
 
Town of Ramapo 

Building, Planning and Zoning Department 
237 Route 59, Suffern NY 10901 

Phone: (845) 357-5100   Fax: (845) 357-5140 
______________________________________________________________________________________________________________________________ 

COMMUNITY DESIGN REVIEW COMMITTEE 
June 04, 2025, Revised July 7, 2025 

  
A Community Design Review Committee was held on June 04, 2025, with Ian Smith, Building Inspector; Hannah Ross, 
Secretary to Planning; Joel Bianchi, Engineering/Planning Consultant; Dennis Lynch, Engineering Consultant; Abigail 
Shvartsman, Planning Board Attorney; and Aneisha Samuels, Planning Consultant were present. 
 
 
2024.008: 1551 Route 202 Site Development Permit 
1551 Route 202, Pomona 
Tax Lot 33.05-2-9 
Zoning: CC zoning district 
  
The following people were present: Frank Toto and Kalman Herskovits  

 
Project Description: The Ramapo Planning Board has received an application from Kalman Herskovits Construction 
Expediting (applicant) and Chaya Wilhelm member of Trophy 1551 LLC (owners), represented by Dennis Rocks, PE, 
Brooker Engineering for a Site Development Permit approval at 1551 Route 202, Pomona. The project site encompasses 
a 12.9-acre parcel located in the CC zoning district. Currently, the site is home to a radio station office on the western side 
and three antennae throughout the remainder of the property. The applicant plans to convert the existing building into 
medical and dental offices. Additional improvements will include the construction of new driving aisles and a parking lot 
with 28 parking spaces, along with the necessary site enhancements that typically accompany such developments. 
Access to the site will be provided through the existing curb cut on Route 202. The site will also be connected to municipal 
water and sewer services. This project will require a Site Development Permit. The project is within the Scenic Road 
District. Area variances are necessary for parking. 
 
Applicant Provided Materials: 

1. Project Narrative and responses as prepared by Brooker Engineering and dated May 15, 2025 
2. Town of Ramapo Floodplain Development Application dated May 15, 2025 
3. Plan set entitled, “1551 Route 202”, seven sheets in total as prepared by Brooker Engineering 

a. Layout Plan, Sheet 1 of 7, dated April 10, 2025, as revision 1 
b. Grading Plan, Sheet 2 of 7, dated April 10, 2025, as revision 1 
c. Lighting and Landscaping Plan, Sheet 3 of 7, dated April 10, 2025, as revision 1 
d. Erosion and Sediment Control Plan, Sheet 4 of 7, dated April 10, 2025, as revision 1 
e. Existing Condition Plan, Sheet 5 of 7, dated April 10, 2025, as revision 1 
f. Construction Details, Sheet 6 of 7, dated April 10, 2025, as revision 1 
g. Fire Truck Maneuver Plan, Sheet 7 of 7, dated April 10, 2025, as revision 1 

4. Drainage Analysis as prepared by Brooker Engineering and dated May 2025 
5. Parking and Trip Generation Evaluation as prepared by Colliers Engineering & Design and dated May 14, 2025 
6. Site Plan application dated 2/10/2025 *previously provided  
7. EAF dated 2/6/25 *previously provided  

 
Review Letters: 

1. DPW letter dated 6/4/25 
2. MJ Engineering letter dated 06/03/25 
3. Fire inspector letter dated 05/23/25 
4. Building Inspector letter dated 06/02/25 
5. Rockland Co Sewer District No. 1 letter dated 05/29/25 
6. Rockland Co Drainage letter dated 3/5/25 *prior letter 
7. Hillcrest Fire Co. letter dated 6/2/25 

 
 

 



Application History / Status:  

1. 3/5/25- the application was before the CDRC for project introduction. The applicant was requested to provide Flood 
Plain analysis and Scenic overlay information for review  

2. 3/25/25- The applicant was before the Planning Board for concept presentation and SEQRA Classification. The 
Planning Board sent the applicant back to CDRC with comments.  

 
The following was discussed: 

1. The applicant provided a project description and project overview. Including comments on the wetlands previously 
disturbed wetlands and proposed side walk.  

2. CDRC Comments: 
a. DPW noted all previous comments have been addressed 
b. Fire inspector notes no additional comments  
c. Building Inspector notes a 9.7% parking reduction is being requested from the planning board.   
d. RCSD No.1 notes Five (5) comments including that no additional impact fees are required unless the use 

or occupancy changes and other comments pertaining to sewerage. 
e. MJ notes the SEQR and GML and further outlines that based on review of the part II of the SEAF some 

areas of concern include the impacts on land and surface water. The applicant shall provide the Town 
correspondence from the NYSDEC regarding their jurisdictional determination and associated permitting 
required under Article 24 

CDRC Recommendations / Observations 
1. SEQR: The application is an “Unlisted” Action. A coordinated review is optional for Unlisted action. It is the CDRC’s 

recommendation that a coordinated review occurs 
2. GML: A GML referral is required due to the project site being within 500 feet of a state highway [Route 202], county 

property [Samual G. Fisher Mount Ivy Environmental Park]. Therefore, the application requires a 239 I, m, or n 
referral to the Rockland County Planning Board. 

3. Waivers: none waivers 
4. Variances: The applicant is requesting the following area variances 

  Required Proposed 

Parking  35 25 

 

Next Steps: 
1. The CDRC is of the opinion that the applicant is ready for the Planning Board’s review for concept and to classify 

SEQR and is tentatively scheduled for July 14, 2025 

 
 



   

 

westonandsampson.com  

 

 

74 Lafayette Avenue, Suite 501, Suffern, NY 10901 
Tel: 845-357-4411 

 
 
 
 
 
_________________________________________________________________________________________________ 

 

1551 Route 202 
Application for Site Development Permit  

A) NARRATIVE SUMMARY 
B) RESPONSES TO CDRC & AGENCY REVIEW COMMENTS 

C) ADDITIONAL REVISIONS NOT RELATED TO REVIEW COMMENTS 
Tax Lot 33.05-2-9 
1551 Route 202 
May 15, 2025 

BE #23113 
_________________________________________________________________________________________________ 
 

A) NARRATIVE SUMMARY 
The subject 12.9-acre property has been developed and served as a radio station for decades.  The front part of 
the site included the radio station offices, and the rear part of the site includes the antennae. The site is located 
within the CC Zoning District.  The proposed use for this site plan is Medical and Dental Offices which are a 
permitted CC use (CS use 8).  The proposed site layout meets the bulk requirements associated with use group 
“N”.  It is anticipated that the building will be occupied by as many as four doctors/dentists and that business 
hours will be typical of the industry with weekday hours and perhaps one evening with hours. 
The Applicant initially appeared at CDRC on March 5, 2025 and was referred to the March 25, 2025 Planning Board 
Meeting for Discussion.  The Planning Board considered the parking reduction that was proposed at that time too 
great.  They also requested a sidewalk along the Route 202 property frontage.  Accordingly, the site plan has been 
revised: 

a) to feature 3 additional parking spaces and has evaluated parking on a net lot area basis as directed by 
the Building Inspector for a 10% reduction  

b) and has proposed a sidewalk.   
It is intended that this submission provides the requisite information that will allow the PB to make a SEQR 
determination.  In addition to the 3 more parking spaces (net) and sidewalk in front of the building as requested 
by the PB other minor revisions made to the site plans are described in the following responses. 
 

B) RESPONSES TO REVIEW COMMENTS 
 

Lorelei Green Tinston, Rockland County Sewer District No. 1 Review Letter of 3/3/25: 

1. COMMENT: The sanitary sewer from this project would connect to the District's sewer system. 

a. Approval of the application for the conversion of an existing 5185 square foot radio station building 

into medical and dental offices on a 561,454 square foot lot in the former CS District will not result 

in additional sewer units. If the use or occupancy of the property exceeds three (3) units (e.g., with 

increased occupancy or additions), the District will require further review and the owner may have 

to pay an additional impact fee. 

b. We request that the Board notify the District upon approval of the project. 

Response: Comment noted, no action required by Applicant. 

2. COMMENT: Rockland County Sewer District No. l's "Commercial/Non-residential Wastewater 

Questionnaire" and the County Planning Information Certification must be submitted at 

https://www.rocklandcountyny.gov/departments/sewer-district-I/permits-forms and approved by this 

office. The owner must sign the wastewater questionnaire. 
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Response: The Wastewater Questionnaire submission requires plumbing plans that are not yet 
available. The County Planning Certification will not be available until after the Planning Board has 
approved the Site Plan. 

3. COMMENT: The details for sanitary sewer construction must comply with the District's construction 

standards and be shown on the plans. 

Response: If new sewer construction is required the details for sanitary sewer construction complying 
with the District's construction standards will be shown on the plans. 

4. COMMENT: Details for the sanitary sewer connection are subject to approval by the Town of Ramapo. 

5. Response: If new sewer construction is required the details for the sanitary sewer connection will be 
subject to approval by the Town of Ramapo. 
COMMENT: Any existing sewer connection proposed to be abandoned must be plugged between the 

edge of the right-of-way and the curb line with a permanent watertight plug or cap encased in concrete. 

Response: If the existing sewer connection is proposed to be abandoned it will be plugged with a 
permanent watertight plug or cap encased in concrete. 

 

Edward Moran, P.E., Town of Ramapo Department of Public Works Review Letter of 3/11/25: 

1. COMMENT: The existing sewer connection should be shown. 

Response: The existing sewer connection is indicated on the utility plan. 

 

Joel Bianchi, PE, Principal & Traci Sousa, PE, Project Manager- MJ Engineering & Land Surveying PC Review 

Letter of 3/4/25: 

State Environmental Quality Review Act (SEQRA) 
1. COMMENT: Based upon our review of Part 617 of NYS Environmental Conservation Law, the project 

appears to be an “Unlisted” action. The Ramapo Planning Board would serve as the Lead Agency under 

SEQR. The need to undergo a coordinated review is optional for Unlisted actions. 

Response: Comment noted, no action required by Applicant. 
2. COMMENT: Under a coordinated review, involved / interested agencies to be engaged may include, but 

are not necessarily limited to, the following: 

a. Ramapo Zoning Board of Appeals – A review of area variances is being requested. 

b. Veolia Water - approval of reserve capacity for potable water. 

c. Rockland County Sewer District No. 1 – approval of reserve sewer capacity, plan approval 

extension of public sewers. 

d. Rockland County Planning Dept – GML referral 

e. Rockland County Dept of Health – compliance with County Mosquito Code. 

f. NYS Dept of Transportation – utility / non-utility work permit for potential activity within the Route 

202 right-of-way. 

g. NYS Dept of Environmental Conservation – Article 24 Wetland Permit, threatened and 

endangered species. 

h. NYS Office of Parks, Recreation and Historic Preservation – review of existence or absence 

of cultural, historic or archeological resources. 

j. US Army Corps of Engineers – Joint Permit associated with the Article 24 Wetland Permit 

Response: Below please find our comments on items a, p part 2 and h; we take no issue with the 
remaining items. 
Item a: The bulk table indicates that no variances are proposed.  
We suggest that Items g, part 2 and h do not apply since this is an existing site and proposed 
disturbances are limited and are proposed at locations previously disturbed. 

3. COMMENT: The applicant has submitted Part I of the Short Environmental Assessment Form (SEAF) and 

based upon our review, the following comments are offered. 

a. Part I.1: The response indicates the total area of disturbance for the project will be 0.1 acres. 

Therefore, the scope of work is not subject to GP-0-25-001 and the NYSDEC Design Manual. 

Notwithstanding, the project does propose stormwater system improvements and may alter local 

drainage patterns. As such, a drainage analysis shall be provided to demonstrate that there will 
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be no increase in runoff under the proposed developed conditions of the site. The drainage 

analysis will substantiate a response to Part I.17 of the SEAF. 

Response: The site plan has been revised, and the total area of disturbance is now 0.17 acres 
but the scope of work still remains below the 1-acre threshold that would make the project 
subject to GP-0-25-001.  The project does not propose stormwater system improvements and 
will not alter local drainage patterns.  However, a drainage review has been provided to 
memorialize these facts. 

b. Part I.8.a: The response indicates that the proposed action will not result in a substantial increase 

in traffic above present levels. At a minimum, the applicant shall provide a more detailed 

description of the anticipated operations and corresponding anticipated peak hour vehicle trips 

based upon the uses proposed using the ITE Manual. A site-specific traffic impact study may be 

necessary to fully assess whether the project would result in adverse impacts on the local road 

network. 

Response: Attached please find a 05/142025 Parking and Trip Generation Evaluation prepared 
by Colliers. 
c. Part I.10: The response indicates the project will connect to an existing public/private water 

supply. It is recommended that the applicant provide documentation to the Town that the water 

purveyor is willing and capable of providing water to the project. 

Response: Water is currently provided to the existing building.  A modest increase in usage is 
expected but no water supply issues are anticipated with Veolia.  We will share any 
documentation received from Veolia. 

c. Part I.11: The response indicated that the project will connect to an existing wastewater utility. It is 

recommended that the applicant provide documentation to the Town that the sewer authority is 

willing and capable of servicing the project. 

d. Response: MJ indicated at CDRC that the of 3/3/25 RCSD#1 review letter serves this purpose. 
e. Part I.12.b: The response indicates that or portions of it, is located in or adjacent to an area 

designated as sensitive for archeological sites. The applicant shall obtain a “no effect” letter from 

the NYS Office of Parks, Recreation and Historic Preservation prior to acting on SEQR. 

Response: Attached please find a no impact letter from NYS Office of Parks, Recreation and 
Historic Preservation (OPRHP) dated 04-15-2025. 

4. COMMENT: Based upon the information submitted to date, Part II of the SEAF has been reviewed with 

potential impacts identified for the Town’s review. The purpose of Part II is to generally identify areas 

where significant environmental impacts may occur. This allows the Town to request additional 

information from the applicant to document the extent of the impact. The following items were identified in 

Part II and additional information may be needed to support the application to avoid, minimize or mitigate 

potential moderate to large impacts. 

a. Impact on Land – The proposed action has the potential to increase erosion for physical land 

disturbance and the removal of vegetation. To address soil erosion and sedimentation impacts, 

the applicant shall be required to prepare appropriate erosion and sediment control plans. 

Response: Appropriate erosion and sediment control plans have been submitted. 
b. Impact on Surface Water – The proposed action may cause soil erosion or otherwise create 

a source of stormwater discharges that may lead to siltation of other degradation of receiving 

water bodies. Adherence to the above plans and the development of a project specific drainage 

plan will substantially show these impacts potentially being mitigated. The project site appears to 

be almost entirely within Zone A, which is special flood hazard area and subject to the 

requirements of Chapter 149 of the Ramapo Town Code. There shall be identification of how the 

development complies with the Ramapo code, identifying any avoidance, minimization or 

mitigation measures needed. 

Response: A drainage review has been prepared and documents no increase in impervious area 
(a modest decrease is proposed) and that there is no new point discharge; rather the existing 
runoff pattern will remain.  It appears that most of Chapter 149 is not relevant to this application 
because either it does not apply to an existing structure or because it relates to interior 
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construction which would be the subject of a Building Permit Application.  Section 149-10 appears 
to require a floodplain development permit for this Application.  This Permit may already be 
incorporated into the subject Site Plan Application.  However, in case it is not incorporated into 
the Site Plan Application we have prepared a standalone Permit Application. 

 
General Municipal Law  

5. COMMENT: The project site is located within 500-feet of a state highway (NYS Route 202), county 

property (Samual G. Fisher Mount Ivy Environmental Park). Therefore, the application requires a 239 l, m, 

or n referral to the Rockland County Planning Board. 

Response: Comment noted, no action required by Applicant. 
 

Zoning Compliance  
6. COMMENT: The project site is located in the CC Zoning District. Further, the project site is located in the 

Scenic Road District. The proposal is for the existing building to be converted into a Dental and Medical 

office. Based upon a review of Section 376, Attachment 4 of the Town’s Zoning, the proposal is defined 

as use group(s) N. The dental and medical offices require approval for a Site Development Permit. 

Response: Comment noted, this Narrative is provided in support of the subject site development permit 
application. 

7. COMMENT: Based upon our review of the development proposal and the bulk lot requirements of the 

underlying zoning district, the following area variances appear necessary, which shall be confirmed by the 

Town’s Chief Zoning Official: 

a. Parking: 35 Required; 25 Provided. 

Response: Proposed parking has been revised, and the Application now requires 9.7% reduction by the 
Planning Board.  No variances are anticipated. 

8. COMMENT: The project site is located within the Town’s Scenic Overlay District and is subject to the 

requirements of Chapter 215 of the Town Code. The applicant shall provide a narrative discussion of how 

the development proposal complies with Section 215-4(A)(3) and (A)(4) of the Town Code for review by 

the Planning Board. 

Response: Section 215-4(A)(3) states that “In order to grant approval, the Building Inspector or Planning 
Board, whichever is applicable, must find that the important scenic and natural features of the site will be 
substantially preserved”. The project will not remove any scenic or natural features and will maintain the 
existing conditions; therefore, the project will comply with Chapter 215 of the Town Code.   

9. COMMENT: The narrative needs to be expanded to be more descriptive of the development proposal. 

Provide the total number of patients and staff and the days and hours of operation. As presented, there 

is insufficient information to assess the project's scope. 

Response: The Narrative above has been expanded as requested. 
10. COMMENT: The Planning Board Letter notes that an NYS DEC wetland has been delineated in the project 

area and that impacts are anticipated within the buffer. The applicant should provide the Town 

correspondence from the NYSDEC regarding their willingness to permit the activity within a potential 

adjacent area as early as possible in the Town’s review. 

Response: Comment noted, correspondence received from the NYSDEC will be shared with Town 
Planning. 
 

Site Plans 
Layout Plan – Sheet 1 of 7 

11. COMMENT: Provide the XBA number for the requested variances if and when approved. 

Response: No variances are anticipated. 
12. COMMENT: Standard Site Development Plan notes 14-20 pursuant to Section R376-605.C of the 

SDPRR. 
Response: The requested notes have been provided. 

13. COMMENT: The applicant is requesting a 28% reduction from the required minimum number of parking 
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spaces. Pursuant to Section 376-70 of the Ramapo Town Zoning, the Planning Board may not exceed 

25% of the normally required amount of parking spaces. A variance from the ZBA will be necessary. The 

narrative mentions a parking study that was conducted to support the reduced parking, but none was 

provided with the submission. 

Response: As noted above, proposed parking has been revised, and the Application now requires 9.7% 
reduction by the Planning Board.  No variances are anticipated.  A 5/14/2025 parking study prepared by 
Colliers is attached. 

14. COMMENT: The proposed parking spaces appear to be within the side yard setbacks, which is not 

permitted per Section 376-50 of the Town Code. 

Response: No parking is proposed in the side yard. 
15. COMMENT: The development proposed work within the NYSDEC wetland 100-foot adjacent area. The 

applicant shall provide the Town with a copy of the Article 24 Permit which shall be done prior to check 

print approval. 

Response: Comment noted, no action required by Applicant at this time. 
16. COMMENT: Provided the time frame and individual who performed the wetland delineation. 

Response: The plans are labeled with the name of the wetland scientist and the date of the delineation. 
17. COMMENT: The plans provide a 16-foot parking stall with a 3-foot overhang. The plans should be revised 

to provide the full 19-foot parking stalls. The rationale is that recent observations have shown that the 

diminished length of parking that utilizes this approach has become insufficient during the winter months 

and obstructed width due to snowfall. 

Response:  As discussed at CDRC, the parking stall configuration meets the site plan regulations and 
has been found to be acceptable for this project by the Building Inspector. 

18. COMMENT: It is uncertain how the three parking spaces on the west side of the site, designated as 

permeable pavement, will be accessed. Cars parked in the spaces to the south would block access 

these spaces. Furthermore, the plans indicate a concrete curb separating the parking spaces. Parking 

stalls shall be fully accessible from a drive aisle and not obstructed by other parking spaces. 

Response: The 3 subject spaces are “tandem” spaces to be used by employees who work at the 
facility.  This arrangement has been found to be acceptable by the Building Inspector at the last CDRC 
meeting. 

19. COMMENT: Subsequent plans shall provide further detail, ensuring accessible routes are compliant with 

ADA Guidelines. 

Response: ADA compliant grading is indicated on the grading plan. 
20. COMMENT: The current layout obstructs the gravel driveway used for antenna access. The applicant 

should provide additional details regarding future access to the antennas or whether the antennas will 

be removed as part of this application. 

Response: It is understood that the subject gravel driveway may be obstructed by a parked car.  Access 
to the gravel driveway will be scheduled by appointment and the owner will provide unobstructed 
access at that time.  No antenna is proposed to be removed. 

21. COMMENT: The following comments are relative to the site plan and its conformance to the International 

Fire Code (IFC). The Town Fire Official shall have final authority on the applicability of these comments 

to the proposed site layout: 

a. Show or note the location of any required Knox Box associated with the buildings. 

b. Show or note the location of any required fire department connection associated with the 

buildings. 

c. Should the on-site drive aisles be designated as fire apparatus access roads, it shall be 

confirmed that the pavement section meets the loading criteria of Section Appendix D, 

Section S102.1 of the IFC. 

d. Due to the proposed building use, it is assumed that the building will have automatic 

sprinklers. If this is correct, identify the location and size of any required hot boxes. 

Responses: No knox box is proposed.  The fire department connection location is indicated.  It is 
proposed that the driveway be field tested for loading by the fire department apparatus as a condition 
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for a Certificate of Occupancy.  Interior sprinklers are proposed and Veolia has indicated that backflow 
prevention may be installed inside the building 

 
Grading Plan – Sheet 2 of 7 

22. COMMENT: Identify all existing utilities servicing the parcel that are planned for continued use. A utility 

analysis must be conducted for both water and sanitary services, as the flows for both will 

significantly increase due to the proposed changes associated with the application. 
Response: The project MEP will review the adequacy of existing utility services.  It is true that utility 
demands are anticipated to increase, however they will remain relatively low for this small building for this 
proposed use. 
 
Lighting and Landscape Plan – Sheet 3 of 7 

23. COMMENT: Indicate locations for snow storage. If snow needs to be removed from the site, include a 

note regarding that requirement and specify the maximum time frame for removal. 

Response: Snow storage location is indicated. 
24. COMMENT: Confirm that all above-ground structures, specifically mechanical or electrical equipment, if 

proposed, are shown pursuant to the Town's Site Development Plan Rules and Regulations (SDPRR) 

Response: A placeholder location is indicated for future mechanical or electrical equipment needs which 
are unknown at this time. 

25. COMMENT: Per R376-605 B. 3. d. The planting list must show both the height and caliper of proposed 

plantings. The plant schedule shows only the height or the caliper. 
Response: Planting Plan convention is to specify deciduous plants by caliper and evergreen by height. 

26. COMMENT: Update planting detail to show the 4-inch minimum depth of either sugar cane or licorice root 

mulch so as not to conflict with the Town's standard notes. 

Response:  
27. COMMENT: The “Deciduous Tree Detail" calls out, "remove an upper third of wrapping wire…"; the callout 

should say remove "upper two-thirds of wrapping wire, bottom third to remain.” 

Response: The tree detail callout has been revised as requested. 
28. COMMENT: The "Shrub Planting Detail" Note 2 should say, "Remove all burlap." 

Response: The shrub planting note has been revised as requested. 
29. COMMENT: Provided Landscaping notes pursuant to Section R376-605.B.3.e of the SDPRR 

Response: The subject landscaping notes have been provided. 
30. COMMENT: Pursuant to Section R376-607.B of the SDPRR, parking lots shall have an average of 1.0 foot-

candles. The isometrics shown seem well above 1.0 foot-candles in much of the parking area. 

Subsequent submissions shall update the proposed lighting layout to ensure the minimum and maximum 

foot-candle values are being provided pursuant to Section R376-607.B of the SDPRR. 

Response: The lighting plan has been revised and provides an average of 1.32 footcandles that provides 
thoughtful and appropriate illumination at key locations and meets the spirit of the SDPRR. 

31. COMMENT: Provided a light pole detail. 
Response: A light pole detail has been provided. 

 
Erosion and Sediment Control Plan – Sheet 4 of 7 

32. COMMENT: Erosion and sediment control measures and construction details, including but not limited to 

silt fences, construction entrances, inlet protection, stockpile management, and concrete washouts, must 

be included in all future submissions. 

Response: Details have been provided for silt fence and for a construction entrance.  No inlets are 
proposed, no stockpiles are anticipated and a concrete washout location is not needed (and there is no 
room for one). 

33. COMMENT: Provide a protective barrier between the limits of disturbance and regulated wetlands such 

as orange construction fence. 

Response: Construction fence has been indicated as requested. 
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34. COMMENT: Provide erosion and sediment control notes pursuant to Section R376-605.B.2.g of the 

SDPRR. 
Response: The requested notes have been provided. 
 
Existing Conditions Plans – Sheet 5 of 7 

35. COMMENT: No comment 

Response: No action required by Applicant. 
 
Construction Details – Sheet 6 of 7 

36. COMMENT: No comment 

Response: No action required by Applicant. 
 
Fire Truck Maneuver Plan – Sheet 7 of 7 

37. COMMENT: Show and additional turning movement with the vehicle arriving from the east on NYS Route 

202. 

Response: The requested turning movement has been added as requested. 

 
D) ADDITIONAL REVISIONS NOT RELATED TO REVIEW COMMENTS 

 
1) The front parking aisle features a fire truck turnaround configuration that complies with the “Acceptable 

Alternative TO 120’ hammerhead from fire code figure D103.1 
2) The net lot area review on the layout plan was expanded. 
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518.371.0799 

mj@mjteam.com 

mjteam.com 

Fishkill, NY 

Levittown, NY 

Picatinny, NJ 

Melbourne, FL 

21 Corporate Drive  

Clifton Park, NY 12065  

June 3, 2025 

 

To: Ian Smith, Building Inspector 

Hannah Ross, Planning Department 

Abigail Shvartsman, Consulting Attorney to the Planning Board 

Ed Moran, PE Town Dept of Public Works 

Kalman Herskovits, Construction Expediting 

Dennis Rocks, PE, Brooker Engineering 

 

From: Joel Bianchi, PE, Principal / Senior Vice President of Civil Engineering 

 Dennis Lynch PE, Civil Engineering Group Manager 

 MJ Engineering, Architecture, Landscape Architecture, and Land Surveying, P.C. 

 

Re: 1551 Route 202 Site Development Permit  

1551 Route 202, Pomona 

Tax Lot 33.05-2-9 

Ramapo File: 2025.008 

MJ File: 1074.01.380 

 

MJ Engineering, Architecture, Landscape Architecture, and Land Surveying (MJ) has reviewed the 

submission for the above-referenced application within the Town of Ramapo. Documents received for 

our review included the following:  

• Project Narrative as prepared by Brooker Engineering and dated May 15, 2025 

• Town of Ramapo Floodplain Development Application dated May 15, 2025 

• Plan set entitled, “1551 Route 202”, seven sheets in total as prepared by Brooker Engineering 

o Layout Plan, Sheet 1 of 7, dated April 10, 2025, as revision 1 

o Grading Plan, Sheet 2 of 7, dated April 10, 2025, as revision 1 

o Lighting and Landscaping Plan, Sheet 3 of 7, dated April 10, 2025, as revision 1 

o Erosion and Sediment Control Plan, Sheet 4 of 7, dated April 10, 2025, as revision 1 

o Existing Condition Plan, Sheet 5 of 7, dated April 10, 2025, as revision 1 

o Construction Details, Sheet 6 of 7, dated April 10, 2025, as revision 1 

o Fire Truck Maneuver Plan, Sheet 7 of 7, dated April 10, 2025, as revision 1 

• Drainage Analysis as prepared by Brooker Engineering and dated May 2025 

• Parking and Trip Generation Evaluation as prepared by Colliers Engineering & Design and dated 

May 14, 2025 

 

The project site encompasses a 12.9-acre parcel located in the CC zoning district. Currently, the site is 

home to a radio station office on the western side and three antennae throughout the remainder of the 

property. The applicant plans to convert the existing building into medical and dental offices.  

 

Additional improvements will include the construction of new drive aisles and a parking lot with 28 

parking spaces, along with the necessary site enhancements that typically accompany such 

developments. Access to the site will be provided through the existing curb cut on Route 202. The site 

will also be connected to municipal water and sewer services. This project will require Site Development 

Permit. 

 

Based upon our review of the above documents, we offer the following comments for consideration. 



 

2025.08: 1551 Route 202 

June 3, 2025 
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State Environmental Quality Review Act (SEQRA) 

 

1. Based upon our review of Part 617 of NYS Environmental Conservation Law, the project appears 

to be an “Unlisted” action. The Ramapo Planning Board would serve as the Lead Agency under 

SEQR. The need to undergo a coordinated review is optional for Unlisted actions. 

 

2. Under a coordinated review, involved / interested agencies to be engaged may include, but are 

not necessarily limited to, the following:  

a. Veolia Water - approval of reserve capacity for potable water. 

b. Rockland County Sewer District No. 1 – approval of reserve sewer capacity, plan approval 

extension of public sewers.  

c. Rockland County Planning Dept – GML referral 

d. Rockland County Dept of Health – compliance with County Mosquito Code. Rockland County 

Drainage Agency – work within the jurisdictional boundaries of a county regulated 

waterbody. 

e. NYS Dept of Transportation – utility / non-utility work permit for potential activity within 

the Route 202 right-of-way.  

f. NYS Dept of Environmental Conservation – Article 24 Wetland Permit, threatened and 

endangered species. 

g. NYS Office of Parks, Recreation and Historic Preservation – review of existence or absence 

of cultural, historic or archeological resources. 

h. US Army Corps of Engineers – Joint Permit associated with the Article 24 Wetland Permit.  

 

3. The applicant has submitted Part I of the Short Environmental Assessment Form (SEAF) and 

based upon our review, the following comments are offered. 

a. Part I.1: The response indicates the total area of disturbance for the project will be 0.17 

acres. Therefore, the scope of work is not subject to GP-0-25-001 and the NYSDEC Design 

Manual. Notwithstanding, the project does propose stormwater system improvements and 

may alter local drainage patterns. As such, a drainage analysis shall be provided to 

demonstrate that there will be no increase in runoff under the proposed developed 

conditions of the site. The drainage analysis will substantiate a response to Part I.17 of the 

SEAF.  

b. Part I.10: The response indicates the project will connect to an existing public/private water 

supply. It is recommended that the applicant provide documentation to the Town that the 

water purveyor is willing and capable of providing water to the project.  

c. Part I.11: The response indicated that the project will connect to an existing wastewater 

utility. It is recommended that the applicant provide documentation to the Town that the 

sewer authority is willing and capable of servicing the project.  

d. Part I.12.b: The response indicates that or portions of it, is located in or adjacent to an area 

designated as sensitive for archeological sites. The applicant has obtained a “no effect” letter 

from the NYS Office of Parks, Recreation and Historic Preservation.  

 

4. Based upon the information submitted to date, Part II of the SEAF has been reviewed with 

potential impacts identified for the Town’s review. The purpose of Part II is to generally identify 

areas where significant environmental impacts may occur. This allows the Town to request 

additional information from the applicant to document the extent of the impact. The following 
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items were identified in Part II and additional information may be needed to support the 

application to avoid, minimize or mitigate potential moderate to large impacts. 

a. Impact on Land – The proposed action has the potential to increase erosion for physical 

land disturbance and the removal of vegetation. To address soil erosion and sedimentation 

impacts, the applicant shall be required to prepare appropriate erosion and sediment control 

plans.  

b. Impact on Surface Water – The proposed action may cause soil erosion or otherwise create 

a source of stormwater discharges that may lead to siltation of other degradation of 

receiving water bodies. Adherence to the above plans and the development of a project 

specific drainage plan will substantially show these impacts potentially being mitigated. The 

project site appears to be almost entirely within Zone A, which is special flood hazard area 

and subject to the requirements of Chapter 149 of the Ramapo Town Code. There shall be 

identification of how the development complies with the Ramapo code, identifying any 

avoidance, minimization or mitigation measures needed.   

 

General Municipal Law 

 

5. The project site is located within 500-feet of a state highway (NYS Route 202), county property 

(Samual G. Fisher Mount Ivy Environmental Park). Therefore, the application requires a 239 l, m, 

or n referral to the Rockland County Planning Board. 

 

Zoning Compliance 

 

6. The project site is located in the CC Zoning District. Further, the project site is located in the 

Scenic Road District. The proposal is for the existing building to be converted into a dental and 

medical office. Based upon a review of Section 376, Attachment 4 of the Town’s Zoning, the 

proposal is defined as use group(s) N. The dental and medical offices require approval for a Site 

Development Permit. 

 

7. Based upon our review of the development proposal and the bulk lot requirements of the 

underlying zoning district, the following waiver appears necessary, which shall be confirmed by 

the Town’s Chief Zoning Official: 

a. Parking: 35 Required; 28 Provided.  

 

8. The applicant has provided a narrative discussion of the project and how it meets the 

requirements of Section 376-120 of the Town’s Zoning with respect to the Special Use Permit 

being applied for. The Planning Board shall review the applicant’s submission to determine 

whether the special use criteria has been satisfied.  

 

Narrative 

 

9. The Planning Board Letter notes that an NYSDEC wetland has been delineated in the project area 

and that impacts are anticipated within the buffer. The applicant shall provide the Town 

correspondence from the NYSDEC regarding their jurisdictional determination and associated 

permitting required under Article 24. 
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Site Plans 

 

Layout Plan – Sheet 1 of 7 

 

10. Within the title block of all plan sheets, provide the following information “Ramapo Planning No. 

2025.008.” 

 

11. The development proposed work within the NYSDEC wetland 100-foot adjacent area. The 

applicant shall provide the Town with a copy of the Article 24 Permit, which shall be done prior 

to check print approval.  

 

Grading Plan – Sheet 2 of 7 

 

12. As noted in Comment 21 of our March 4, 2025 review, identify all existing utilities servicing the 

parcel that are planned for continued use. A utility analysis must be conducted for both water 

and sanitary services, as the flows for both will significantly increase due to the proposed changes 

associated with the application. 

 

Lighting and Landscaping Plan – Sheet 3 of 7 

 

13. No comment 

 

Erosion and Sediment Control Plan – Sheet 4 of 7  

 

14. No comment 

 

Existing Condition Plans – Sheet 5 of 7 

 

15. No comment 

 

Construction Details – Sheet 6 of 7 

 

16. No comment 

 

Fire Truck Maneuver Plan – Sheet 7 of 7 

 

17. MJ takes no exception to the analysis completed. However, the technical analysis remains subject 

to the review and approval of the Town Fire Official. 

 

Parking and Trip Generation Evaluation  

 

18. The values stated from the ITE Parking Generation Manual for both the Average Parking Demand 

and 85% Parking Demand are accurate. 

 

19. The values stated from the ITE Trip Generation Manual for both the AM and PM peak hours are 

accurate 
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The applicant shall provide written responses to comments received from Town staff, consultants, and 

external agencies as part of their next submission. Should there be any questions regarding the above 

comments, please do not hesitate to contact this office at (518) 371-0799. 



Town of Ramapo 

237 Route 59 

Suffern, New York 10901 

(845) 357-5100 Fax: (845) 357-5140 
 

 

 

Ian Smith, Building Inspector       Adam Peltz 

Building, Planning & Zoning       Fire Inspector 

 

Date: May 23, 2025 

 

REF: 1551 Route 202- Project 2025.008 

 

 

I have reviewed the plans and have no additional comments at this time 

 

 



     HILLCREST FIRE 
COMPANY NO. 1 

 
Staffed by Professional Volunteers Since 1915 

 

 
 

 
 
 
6/2/25 
Town of Ramapo 
237 Rt. 59 
Suffern NY, 10901 
 
Re: 1551 Rt. 202  
​ The Hillcrest Fire Company has reviewed the plans prepared by Brooker Engineering 
dated 4/10/25 Rev 1.  
  

1.​ Page 7 shows 6-Tower with an overall length of 38’ with the turning radius & 
maneuverability. 6-Tower is a 2002 Pierce Dash Mid Mount tower ladder - 46’ in 
overall length. Please re submit for the proper sizing of our largest apparatus. The exact 
specifications can be obtained by the Chiefs office, or the Town of Ramapo might have it 
on file as well.   

 
 
 
 
 
 
 
 
 
 
Thank You  
 
 
Chief Chris Bowers                                                               
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400 Columbus Avenue, Suite 180E 

Valhalla, New York 10595 

Main: 877 627 3772 

 

 

Memorandum 

To: Town of Ramapo - CDRC 

CC: Joshua Herbst  

Dennis Rocks, PE, CFM  

 

From: Ronald P. Rieman, Senior Project Manager   

A. Peter Russillo, P.E., PTOE 

 

Date: May 14, 2025 

Subject: Parking and Trip Generation Evaluation  

1551 Route 202 , Town of Ramapo, Rockland County, NY 

Project No.: 24006941A 

 

The following information has been provided to identify future parking needs for the proposed 

redevelopment of the 1551 Route 202 property.  The following sections provides a description of the 

proposed Project and tasks undertaken in completing the parking evaluation and includes a 

comparison of the Town parking rates with current industry standards. In addition, the anticipated 

trip generation is also provided.      

1. Project Description  

The property at 1551 Route 202 currently consists of an existing building (formerly Polskie Radio - 

WRKL) consisting of approximately 5,124 s.f.  The re-occupied structure is proposed for medical 

office use with 28 parking spaces provided.   

2. Required Parking based on Town Code (as shown on the Site Plan)   

As shown on the Site Plan, with a 10% reduction in building area (due to mechanical space), the 

proposed medical office building would require 31 parking spaces (1 space per 150 s.f. which would 

equate to 6.67 spaces per 1,000 s.f.) based on Town Code.   This would require a 9.7% reduction in 

parking.     

It should be noted that the Town parking requirements are relatively high when compared to 

current industry standards.  See Section 3, below. 

3. Current Industry Standards (ITE Parking Generation)   

As noted above, the Town parking requirements are relatively high when compared to industry 

standards.   Based on studies contained in the Institute of Transportation Engineers (ITE) latest 

Parking Generation Manual, 6th Edition, the following parking would be needed. 
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In order to provide a conservative evaluation, Colliers Engineering & Design calculated the 

Parking Demand based on the total building area (5,124 s.f.).  

Based on the ITE Average Parking Demand for similar uses, 13 spaces would be required (at 2.63 

spaces per 1,000 s.f.) and would be satisfied by the 28 spaces provided.    

 
Based on the ITE 85th Percentile Parking Demand, 22 spaces would be required (at 4.28 spaces 

per 1,000 s.f.) and would also be satisfied by the 28 spaces provided.    

 
A copy of the ITE Peak Parking Demand is contained is Attachment A. 

In addition to the above, it should be noted, that the Site is currently serviced by the Transport of 

Rockland (TOR 95 Bus) which could further reduce the need for parking.   

4. Anticipated Trip Generation (ITE Trip Generation)   

Based on information contained in the latest Institute of Transportation Engineers (ITE) “Trip 

Generation Manual”, 11th Edition for ITE Land Use 720, the proposed medical office building 

(5,124 s.f.) is anticipated to generate a total of 17 trips (13 entering trips and 4 exiting trips) 

during the Weekday Peak AM Hour and a total of 18 trips (5 entering trips and 13 exiting trips) 

during the Weekday Peak PM Hour.  

It should be noted that the anticipated trip generation, is below the 100 peak hour vehicles trip 

criteria by the NYSDOT where generally adverse impacts may occur.   

A copy of the ITE Trip Generation is contained is Attachment B. 

 

 
R:\Projects\2024\24006941A\Reports\Traffic\Word\250514_RPR_Parking and Traffic Evaluation.docx 



 

 

  

Parking Attachment A 
ITE Peak Parking Demand  

  



DATA STATISTICS

Land Use:
Medical-Dental Office Building - Standalone (720) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA
Time Period:
Weekday (Monday - Friday)
Setting/Location:
General Urban/Suburban
Number of Studies:
41
Avg. 1000 Sq. Ft. GFA:
27
Average Rate:
2.63
Range of Rates:
1.02 - 5.97
33rd / 85th Percentile:
2.38 / 4.28

95% Confidence Interval:
2.28 - 2.98
Standard Deviation:
1.15
Coefficient of Variation:
44%
Fitted Curve Equation:
Ln(P) = 0.82 Ln(X) + 1.51

R2:
0.88
Calculated Parking Demand:
Weighted Average: 13
Fitted Curve: 17
85th Percentile: 22

Graph Look Up

https://www.iteparkgen.org/ParkGenQuery 1/1

rrieman
Typewritten Text
Medical Office - 5,124 s.f.

rrieman
Highlight
Weighted Average: 13
Fitted Curve: 17
85th Percentile: 22



 

 

  

Traffic Attachment B 
ITE Trip Generation  
 



DATA STATISTICS

Land Use:
Medical-Dental Office Building - Stand-Alone (720) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA
Time Period:
Weekday
Peak Hour of Adjacent Street Traffic
One Hour Between 7 and 9 a.m.
Setting/Location:
General Urban/Suburban
Trip Type:
Vehicle
Number of Studies:
24
Avg. 1000 Sq. Ft. GFA:
25
Average Rate:
3.10
Range of Rates:
0.87 - 14.30
Standard Deviation:
1.49
Fitted Curve Equation:
Ln(T) = 0.90 Ln(X) + 1.34

R2:
0.80
Directional Distribution:
79% entering, 21% exiting
Calculated Trip Ends:
Average Rate: 16 (Total), 13 (Entry), 3 (Exit)
Fitted Curve: 17 (Total), 13 (Entry), 4 (Exit)

Graph Look Up

https://www.itetripgen.org/Query 1/1

rrieman
Typewritten Text
Medical Office - 5,124 s.f.

rrieman
Highlight
Fitted Curve: 17 (Total), 13 (Entry), 4 (Exit)



DATA STATISTICS

Land Use:
Medical-Dental Office Building - Stand-Alone (720) Click for Description and Data Plots

Independent Variable:
1000 Sq. Ft. GFA
Time Period:
Weekday
Peak Hour of Adjacent Street Traffic
One Hour Between 4 and 6 p.m.
Setting/Location:
General Urban/Suburban
Trip Type:
Vehicle
Number of Studies:
30
Avg. 1000 Sq. Ft. GFA:
23
Average Rate:
3.93
Range of Rates:
0.62 - 8.86
Standard Deviation:
1.86
Fitted Curve Equation:
T = 4.07(X) - 3.17

R2:
0.77
Directional Distribution:
30% entering, 70% exiting
Calculated Trip Ends:
Average Rate: 20 (Total), 6 (Entry), 14 (Exit)
Fitted Curve: 18 (Total), 5 (Entry), 13 (Exit)

Graph Look Up

https://www.itetripgen.org/Query 1/1

rrieman
Typewritten Text
Medical Office - 5,124 s.f.

rrieman
Highlight
Fitted Curve: 18 (Total), 5 (Entry), 13 (Exit)



KATHY HOCHUL
Governor

RANDY SIMONS
Commissioner Pro Tempore

April 15, 2025

Dennis Rocks
Principal Engineer
Brooker Engineering, Ddivision of Weston & Sampson
74 Lafayette Ave
Suite 501
Suffern, NY 10901

Re: SEQRA
1551 Route 202
1551 Route 202, Pomona, NY 10970
25PR03321
Ramapo Project Number 2025.008

Dear Dennis Rocks:

Thank you for requesting the comments of the Office of Parks, Recreation and Historic
Preservation (OPRHP). We have reviewed the project in accordance with the New York State
Historic Preservation Act of 1980 (Section 14.09 of the New York Parks, Recreation and Historic
Preservation Law). These comments are those of the OPRHP and relate only to Historic/Cultural
resources. They do not include potential environmental impacts to New York State Parkland that
may be involved in or near your project.

Based upon this review, it is the opinion of OPRHP that no properties, including archaeological
and/or historic resources, listed in or eligible for the New York State and National Registers of
Historic Places will be impacted by this project.

If further correspondence is required regarding this project, please be sure to refer to the
OPRHP Project Review (PR) number noted above. If you have any questions, please contact
Bradley Russell at the following email address:

Bradley.Russell@parks.ny.gov

Sincerely,

R. Daniel Mackay

Deputy Commissioner for Historic Preservation
Division for Historic Preservation

New York State Office of Parks, Recreation and Historic Preservation
Division for Historic Preservation, Peebles Island, PO Box 189, Waterford, New York 12188-0189

(518) 237-8643 • https://parks.ny.gov/shpo









   

 

westonandsampson.com  

 

 

74 Lafayette Avenue, Suite 501, Suffern, NY 10901 
Tel: 845.357.4411 

 

 

 
 

 

 

 
DRAINAGE ANALYSIS 

 
Prepared for: 

 

1551 Route 202  
 

Town of Ramapo 
Rockland County, New York 

 

 
May 2025 

 

 
 
 
 
 
 
 
 
 
 
 

   
                                                                                               Dennis J. Rocks, P.E. 

                                                                                                         N.Y. Lic. No. 066208 
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METHODOLOGY 
 
The subject 12.9-acre property has been developed and served as a radio station for decades.  The front 
part of the site included the radio station offices, and the rear part of the site included the antennae. 
The existing building exterior footprint will remain as-is, and the parking area will be reconfigured to 
provide more organized vehicle circulation and improved fire department access.  
 
A net reduction in the impervious area is proposed.  The proposed area of disturbance is 0.17 acres and 
is not subject to the SPDES Stormwater Construction Permit.  Pervious pavers are proposed at selected 
low traffic areas to reduce impervious areas.  Surface drainage will continue to flow in an overland sheet 
flow pattern toward the wetland and toward the Creek that flows along the west site boundary; no new 
point discharges are proposed, and no drainage infrastructure is required.   
 
The runoff from the impervious area in drainage area A flows to the Wetland onsite. The onsite wetland in 
turn contributes to the tributary of the South Branch of the Minisceongo Creek. The runoff from the 
impervious area in drainage area B flows to the tributary of the South Br Minisceongo Creek. This is the 
same in both existing and proposed conditions. This project should not significantly impact the runoff.  

 
Decrease In Impervious area  
 
Total Existing Impervious Coverage:  
Concrete: 949 SF 
Buildings: 5,223 SF 
Pavement: 15,162 SF 
Total:  21,334 SF  

 
Total Proposed Impervious Coverage:  
Concrete: 654 SF 
Buildings: 5,185 SF 
Pavement: 14,544 SF 
Pervious Pavement: 519 SF (62%) = 321 SF 
Total:  20,704 SF  
 
Net Change: 21,334 SF-20,704 SF = -630 SF 

 
 
CONCLUSIONS 
 
The project does not propose stormwater system improvements and will not alter local drainage patterns 
because of the net decrease in the impervious area. There will be no significant change in where the 
runoff flows from existing conditions to proposed conditions. There also will be no new points of 
discharge, nor new concentrated flows. 
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