual buffer 
between the project site and surrounding residences.   

Kristin Robello Public Hearing 2/27/2025 

Too many housing units 

DEIS p.70 Section 3.12 notes there is a documented 
need for senior housing within the Village of Airmont and 
Rockland County identified in the 2018 Village 
Comprehensive Plan and 2024 Rockland County Housing 
Needs Assessment.  

Concerns about existing 
sewer capacity given recent 
overflows in area 

DEIS p. 77 Section 3.13.2.1.2 notes that consultation 
with the Rockland County Sewer District No. 1 indicates 
that there is capacity to serve the project and existing 
sewer lines serve the proposed site. No new pump 
station is required.  

Erosion and flooding issues 

DEIS p. 29 Section 3.1.2. notes that construction of the 
project will comply with applicable NYSDEC standards 
and regulations to protect water quality and reduce 
stormwater runoff.  

Light pollution impacts on 
nearby homes and wildlife 

Light pollution impacting nearby homes and wildlife is an 
existing condition which will be altered and likely 
reduced after construction of the proposed project. A 
lighting plan will be prepared as part of the Site 
Development approval process.  That process will 
include prohibitions against light spillage across property 
lines.  

Is there enough water? 

DEIS p.72-78, Section 3.13 describes the proposed 
water facilities and estimated water use. The proposed 
project would require less than 0.024% of current water 
use produced by the Veolia Water District. 

Concerns about making a left 
from S Monsey Rd to Saddle 
River Rd 

DEIS p. 52 Section 3.8 summarizes the Traffic Impact 
Study, potential impacts, and proposed mitigation to 
reduce any traffic impacts created from the proposed 
project. S Monsey Road is included in the Study.   The 
study analyzed current traffic conditions and projected 
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future impacts based on the proposed development. All 
intersections evaluated, including S. Monsey Road at 
Saddle River Road, are expected to continue operating at 
acceptable levels of service during peak hours. The 
proposed development will generate only a minimal 
increase in vehicle trips, which will not significantly 
impact intersection performance or exceed capacity 
thresholds. 

Mollie Muenzen 
and Kaarlo 
Hentila 

Written Public 
Comment 3/4/2025 

Loss of trees and wildlife 

DEIS p. 42 Section 3.4 describes existing flora and 
wildlife, potential impacts, and proposed mitigation. The 
Project Site predominantly contains various common 
lawn cover and typical suburban landscaping. There are 
very few existing trees on the portion of the project site 
proposed for construction. The Project Sponsor will 
implement strategies to mitigate potential impacts to 
both.    

Compliance with zoning code 

DEIS Table 4 compares the criteria for applying the 
Residential Specialized Housing (RSH) District to the R-
35 and RR-50 Districts. The RSH zone is intended as a 
floating zone to accommodate senior housing and both 
districts meet the Village's eligibility criteria, as does the 
project site itself.   

Change in character of area 

DEIS p.70 Section 3.12 notes there is a documented 
need for senior housing within the Village of Airmont and 
Rockland County identified in the 2018 Village 
Comprehensive Plan and 2024 Rockland County Housing 
Needs Assessment.  

Steven Klein Written Public 
Comment 3/10/2025 

Has zoning been approved for 
the project and is the zoning 
decision part of the SEQRA 
action? 

DEIS p. 5 describes the regulatory process and how it 
applies to the proposed project. The project requires 
application of the RSH overlay zone to the site, Site 
Development Permit approval from the Planning Board 
and variances from the Village Zoning Board of Appeals. 
All three approvals are part of the SEQRA review.  

Are the need for variances 
considered to be part of the 
SEQRA action. 

Yes. 
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Clarify what area variances 
are required for the proposed 
project.  

DEIS Table 6 has been updated in FEIS to reflect all 
required permits and variances required.  

How was the net lot area 
determined?  

When calculating the minimum lot area, the floodplain, 
wetlands, and steep slopes are calculated at 50%. 
(Section 210-29 Special bulk requirements). The net 
area for the project is 16.18 acres. The calculations are 
shown on the site plan drawings in DEIS Appendix H. 

Why are the buildings being 
referred to as multi-family but 
appear to be single-family 
patio homes? 

The houses were designed to look and feel like semi 
attached single-family homes but are in reality a 
multifamily building with many units attached to each 
other. This design enhances privacy and comfort for the 
senior residents, while still maintaining a community-like 
setting. Renderings of the buildings are in FEIS Appendix 
E.  

What is the intent of the 
breezeways? 

This design enhances privacy and comfort for the senior 
residents, while still maintaining a community-like 
setting. The breezeways break up the façade and allow 
access to rear yards. 

Is there a jurisdiction 
determination regarding the 
wetlands on the site.  

The project team submitted a Jurisdictional 
Determination on December 12, 2023, the Army Corp of 
Engineers acknowledged receipt on January 25, 2024, 
and a site visit was conducted on November 13, 2024. A 
Jurisdictional Determination was resubmitted on January 
6, 2025. As of April 2, 2025, the Army Corp of Engineers 
has not asserted jurisdiction.   

Are wetlands being filled in? 

DEIS p. 35-39, Section 3.2 describes the location and 
wetland types on the proposed project site, as well as 
potential impacts and proposed mitigation measures, in 
accordance with NYS standards and guidelines.  

Why are two community 
centers being proposed? 

The proposed project includes two community buildings 
strategically located on either side of the senior housing 
development, ensuring they are easily accessible and 
within a short, walkable distance for residents of the 
senior housing development. 
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Are the regulatory flood zones 
consistent and can the 
Building Inspector confirm?  

The floodplain is based on the FEMA FIRM (No. 
36087C00154G). The Building Inspector to confirm. 

Why did the Planning Board 
not require an alternative 
RSH site plan that meets all 
bulk regulations? 

A draft scoping outline was prepared by the applicant 
that included a no-action alternative, alternative site 
arrangement, and alternative site uses to review. The 
Planning Board, as lead agency, reviewed the draft 
outline, amended it, held public hearing on August 22, 
2024, and solicited written comments. After receiving 
public comments, the Planning Board adopted the 
scoping outline, which formed the basis for the DEIS. At 
no time during the scoping process did anyone suggest 
an alternative RSH plan that meets all bulk regulations, 
and the applicant has not submitted an RSH plan that 
meets all bulk regulations. 

Request for a perimeter 
buffer to reduce visual 
impacts 

DEIS p. 45 Section 3.5 describes the Visual Assessment 
conducted by MJ. The full Assessment can be found in 
DEIS Appendix C. An updated visual impact assessment 
from the western viewpoint of the proposed project site 
has been included in the FEIS. Based on the 
assessment, additional landscape screening will be 
included in the proposed project in the northwestern 
edge of the project site. 

Request for building 
elevations and ground 
elevations  

Updated renderings of the proposed community centers 
and residences have been included in the FEIS.  
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ERRATA INFORMATION 

The following reflects updates to text within the Draft Environmental Impact Statement 
(DEIS):  

• DEIS Page 23 replace Table 6 with the following:

Table 6. Anticipated Approvals for Project 

Agency Agency SEQRA 
Status 

Description of Permit or Approval 
Required 

Village of Airmont Board 
of Trustees Involved Approval of RSH floating zone designation 

Village of Airmont Board 
of Trustees 

Involved Special permit 

Village of Airmont 
Zoning Board 

Involved 

Variance for building coverage from 20% to 
27.46% and for minimum distance between 
the southeast community room and Unit 
79.  

Variance for side setback from 50 feet to 
30 feet; total side setback from 100 feet to 
60 feet; side yard setback from 50 feet to 
30 feet; and distance between buildings 
from 50 feet to 20 feet 

Village of Airmont 
Planning Board Lead Agency Site Development Permit Approval 

Rockland county 
Planning Department Involved GML review 

Rockland County Sewer 
District Involved/Interested Approval of sewer capacity (Option 1 Sewer 

Connection) 

Rockland County 
Drainage Agency Involved Stormwater Permit 

Rockland County 
Highway Department Involved/Interested Driveway access permit 

Rockland County 
Department of Health Involved/Interested 

Mosquito control 

Potable water service 

Sanitary sewer service 

New York State Dept of 
Environmental 
Conservation 

Involved/Interested SPDES General Permit (Stormwater) 

New York State Office of 
Parks, Recreation and 
Historic Preservation 

Interested 

Consultation pursuant to NY, Parks, 
Recreation and Historic Restoration Law 
(PRHPL) 14.09 and/or 106 of the National 
Historic Preservation Act 

United States Army 
Corp of Engineers Involved/Interested 

Jurisdictional Determination 
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• DEIS Page 20, Section 2.5.2, paragraph 1, row 6, add “As required by the
General Permit for stormwater, a preconstruction meeting will be scheduled
and held with the Project sponsor, their agents, and the MS4 prior to any
ground disturbances.”

• DEIS Page 30, Section 3.1.3.1.1, paragraph 2, row 2, at the end of the first
sentence add “The construction entrance will have a wash basin to reduce dust
and spillage of sediments or soils onto the public right-of-way.”

• DEIS Page 36, Section 3.2.1.1.1.2, replace with “There is a ±0.45-acre
freshwater pond centrally located along the western border of the subject
property. The pond appeared to be several feet deep with a mucky substrate
at the time of delineation. One culvert is present along the western edge of the
pond; however, the culvert is for highwater events in the pond and does not
create a continuous connection between the pond and the Saddle River. The
project team submitted a Jurisdictional Determination on December 12, 2023,
the Army Corp of Engineers acknowledged receipt on January 25, 2024, and a
site visit was conducted on November 13, 2024. A Jurisdictional Determination
was resubmitted on January 6, 2025. As of April 2, 2025, the Army Corp of
Engineers has not asserted jurisdiction over this resource.

• DEIS Page 38, Section 3.2.2.1, replace paragraph 2 with “As of April 2, 2025,
no jurisdictional determination for the subject property has been received. It is
anticipated that the pond is an isolated resource and not jurisdictional to the
Army Corp of Engineers; therefore, no additional permits or certifications are
required. If the pond is found to be jurisdictional, then we anticipate the
implementation of a 1:1 ratio of compensatory wetland mitigation at the
discretion of the Army Corps of Engineers. As an alternative, the Army Corps
of Engineers may require other compensatory wetland mitigation practices. The
preference for mitigation will be on-site; however, off-site mitigation will also
be considered. As part of the site development, the applicant will be bound by
the Jurisdictional Determination and responsible for defined mitigation and
required permitting and certifications.

• DEIS Page 81, paragraph 1, row 5, replace $1,539,470 with $1,477,545, based
on feedback received from the Town of Ramapo Tax Assessor on March 20,
2025.

• DEIS Page 89, replace Table 8 with the following:

Table 8. Alternatives Analysis 

Description 

Alternate Site 
Use A: Private 
K-12 School

Alternate Site Use 
B: Single-Family 

Home 
Development 

Preferred Plan: 
105 Multi-family 

units 
Uses 
   Single-Family 
Residential 0 units 15 units 105 units 

 School School building(s) No school building(s) No school building(s) 
Peak Hour Vehicle 
Trips 
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    Weekday AM Peak 
Hour 1,246 13 40 

    Weekday PM Peak 
Hour 272 17 46 

Parking spaces 
(impervious cover) 343* 30 263 

Tax revenue 
generation $0 $252,120 $1,477,545 

School Age Children 1,600 23 0 

• Visual exhibit was prepared in to assess the visual impacts of the proposed
project on S. Monsey Road and Iroquois Trail. The exhibit is provided in FEIS
Appendix D. The assessment found that the proposed project is not visible from
S. Monsey Road, however it is visible from Iroquois Trail.

• DEIS Page 11, replace Table 2 with the following:

Table 2. 
Summary of Measures to Avoid, Minimize, and/or Mitigate Impacts 

Topic Proposed Avoidance / Mitigation Measure 

Geology, Soils, and Topography 

• Sediment and erosion controls during and after
construction

• Soil restoration
• Compliance with SWPPP and NYSDEC SPDES

General Permit for Construction Activity

Water Resources 

• Compliance with SWPPP and NYSDEC SPDES
General Permit for Construction Activity
Stormwater management controls designed to
treat runoff prior to discharge off site

• If water resources on the project site are found
to be within the jurisdiction of the Army Corp
of Engineers, we anticipate the implementation
of a 1:1 ratio of compensatory wetland
mitigation at the discretion of the Army Corps
of Engineers. As an alternative, the Army
Corps of Engineers may require other
compensatory wetland mitigation practices.
The preference for mitigation will be on-site;
however, off-site mitigation will also be
considered.

Climate and Air Quality 

• Dust control procedures consistent with
NYSDEC’s Standards and Specifications for
Dust Control

• Soil, sediment, and erosion control
• Vehicle wash-down station
• Covered, mulched, or seeded stockpiles

Biological, Terrestrial, and Aquatic Ecology 

• Compliance with SWPPP and NYSDEC SPDES
General Permit for Construction Activity to
protect trees, shrubs, ground cover and other
vegetation

• A construction site fence or barrier will be used
to protect valuable vegetation

• Limiting the time periods for tree clearing
Aesthetic/Visual Resources • Landscape screening using dense evergreen

plant materials at:
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• Northern edge of the Project Site, along
Long Meadow Drive.

• Southern edge of the Project Site,
between the Saddle River and Project
Site.

• Northwestern edge between the Project
Site and Iroquois Trail.

• Along roadways and sidewalks.

Historic, Cultural, and Archaeological Resources • No mitigation required

Open Space and Recreation 
• No mitigation required
• Maintenance of existing nature trails is

proposed

Traffic and Transportation 

• During construction, construction signage and
traffic safety measures will be implemented

• No intersection improvements are required
• Installation of a W2-2 intersection warning

sign and supplemental panel “DRIVEWAY” on
southbound Saddle River Road in advance of
the proposed southern site driveway

• Construction of 5-foot sidewalk along Project
Site frontage on Saddle River Road

Noise 

• BMPs during construction, including restricted
work hours for major construction activities.
Building ventilation and mechanical system
selection will consider noise control
considerations

• Compliance with Village of Airmont Noise
Ordinance, Chapter 132 of Village Code

Public Health and Safety • No mitigation required or proposed

Land Use and Zoning • Compliance with the RSH. District
requirements

• Compliance with Comprehensive Plan and
Rockland County Housing Needs Assessment
to address lack of supply of senior housing
and housing diversity

Growth and Character of the Community • BMPs during construction to limit dust and
erosion, and demolition and construction
activities will be restricted to work hours.

There is a documented need for senior 
housing within the Village of Airmont and 
Rockland County identified in the 2018 
Comprehensive Plan and 2024 Rockland 
County Housing Needs Assessment  

Community Facilities and Services • Solid waste will be contained and hauled in
accordance with BMPs

• Automatic sprinkler systems and fire pumps
(if required) will be designed as part of the
building construction plans and reviewed as
part of the building permit process

• Water distribution system will be designed
and installed in accordance with the Veolia
Water District Standards, Rockland County
Department of Health Rules and Regulations



Blue Rill Senior Estates 
A 

Appendix A \ 
Planning Board Public Hearing Minutes



MJ1587 Blue Rill DEIS 
Public Comment 

January 23, 2025 Public Hearing  

Joanne Patrick – 60 S Monsey Rd 

• I looked through the materials that were made available online.
• Was there a recent land survey? I would like to see the markers there.

o It was noted the site plan was based on a survey that is included in the Appendix
o I will come tomorrow to read the paper copy of the DEIS and appendix

• For the Village of Airmont, what are the times of the noise ordinance because there is noise
coming after 10 PM.  I have called the police, and they have done nothing but there is noise
in the summertime when your windows are open, they have a loudspeaker, I guess the
senior will not make noise though. Are they 55 and older?

Danielle Meehan – 18 Ackerman Ave 

• When I was clapping, I was expressing myself and forms of expression are protected under
the First Amendment unless the Village of Airmont has suspended the First Amendment
here. Please you need to respect my rights.

o The board has the right to maintain decorum
• Would it be better to send the questions in writing as they are very involved with SEQR, there

are about 14 of them.
• On Pag 69 there was a discussion that explains that the housing is being considered multi-

family, I was here when the scoping document was first presented and I did look at what I
believe were plans. I was under the impression each of these were singly family dwellings. It
does not make sense to me that each of these buildings are being referred to as multi-
family. I would appreciate it if this was clarified. They’re not townhomes they look like patio
homes to me. I am not an expert, but I would appreciate that clarified.

• I was having a hard time finding where all the area variances are if that could be made more
clear, usually the plans are in one place or area.

• There's a number that is mentioned for the net lot area, but I was not clear on if the
developer has taken the internal rights of way and areas that shouldn’t be included in the
net area if this could also be clarified as well.

• It appears to me that wetlands are being filled in, it appears that the wetlands that are
proposed to be filled in are in a flood zone. I’d like to know what rules apply to this.

• The regulatory flood zone areas do not look consistent. Perhaps Lou the building inspector
could verify if that is consistent across all the sheets. It did not look consistent to me, but I
could be incorrect.

• The remaining of my questions are very SEQR involved and I will submit them in writing.

Steven Klein – 73 Regina Rd 

• I was reviewing the traffic impact study it is pretty thick, but does not reflect the reality of
what is happening in this area in any way shape or form. 30 MPH speed limit is a suggestion
apparently. I am penalized all the time for driving the speed limit. One of the reasons I drive
the speed limit, actually 2 reasons. The first is pedestrian concern, and the second is
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Public Comment 

because the rampant overdevelopment that has now has placed large animals into the 
roadways. So, I want to tell you there’s another thing. The statistics in terms of accidents 
and accident rates are underreported. I have witnessed on many occasions accidents 
where there is no accident report. You can't tell me, and each and every one of you know, 
that every single Friday is a traffic nightmare at the corner of Saddle River and Regina Road 
without fail. The Ramapo Police do not at all seem to care about it. It has been going on for 
easily 4 years. I cannot tell you how many times I have been passed on these narrow roads 
because the speed limit is only a suggestion.  

• The aquifer is under assault already. I want to know, let's say hypothetically, all this stuff, all
this overdevelopment, this project is just far too large. I want to make that clear. So, the
aquifer becomes polluted and is no longer functioning and that water source is maybe not
really germane to the people in New York State as much as it is to the people in New Jersey.
Who is responsible for this? Because there is a lot of stuff that is going on. I could say some
things people said to me off the record that the wells and all the stuff on the hillside is in
danger, and I will leave it at that. It is a drinking water supply for many people in New Jersey
downstream from us.

February 27, 2025 Public Hearing 

Joanne Patrick – 60 S Monsey Rd  

• My property borders the proposed project
• Is there state funding being used for this project and will there be affordable housing?
• Can there be trees on S Monsey Road property border like they're getting on Long Meadow

Rd?

Kristin Robello – 58 S Monsey Rd 

• Project borders property and has many concerns, including:
o too many housing units
o there are current problems with sewers, there have been overflows for about 15

years in area, and adding more housing units will make the problem worse.
• Traffic concerns - its difficult to make a left from S Monsey to Saddle River Rd
• Bottom of S Monsey has been washed out and eroded due to ongoing flooding issues.
• There's current lighting on project site that comes through windows of home and it affects

wildlife, like bats which are important for controlling mosquitoes
• Why can't it remain open or be a single-family development instead?
• Is there enough water?
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eNOI Print Out (General Construction Permit)
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Building Renderings



Blue Rill Club House View  



Blue Rill House View 1 



Blue Rill House View 2 
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Fiscal Impact Analysis



LEVY DESCRIPTION
FULL MARKET 

VALUE
ASSESSED 

TAXABLE VALUE TAX AMOUNT
FULL MARKET 

VALUE

ASSESSED 
TAXABLE 

VALUE TAX AMOUNT
COUNTY TAX 27.491644 7.76% 749,000.00$     58,122.40$        1,597.88$             900,000.00$         69,840.00$      1,920.02$              
GENERAL TOWN TAX 13.38137 7.76% 749,000.00$     58,122.40$        777.76$                900,000.00$         69,840.00$      934.55$                 
SCHOOL TAX (E RAMAPO) 121.760291 7.76% 749,000.00$     58,122.40$        7,077.00$             900,000.00$         69,840.00$      8,503.74$              
VILLAGE TAX 8.9248 7.76% 749,000.00$     58,122.40$        518.73$                900,000.00$         69,840.00$      623.31$                 
LIBRARY 6.759859 7.76% 749,000.00$     58,122.40$        392.90$                900,000.00$         69,840.00$      472.11$                 
TOWN POLICE 33.737298 7.76% 749,000.00$     58,122.40$        1,960.89$             900,000.00$         69,840.00$      2,356.21$              
AMBULANCE DIST. #1 2.398618 7.76% 749,000.00$     58,122.40$        139.41$                900,000.00$         69,840.00$      167.52$                 
MONSEY FD 8.43124 7.76% 749,000.00$     58,122.40$        490.04$                900,000.00$         69,840.00$      588.84$                 
SEWER DISTRICT RR 4.375601 7.76% 749,000.00$     58,122.40$        254.32$                900,000.00$         69,840.00$      305.59$                 
SOL. WASTE DISP. C 3.801962 7.76% 749,000.00$     58,122.40$        220.98$                900,000.00$         69,840.00$      265.53$                 
WATER FIRE HYDRANTS 2.444443 7.76% 749,000.00$     58,122.40$        142.08$                900,000.00$         69,840.00$      170.72$                 
ANIMAL MANAGEMENT 19.04 7.76% 749,000.00$     1.00 19.04$                  900,000.00$         1.00 19.04$                   
CO COMP 19.84 7.76% 749,000.00$     1.00 19.84$                  900,000.00$         1.00 19.84$                   
MATERIALS RECOVERY 41.9 7.76% 749,000.00$     1.00 41.90$                  900,000.00$         1.00 41.90$                   
SEWER DISTRICT RR 401.945002 7.76% 749,000.00$     1.00 401.95$                900,000.00$         1.00 401.95$                 
TRANSFER STATION CHG 17.13 7.76% 749,000.00$     1.00 17.13$                  900,000.00$         1.00 17.13$                   

TOTAL (per unit) 14,071.85$         16,808.00$          
TOTAL TAX REVENUE 1,477,544.73$    252,119.97$        

*1.00 fee based on typical residential assessment in Project Site area

Per Town of Ramapo Tax Assessor:
2024-25 Basic Star

Suffern Central $1,077.09
East Ramapo $648.99

Preferred Alternative: Proposed Project Alternative Site Use B: Single-Family Development 
TAX RATE

(per $1000 or 
Unit)

UNIFORM 
PCT VALUE
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and Recommended Standards for Water 
Works 

• Sewer infrastructure will be designed and 
constructed in accordance with the Village of 
Airmont and Rockland County standards 





518.371.0799 
mj@mjteam.com 
mjteam.com 

Fishkill, NY 
Levittown, NY 
Picatinny, NJ 
Melbourne, FL 

21 Corporate Drive  
Clifton Park, NY 12065 

April 4, 2025 

Suzanne Carley, Planning and Zoning 
Secretary Village of Airmont 
251 Cherry Lane 
PO Box 578 
Tallman, New York 10982 

RE:   MJ1587.01 Blue Rill Senior Estates 

444 Saddle River Road 
SBL 62.11-2-8, 9 and 10 

Dear Ms. Carley: 

MJ Engineering and Land Surveying has received comments from Town of Ramapo Department of 
Public Works dated May 10, 2024. We offer the following responses to the comments with comments 
listed and our responses in blue italics. 

Narrative 
1. A sanitary sewer review is required prior to final site plan approval. The fee of $125.00,

payable to the Town of Ramap at the Town of Ramapo Planning Department, is due from the
applicant. Ordinarily the Town would not begin the review process until the department has
received receipt that the above fee has been paid. Please make sure the applicant submits
the review fee as soon as possible.

Response: Comment noted.

2. The existing sewer connections must be shown.

Response: Comment noted. The plans will be updated to show the location of the existing
sewer connections. Please note that all the existing sewer connections will be removed and
capped at the property line.

3. The Rockland County Sewer District No. 1 must be given an opportunity to comment on this
plan.

Response: Comment noted. The Rockland County Sewer District No. 1 has been included as
an involved agency for the project review.

4. A note stating that if the lowest floor to be sewered is below the upstream rim elevation then
an exterior check valve is required.

Response: Comment noted. The plans will be revised to include a note stating that if the
lowest floor to be sewered is below the upstream rim elevation then an exterior check valve
is required.

mailto:mj@mjteam.com
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5. A sewer study is required.  

Response: Comment noted. A sewer study had been prepared and will be provided for the 
review and approval of this department. 

 
6. The connection to the existing manhole is not connected to the existing manhole. The manhole 

information is difficult to read.  
 
Response: The plans have been revised to show the connection to the existing manhole. The 
manhole label had been for clarity. 
 

7. There is a pump station shown but no pipes are shown carrying flow to it. 
 
Response: The plans have been revised to show the connection to the proposed pump station.    

 
8. The design of the pump station and the sewer must comply with the Town’s requirements.  

 
Response: Comment noted. The sump station and the onsite sewers will comply with the 
Town’s requirements. 
 

9. The Town’s sewer notes and details must be provided.  
 
Response: Comment noted. The Town sewer notes and details will be provided as part of a 
subsequent submission.  

 
10. Inverts at the cleanout must be provided. 

 
Response: Comment Noted.  The plans will be revised to provide invert elevations at the 
proposed cleanouts.  
 

11. The design of the sewer connections must be provided.  
 
Response: Comment noted. The plans will be revised to provide details on the sewer 
connections.  
 

12. The cast iron invert and lowest floor elevations to be sewered must be provided.  
 
Response: Comment noted. The cast iron invert and the lowest floor elevations to be sewered 
will be provided.   
 

13. We will provide more substantive comments once a more detailed plans are developed. 
 
Response: Comment noted.  
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If you have any comments or questions or need additional information, please do not hesitate to 
contact this office at (845) 240-2412. 

  
 
 
 
 

Dennis Lynch, P.E. 
Civil Engineering Group Manager 
 
 
 
 
 

 
 
 



518.371.0799 
mj@mjteam.com 
mjteam.com 

Fishkill, NY 
Levittown, NY 
Picatinny, NJ 
Melbourne, FL 

21 Corporate Drive  
Clifton Park, NY 12065 

April 4, 2025 

Suzanne Carley, Planning and Zoning Secretary 
Village of Airmont 
251 Cherry Lane 
PO Box 578 
Tallman, New York 10982 

RE:  MJ1587.01 Blue Rill Senior Estates 
444 Saddle River Road 
SBL 62.11-2-8, 9 and 10 

Dear Ms. Carley: 

MJ Engineering and Land Surveying has received comments from Rockland County Drainage Agency 
dated May 21, 2024. We offer the following responses to the comments with comments listed and 
our responses in blue italics. 

1. The above-referenced site is within the jurisdiction of the RCDA, pursuant to the Rockland
County Stream Act. Therefore, a Stream Control Act permit from the RCDA is required for the
current proposal. Please have the applicant submit an application to the RCDA directly. The
RCDA will provide project-specific comments upon receipt and review of the permit application
submission. Copies of permit application package and Chapter 846: Rockland County Stream
Act are being mailed to the property owner with a copy of this letter and are also available at
the County website, within Highway Department, Drainage Division.

Response: Comment noted. An application has been made with the RCDA.

2. The RCDA has previously issued a Notice of Violation for the project site referenced above to
the property owner, dated April 18th, 2021. Please have the property owner address the
violation.

Response: Comment noted. The Rockland County Drainage has been included in the GML
review procedure.

3. By copy of this letter the RCDA is notifying municipal land use boards and departments that
the site is within the jurisdiction of the RCDA, pursuant to the Rockland County  Stream
Control Act, Chapter 846, as noted above. All future development proposals of this site will
require a review and a written determination from the RCDA as to whether a permit is
required. The RCDA recommends that the municipal departments ensure the site has no
outstanding violation and the applicant has secured the required permit from the RCDA, prior
to granting development permit.

Response: Comment noted.

mailto:mj@mjteam.com
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If you have any comments or questions or need additional information, please do not hesitate to 
contact this office at (845) 240-2412. 

Dennis Lynch, P.E. 
Civil Engineering Group Manager 



518.371.0799 
mj@mjteam.com 
mjteam.com 

Fishkill, NY 
Levittown, NY 
Picatinny, NJ 
Melbourne, FL 

21 Corporate Drive  
Clifton Park, NY 12065 

April 4, 2025 

Suzanne Carley, Planning and Zoning Secretary 
Village of Airmont 
251 Cherry Lane 
PO Box 578 
Tallman, New York 10982 

RE:   MJ1587.01 Blue Rill Senior Estates
444 Saddle River Road 
SBL 62.11-2-8, 9 and 10 

Dear Ms. Carley: 

MJ Engineering and Land Surveying has received comments from Rockland County Highway 
Department dated May 07, 2024. We offer the following responses to the comments with comments 
listed and our responses in blue italics. 

Narrative 

1. The RCHD believes that the applicant has made no serious effort to satisfy the zoning
requirements that will potentially damage the environmental resources.

Response: Comment noted. The applicant will continue collaborating with the Village of
Airmont Planning Board and Zoning Board of Appeals throughout the site development
approval process.

2. The Rockland County Drainage Agency shall be included in the GML review procedure.

Response: Comment noted. The Rockland County Drainage has been included in the GML
review procedure.

3. The RCHD believes that the proposed action triggers the SEQRA review process due to the
several potential environmental impacts around the area.

Response: Comment noted. An Environmental Impact Statement (EIS) had been prepared
for the project.

4. The proposal is a dense development than what is existing now. Additionally, it requires
several variances from the applicable bulk standards. The acceptance of the proposed action
would result in over development the individual lot in the district. It appears that similar
actions in the past have been setting a precedent for neighbors seeking the same relief. The
cumulative of such overdevelopment in the district would certainly worsen the traffic
congestion, street parking, flood issues and lead to substandard developments in the area.
The applicant will have to investigate the above concerns and mitigate them.

mailto:mj@mjteam.com
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Response: Comment noted. The applicant will continue collaborating with the Village of 
Airmont Planning Board and Zoning Board of Appeals throughout the site development 
approval process.  

5. A traffic impact study will be required for the proposed action. The study shall have to
investigate traffic conditions on the nearest roads and the nearest intersection that will be
impacted due to the proposed action.

Response: Comment noted. A Traffic Impact Study (TIS) has been prepared for the project.
The study will reveal whether the local road network can support this use and identify
necessary mitigation measures to avoid, minimize, or mitigate adverse impacts.

6. The proposed action will deteriorate the existing traffic flow, and the conditions on Saddle
River Road will have to be addressed.

Response: Comment noted. A Traffic Impact Study (TIS)  has been prepared for the project.
The study will reveal whether the local road network can support this use and identify
necessary mitigation measures to avoid, minimize, or mitigate adverse impacts.

7. The proposed driveway configuration for the facility will potentially create traffic safety
concerns on Saddle River Road.

Response: Comment noted. The applicant will continue to work with the Village traffic
consultant and the Rockland County Highway Department regarding the proposed driveway
configuration.

8. The intersection of New County Road and Monsey Heights Road is a concern as it is operating
under temporary traffic control measures until a permanent solution is implemented.
Additional traffic would deteriorate the operation and safety of the intersection. The proposed
project must be developed and implemented in conjunction with a permanent improvement
to the intersection.

Response: Comment noted. The Traffic Impact Study (TIS) for the project has been
completed, taking into account other nearby developments in its analysis. One of the
intersections included in the report is Saddle River Road and S. Monsey Heights Road. The
applicant will continue to work with the Village traffic consultant and the Rockland County
Highway Department to explore potential mitigation measures.

9. There are other high-density developments either built or proposed in the district that
demands more infrastructure improvements required in the area. The applicant must
coordinate the project with other developments to investigate and mitigate the traffic and
other environmental impacts.

Response: Comment noted. The Traffic Impact Study (TIS) has been completed for the
project, and other developments are considered part of its analysis. The applicant will continue
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collaborating with the Village traffic consultant and the Rockland County Highway Department 
to explore potential mitigation measures. 

10. Normally, there shall be no more than one driveway allowed on a property. The driveways on
Saddle River Road shall be eliminated to promote traffic safety and level of service on the
nearest roadway and intersection.

Response: Comment Noted. The applicant will continue collaborating with the Village traffic
consultant and the Rockland County Highway Department to explore potential mitigation
measures.

11. The inadequate parking in the property would cause detrimental impact on the existing traffic
conditions and environment in the neighborhood. The applicant shall be required to
investigate the impacts due to parking variance and provide sufficient mitigation measure to
address the effect.

Response: The plans provided the minimum off-street parking.

12. The applicant had provided no clear stormwater management program for the facility that
would adversely impact the stream (Saddle River).

Response: Comment noted. A Stormwater Pollution Prevention Plan (SWPPP) has been
prepared for the project. The SWPPP has been prepared in compliance with the NYS DEC and
will obtain coverage under the State Pollution Discharge Elimination System (SPDES) General
Permit for Stormwater Discharge from Construction Activity.

13. A stormwater management report shall be prepared for the proposed development. The report
shall consist of treatment and control of runoff discharges from the site. The stormwater
runoff analysis shall demonstrate that the proposed development would not increase the peak
rate of discharge as it enters the public highway drainage system. Additionally, the ownership,
operation, and maintenance jurisdictions of the proposed stormwater drainage system shall
be clearly identified and shown in the site plan.

Response: Comment noted. A Stormwater Pollution Prevention Plan (SWPPP) has been
developed for the project. This plan complies with New York State Department of
Environmental Conservation (NYS DEC) regulations and will secure coverage under the State
Pollution Discharge Elimination System (SPDES) General Permit for Stormwater Discharge
from Construction Activity. The on-site drainage system will be privately owned and operated.

14. As stormwater is discharged into the stream (Saddle River), a SPDES permit will be required
from the NYS DEC. The SPDES permit shall be updated in conjunction with the stormwater
management plan each year.

Response: Comment noted. A Stormwater Pollution Prevention Plan (SWPPP) has been
prepared for the project. The SWPPP has been prepared in compliance with the NYS DEC and
will obtain coverage under the State Pollution Discharge Elimination System (SPDES) General
Permit for Stormwater Discharge from Construction Activity.
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15. The applicant shall consider an offer of gratuitous dedication of private lands that may require
for road widening and drainage improvement purposes to the County of Rockland for inclusion
into the Rockland County Highway System. The real estate dedication shall be performed
when the site plan approved for the development by the involved agencies.

Response: Comment noted. The applicant will continue to work with the Rockland County
Highway Department on any necessary improvements required for this application.

16. No work shall be performed in the parcel prior to obtaining a road work permit from the RCHD.

Response: Comment noted.

If you have any comments or questions or need additional information, please do not hesitate to 
contact this office at (845) 240-2412. 

Dennis Lynch, P.E. 
Civil Engineering Group Manager 
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