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Town of Haverstraw Town Board  

Blaze 420 LLC Narrative Summary 

 

• Type of Business  

• Company Name: Blaze 420 LLC 

• Use: New York State licensed cannabis retail dispensary providing quality, tested 

New York-grown cannabis products to consumers 21 years of age and older. 

Business will not allow on-site consumption.    

 

• Location & Building Specs 

• 81 West Ramapo Road, Garnerville, NY 

• Includes drive through. 

 

• Intended hours of operation 

• Monday - Wednesday: 8 am – 10 pm 

• Thursday - Friday: 8 am – 11 pm 

• Saturday: 10 am – 12 am 

• Sunday: 11 am – 9 pm 

 

• Operators’ information – names, experience 

• Gregory and Milka: 

• Greg and Milka Pereira are the owners of Blaze 420 LLC, a New York 

cannabis retail dispensary licensed in 2023. Prior to founding Blaze 420 

LLC, Greg and Milka established and operated Urban Outreach since 

2008. The mission of Urban Outreach, Inc. is to provide, competent, 

innovative, and quality training to organizations, businesses, and 

individuals in the communities in which they serve. The company has 

served over 3,100 community members with training, certification, and 

support to open in-home daycare centers, which is regulated by 

Department of Health and the Offices of Childcare and Family Services. 

Urban Outreach also offers NYS DMV certified impaired driver programs 

(IDPs), NYS court approved alcohol education programs (AEPs), and 

Mother Against Drunk Driving victim impact panels (VIPs). 

 

Gregory received his undergraduate degree in human services and 

graduate degree in Public Administration and has utilized his personal and 

educational experiences to provide effectual training. Gregory has 

extensive work experience in key management positions for a number of 

community based organizations in areas of HIV prevention, leadership 

development, young adult education, harm reduction, substance use/abuse, 

SUNY Health & Safety training, Department of Motor Vehicle DWI 

Programming, CPR and First Aid. 

 

Milka has worked for prestigious organizations, such as The New York 

Academy of Medicine, Services for the Under-served, New York Harm 
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Reduction Educators, Inc., the Bronx Defenders, Banana Kelly 

Improvement Association, HANDS program and Project Achieve. 

Through her work experience she has learned and then taught community 

outreach engagement, finding and recruiting hard to reach populations, 

conducting community assessments and providing training to community 

members in First Aid/CPR & AED. 

 

• Platform Cannabis Advisors 

 

Ben and Matt founded Platform Cannabis Advisors (PCA) in September 

2023. PCA’s clients are licensed cannabis retailers. PCA supports its 

clients by securing their retail locations, providing start-up capital, and 

delivering wraparound business services, including ongoing operational 

support, compliance assistance, and accounting and bookkeeping.  

 

PCA opened its first client retail store, Flower Power Dispensers, in April 

2024. The store is located on the Upper West Side of Manhattan, on 

66th Street between Columbus Avenue and Central Park West. 

 

PCA is proud partners with one of the top venture capital firms in 

cannabis, Poseidon Asset Management, which was established in 2013. 

Poseidon’s portfolio companies include market leading cannabis 

companies and ancillary cannabis businesses. Poseidon invested in PCA in 

April 2024 as part of their third fund, the Poseidon Garden Fund. 

 

Prior to starting PCA, Ben and Matt helped lead the policy team at the 

New York State Office of Cannabis Management (OCM), the state’s 

cannabis regulatory agency. 

 

• Video & Alarm Surveillance and Security Systems: 

• Video System 

▪ Contracting alarm and monitoring services with a national leader in 

security services. 

▪ External & internal CCTV cameras (minimum resolution capacity of 

1280x720 pixels) covering all areas of the store, including ingress, egress, 

drive through, and storage and restricted areas. 

▪ Video footage stored for a minimum of ninety days. 

▪ Compliant with all OCM technical requirements, including still shot 

capabilities and time and date stamp. 

▪ Systems are monitored remote 24/7. 

• Alarm system  

▪ Motion detectors covering ingress and egress, vestibule, retail space, 

storage and restricted rooms, and administrative workspaces.  

▪ System will be professionally designed and monitored for full compliance 

with OCM regulations.  

▪ Instant lighting triggered by movement. 
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▪ Systems are monitored remote 24/7. 

• Physical Security 

▪ Keeping brush and site lines on both sides of driveway unobstructed. 

▪ Dual door entry – unarmed security in vestibule.  

▪ Retail space will be monitored by contracted security vendor.  

▪ Outdoor lighting will be pointed downward and serve to illuminate 

exterior entry. 

▪ External movement detection sensors. 

▪ Entry doors are frosted so that no sales activity or product can be viewed 

from the exterior of the store 

▪ Electronic locks and secure portholes in each restricted access area door. 

• Process Security: 

▪ ID verification, only customers 21+ allowed in the store. 

▪ 0% cannabis products in inventory will be in the retail sales space (no self-

service). All products, in compliance with New York State law, will be 

kept in secure storage until it is ready to be fulfilled for an order.  

▪ Priority lines for pre-order pick-ups and drive through.  

• Product Security: 

▪ Secured Areas within the unit for inventory and cash. 

• Cash Management and Transport procedures to limit security risk  

• Inventory Management procedures for intake and quarantine, 

including remedial provisions with the state 

▪ No cannabis waste will be produced or remain on-site.  

• Staffing  

▪ Trained staff with signed handbook per OCM rules. 

▪ Standard Operating Procedures for store, including loss of power and 

system access. 

• All product locked away at night, nothing even left in cars. 

 

• Proposed changes to site, if any 

• One interior wall to bifurcate the entire building. 

• Addition of a bathroom for employee use, where plumbing already exists.  

• Everything else will be movable and mounted wall displays and tech/equipment. 

 

• Walk-in Customer Experience 

• Customers will enter the first set of doors. A security greeter will be in the Entry 

Vestibule checking IDs. 

• Sales Floor is behind second set of doors. Upon entry, customers will have option 

to (1) speak to a salesperson on the floor who can place an order via tablet, (2) 

walk up to a kiosk tablet (iPad or similar) where they can order their product, or 

(3) proceed to the point of sale, if they have placed a pre-paid pick-up order. 

• Trained salespersons, known in the industry as “budtenders”, are available to help 

customers find the right products for them.  

• No cannabis products or products for sale will be on the Sales Floor. Sales Floor 

will only have display packaging. In addition, the Sales Floor will feature the 

required signage under State regulations including warning against 
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overconsumption, operating a motor vehicle, leaving cannabis unattended at 

home, serving or providing cannabis to minors.  

• Upon order being placed in tablet or kiosk, customer walks to Point of Sale, 

where customer ID is verified, customer payment is taken by cash, debit card, or 

ACH, and customer order is made ready for pick-up. Orders are fulfilled by staff 

in a secure Day Inventory Room, kept stocked out of an Backstock Inventory 

Room. Customers have the option of leaving the store with an exit package, 

pursuant to State regulations 

• Customer exits back to entry hall before exiting building. Staff will ensure 

products are not opened on site and no smoking occurs in the parking lot.  

 

• Proposed Drive Through Customer Experience 

• Store will only operate a single lane on the drive through.  

• Customers in cars may enter drive through lane and either place an order based on 

a limited pick-up menu which is on display (not visible from the front of the 

store) or retrieve pick-up orders.  

• Customers will pull around to securitized pass-through window, where ID will be 

checked, and payments and products will be exchanged. 

• Customers will exit the property through the exit onto West Ramapo Road.  
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Example Store Flow Images 

 (Platform Cannabis Advisors Client Flower Power Dispensers) 

 

 
 

Store Entrance 
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ADA-Accessible Sales Desk 

 

 
 

Main Sales Floor + Ordering Kiosks 
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 Kiosks + Point of Sale 

 

 

 















































































 
 

PLANNING BOARD 
TOWN OF HAVERSTRAW 

 
NARRATIVE SUMMARY 

 
81 WEST RAMAPO ROAD AMENDED SITE PLAN 

Tax lot 26.09-4-1 
 
81 West Ramapo Road is currently improved with a bank branch office building. It was last 
used by TD Bank, but originally built for Commerce Bank. The site is in a C district located 
on the south site of US Route 202 at the corner of Moorea Court in Garnerville. 
 
The applicant, Blaze 420 LLC, wishes to use the building as a New York State-licensed 
adult recreational use cannabis dispensary. As a former bank branch, the building already 
has a number of security measures that can be used for the intended purpose. 
 
The proposed use is allowed by right in the C district in which it is proposed, subject to the 
requirements of Zoning Code sec. 167-13.1. No changes are proposed for the existing layout. 
Interior alterations will be made to suit the proposed new use. 
 
The proposed use is classified as “Cannabis business – retail use”. No on-site consumption 
or production is proposed.  
 
Submitted herewith for purposes of informal discussion are the following: 
 

1. Site plan for Commerce Bank/North, last dated 06/09/2006 
2. Site survey dated 07/23/2020 
3. Proposed interior layout design 
4. Operations and background narrative as presented to the Town Board for 

workshop purposes. 
5. Planning Board application 

 
As the project progresses, more formal materials will be provided. 
 
Dated: NewCity, New York 
  August 2, 2024 
 
EMANUEL LAW P.C. 
 
 
by:_________________________ 
Ira M. Emanuel 
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Updated Project Narrative and Supporting Documentation 09/04/2024 
Town of Haverstraw Planning Board 
1 Rosman Road 
Garnerville, NY 10923 

RE : Marian Shrine – Subdivision Application and Site Plan Approval 

Contents: 
Summary and Narrative……………………………………………………………………………….……1 
SEAF Part 2 - Determinations from the Planning Board……………………………………..2 
SEAF Part 2 – Applicant Responses…………………………………………………………………3,4 
Exhibit A – Decommissioning Plan………………………………………………………………….5-8 
Exhibit B – Wetland Map (Leader)………………………………………………………..…………..9 
Exhibit C - Relative Location to Project ……………………………………………………………10 
Exhibit D – Overall Topography………………………………………………………………………..11 
Exhibit E – Historical Aerial Images……………………………………………………………..12,13 
Exhibit F – SHPO No-Impact Determination Letter…………………………………………..14 

Submitted as Separate Documents: 
- Updated Civil Plan Set, Signed and Sealed (Mainstay Engineering)
- SWPPP Report (Mainstay Engineering)
- Tree Removal Plan (Mainstay Engineering)
- Site Plan Detail with Setbacks

Proposed Project Summary: 
Core Development Group is proposing to install a 5 MW AC fixed-tilt ground-mounted solar array 

photovoltaic system located entirely on a portion of Marian Shrine property in the Town of 
Haverstraw. The project will be split into two arrays - East and West - and shall be constructed in 
locations on the property that are currently wooded.  In order to accommodate the solar array, 
approximately 13 acres of trees will be cleared. The land is gently sloping and will require minimal 
grading. An underground electrical pathway will connect the two arrays and proceed to the 
southwest to a point of interconnection with the existing local utility infrastructure on Suffern Lane. 

Updated Narrative: 
Core Development Group last appeared before the Planning Board on July 10, 2024.  During that 

meeting, we presented our updated solar project design, featuring greater setbacks from neighboring 
properties.  This new revision is intended to decrease the number of trees that will need to be 
removed, lessen the visual impact of the proposed project on neighboring properties, and also allow 
for more forested areas to remain untouched, thereby decreasing the effect on any stormwater or 
drainage issues.  The attached additional documentation and separately submitted engineering plans 
are intended to serve as evidence of our ability to construct this project without negative impact to 
the surrounding areas. 
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SEAF Part 2 
Determinations from the Planning Board 
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SEAF Part 2 
Applicant Responses 
 
 
 
 In response to the Short Environmental Assessment Form, Part 2, which lists the potential 
moderate to large impacts, the Applicant provides the following comments:  
 
 
#2: Will the proposed action result in a change in the use or intensity of use of the land?   
 In response to comments received by Kauker & Kauker, Core has provided a tree removal plan 
which outlines the methods and procedures by which the existing trees shall be cleared from 
the site.  This has been submitted as part of the engineering package dated 09/04/24.   Grading 
required is minimal in scope and is described in detail on sheets C401 – C403 of the 
accompanying civil engineering plans. 
 
#3: Will the proposed action impair the character or quality of the existing community?  
 In response to concerns from the local authorities and local community members, Core has 
redesigned the solar project to maximize the distance from any adjacent properties.  In this new 
design the project area shall not extend any closer than 150’ from existing property lines.  This 
adjustment also allows for the maintenance of more existing forest, resulting in a lower potential 
visual impact.  Core has engaged with a Landscape Architecture firm to produce a full visual 
impact study of viewsheds from adjacent properties, however that study is still in progress and 
was not available for submittal in time for the September Planning Board meeting.  This 
additional documentation will be provided upon completion.   
 
#8: Will the proposed action impair the character or quality of important historic, 
archaeological, architectural or aesthetic resources?  
 The Marian Shrine property itself contains various historically and culturally significant 
resources, the most prominent of which is the Our Lady of the Rosary Statue.  This monument, 
originally cast in Italy in 1959, stands 48 feet tall.  Our review process with NYS SHPO identified 
this and all other significant site features.  Due to their distance from the proposed project area 
and lack of visual impact, SHPO determined that the solar project has no impact on these 
resources, as outlined in their letter dated 11/15/23 (attached as Exhibit F).  Further, the 
leadership at the Marian Shrine see no impact on the character of their facilities.   
 
#9: Will the proposed action result in an adverse change to natural resources (e.g., wetlands, 
waterbodies, groundwater, air quality, flora and fauna)?  

There is an existing 1.88 acre pond and 2.76 acres of wetlands on the Property. These features 
are approximately 1600’ away from the proposed project area at the closest point.  A wetland 
delineation shall be conducted by a licensed ecologist to ensure this wetland is not disturbed by 
the project.  A map of the existing pond (Exhibit B), visual representation of the relative distance 
from the pond to the proposed project area (Exhibit C), and general topographic conditions 
(Exhibit D) have been attached as evidence of the absence of potential impact to this ecosystem.  
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Additionally, as shown in the historical aerial photography attached (Exhibit E), the Western 
portion of the forest was used as farm fields as recently as 2006 and has few mature trees.  
 
 
#10: Will the proposed action result in an increase in the potential for erosion, flooding or 
drainage problems?   

The proposed project will not redirect any stormwater flows. The ground cover shall remain 
pervious and shall be stabilized both during and post construction. A SWPPP has been provided 
to demonstrate the overall behavior of any runoff.  Any additional runoff created by the 
installation of the project shall be directed to an appropriately sized receptacle for retention on 
site, as detailed within the civil engineering plans from Mainstay Engineering.   
 
 
 
 
Thank you for your consideration in this matter.  Please direct any questions or 

communications to: 
 
 

Kai Nybro, Project Developer  
Core Development Group  
860 Wyckoff Ave.  
Mahwah, NJ 07430  
(551) 315-3670  
knybro@coredevusa.com  
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Exhibit A 
Solar Decommissioning Plan 

 
Plan Conditions:   
Prior to commencing with any decommissioning activities in accordance with this Plan, the Town of 
Haverstraw will provide documentation to process the appropriate permit(s). If the Project is to be 
redeveloped, a new building plan permit will be processed before any installation of new 
equipment.  Alternatively, if the project will not be redeveloped, the following steps shall be taken.   
  
Reasons for Solar Facility Abandonment: 

- Commercial Operation Date does not commence within 18 months of the completion of 
construction 

- Solar facility is non-operational for a period of over 12 months 
- Facility owner/operator decides to retire the solar system 
- Project reaches full-term of the designed lease and operational period (25 year base with 2x 5-

year extension options) 
  
Decommissioning of Facility After Ceasing Operation  
General Environmental Protection   
During decommissioning and restoration activities, general environmental protection and mitigation 
measures will be implemented.  Many activities during decommissioning will be comparable to the 
construction phase, including the use of heavy equipment on site, preparing staging areas, and restoring 
constructible areas.   
  
Pre-Decommissioning Activities   
Prior to engaging in decommissioning activities, the Town of Haverstraw, along with any other applicable 
AHJs will provide documentation to process the appropriate permits in accordance with all relevant 
county, state, and federal statutes in place at the time of decommissioning.    
  
Prior to any decommissioning or removal of equipment, staging areas will be delineated as 
appropriate.  At the end of the Project’s useful life, it will first be de-energized and isolated from all 
external electrical lines.  All decommissioning activities will be conducted within designated areas; this 
includes ensuring that vehicles and personnel stay within the demarcated areas. Work to decommission 
the collector lines and Project-owned transmission lines will be conducted within the boundaries of the 
municipal road allowance and the appropriate private lands.   
  
Equipment Decommissioning and Removal   
The basic components of the Project are photovoltaic (PV) modules, mechanical racking system, electrical 
cabling, inverter racks, transformers and concrete pads as described below.       

• Modules:  The modules will be removed by hand and placed in a truck to be returned for 
recycling or disposal.   
• Mechanical racking system: will be removed with an excavator with a demolition 
thumb.  The recyclable metal will be loaded on trucks and hauled away for processing.   
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• Inverters Racks and Inverters:  The inverters and all rack assemblies will be removed by 
hand and loaded on trucks for recycling.   
• Transformers:  Transformers will be removed in compliance and then loaded on to a truck 
with a crane and sent for recycling.    
• Concrete pads: The equipment will be disconnected and transported off site by truck. The 
concrete foundations and support pads will be broken up by mechanical equipment (backhoe-
hydraulic hammer/shovel, jackhammer), loaded onto dump trucks and removed from the 
site. Smaller pre-cast concrete support pads and/or pre-manufactured metal skids will be 
removed intact by cranes and loaded onto trucks for reuse or will be broken up and hauled 
away by dump trucks.   

 
PV Module Collection and Recycling   
All modules will be disconnected, removed from the racking, packaged and transported to a designated 
location for recycling or disposal.  Any disposal or recycling will be done in accordance with applicable 
laws and requirements. The connecting underground cables and the junction boxes will be de-energized, 
disconnected, and removed. The mechanical racking system supporting the PV modules will be unbolted 
and dismantled by laborers using standard hand tools, possibly assisted by small portable cranes.  All 
support structures will be completely removed by mechanical equipment and transported off site for 
salvage or reuse. Any demolition debris that is not salvageable will be transported by truck to an approved 
disposal area. Other salvageable equipment and/or material will be removed for the site for resale, scrap 
value or disposal.   
  
Electrical Equipment and Inverters   
All decommissioning of electrical devices, equipment, and wiring/cabling will be in accordance with local, 
state and federal laws. Any electrical decommissioning will include obtaining required permits, and 
following applicable safety procedures before de-energizing, isolating, and disconnecting electrical 
devices, equipment, and cabling.   
  
Decommissioning will require the removal of the electrical equipment, including inverters, transformers, 
underground/aboveground cables, and overhead lines. Equipment and material may be salvaged for 
resale or scrap value depending on the market conditions.   
  
Roads    
All access roads will be removed to allow for the complete rehabilitation of these areas unless the 
landowner provides written consent to retain these features. Typically, the granular base covering of 
these areas will be removed using a wheel loader to strip off the material and dump trucks to haul the 
aggregate to a recycling facility or approved disposal facility. The underlying subsoil, if exhibiting 
significant compaction (more likely for the site entrance road than the interior access roads), will then be 
diced using a tractor and disc attachment to restore the soil structure and to aerate the soil. Clean topsoil 
will be imported on site by dump truck, replaced over the area and leveled to match the existing grade.   
 
Fencing 
All permanent fencing shall be removed, along with the associated post footings.  All material will be 
loaded for removal from site and recycling. 
  
Other Components   
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Unless retained for other purposes, removal of all other facility components from the site will be 
completed, including but not limited to surface drains, access road cross-culverts, and fencing.  Anything 
deemed usable shall be recovered and reused elsewhere. All other remaining components will be 
considered as waste and managed according to local, state, and federal laws. For safety and security, the 
security fence will be dismantled and removed from the site after all major components, PV modules, 
tracker system and foundations have been removed.   
  
Site Restoration   
The following activities will be undertaken to restore the site to substantially its previous condition;   

• Site cleanup, re-grading to original contours and, if necessary, restoration of surface 
drainage swales and ditches.   
• Any trenches/drains excavated by the Project will be filled with suitable materials and 
leveled.   
• Any road area will be removed completely, filled with suitable sub-grade material, and 
leveled.   
• Any compacted ground will be tilled, mixed with suitable sub-grade materials, and 
leveled.   
• Topsoil will be spread as necessary to ensure suitable conditions for vegetation re-growth 
and reseeded with native seed mix to promote vegetation.   

  
Management of Wastes and Excess Materials   
All waste and excess materials will be disposed of in accordance with local, state and federal laws. Waste 
that can be recycled under municipal programs will be done accordingly. Waste that requires disposal will 
be disposed of in a state licensed facility by a state licensed hauler.    
  
Emergency Response and Communications Plans   
During decommissioning, the project SPV will coordinate with local authorities, the public, and others as 
required to provide them with information about the ongoing activities. Besides regular direct/indirect 
communication, signs will be posted at the Project facility to give information to the local public and 
visitors. The Project contact information (telephone number, email and mailing address) will be made 
public for those seeking more information about the decommissioning activities and/or reporting 
emergencies and complaints. All inquiries will be directed to representatives of Core Development who 
will respond to any inquiry. In the event of an emergency, the project owner will mobilize its resources to 
the site to respond to the event. Personnel involved in decommissioning will be trained in the emergency 
response and communications procedures. Emergency response procedures will be prepared prior to 
decommissioning.   
  
Project Decommissioning Cost Estimate  
Cost Estimate  
Core Development Group, LLC shall provide a detailed Decommissioning Cost Estimate, prepared by a 
Licensed Engineer, prior to the issuance of building permits, which shall include the following:   

a. the gross estimated cost to perform Decommissioning as set forth in Section II above 
("Gross Cost");   
b. an increase of the Gross Cost by 10% in order to eliminate any discrepancy in cost 
estimation techniques (“Contingency”);   
c. the estimated resale and salvage values associated with the Project equipment ("Salvage 
Value");   
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d. a reduction from the Salvage Value by 10% such that only 90% of the Salvage Value can 
be used as a credit against the Gross Cost and Admin Factor. The Salvage Value multiplied by 
90% is the ("Salvage Credit").   

Thus, the Decommissioning Cost Estimate formula is:   
  
Gross Cost + Contingency - Salvage Credit = the "Decommissioning Cost Estimate".   
  
The Decommissioning Cost Estimate shall include a table allocating the net cost estimate across the 
Project area, based on the percentage of generating capacity in megawatts (MW) on each property 
("Allocation Areas"). The Allocation Areas will be divided based upon the lease areas; however, Allocation 
Areas will reference the underlying land, in case ownership of the underlying land changes control during 
the life of the Project.   
  
Security   
Core Development Group, LLC shall comply with the requirements set forth by the Town of Haverstraw to 
provide an acceptable method of financial security in an amount equal to the Decommissioning Cost 
Estimate (as determined by a Licensed Engineer, per section 3), ("Decommissioning Security"). 
Decommissioning Security shall be provided by Core Development Group, LLC prior to the Commercial 
Operation Date.   
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Exhibit B 

Existing Wetlands Map 
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Exhibit C 
Relative Location of Wetlands to Project Area 
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Exhibit D 

Overall Site Topography 
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Exhibit E 
Historical Aerial Images 

2006 
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1985 
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Exhibit F 
SHPO Determination Letter 
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DEIS SCOPE 
Letchworth Village Residential Development 

Town of Haverstraw, Rockland County, New York 

This document identifies the impacts to be addressed in the Draft Environmental Impact Statement 
(DEIS) for the proposed Letchworth Village Residential Development and initial site plans, which 
provide for a 300-unit multi-family residential development located on Letchworth Village Road in the 
Town of Haverstraw, New York. This Scoping Document contains the items described in 6 CRR-NY 
Part 617.8 (E)(1) through (7). 

Classification of Action: Type I 

Lead Agency: Planning Board 
Town of Haverstraw 

Scoping Meeting: TBD 

Scope Adoption: TBD 

Description of the Proposed Action: 

The proposed action is the development of 300 residential rental units within 7 3.5 story buildings 
situated on a ±22.93-acre parcel of land located on Letchworth Village Road. The site is within the R-
120 "Rural Residence District", and the proposed actions requests a rezoning to the LA-17 “Luxury 
Apartment Multifamily District”, where multifamily residential uses are principally permitted. Associated 
site improvements are proposed including access driveways, parking areas, a clubhouse, recreation 
areas (such as tennis or pickleball courts, pool, etc), site landscaping, retaining walls, stormwater 
management facilities, etc. 

General Guidelines: 

• The DEIS shall cover all items in this Final Scope and will conform to the format outlined in this 
document. Each impact issue (e.g., land use, traffic, etc.) shall be presented in a separate 
subsection which includes a discussion of existing conditions, impacts associated with the 
proposed action and any mitigation measures designed to minimize identified issues. If 
appropriate, impact issues listed separately in this document may be combined in the DEIS, as 
long as all issues described in this Final Scope are addressed. 

• Narrative discussions shall be accompanied by appropriate tables, charts, graphs and figures 
whenever possible. If a particular subject can be most effectively described in graphic format, the 
narrative discussion shall summarize and highlight information presented graphically. 

• Information shall be presented in a manner that can be readily understood by the public. 

• Where reasonable and necessary, mitigation measures shall be incorporated into the proposed 
action if they are not already so included. For any mitigation measure listed in the Final Scope 
that is not incorporated into the proposed action, the specific reason why the Applicant 



2 
 

considers it unnecessary shall be discussed in the DEIS. The Applicant may suggest additional 
mitigation measures where appropriate. When no mitigation is provided, the DEIS should explain 
the basis therefore. 

• The document shall be written in the third person (i.e., the terms “we” and “our” shall not be 
used). The Applicant’s conclusions and opinions, if given, shall be identified as those of the 
“Applicant”. When describing the project and its potential impacts, the DEIS should use the word 
“would” rather than “will”. 

• The entire document shall be checked carefully to ensure consistency with respect to the 
information presented in the various sections. 

The DEIS shall contain the following information and address the following issues as they relate to 
the proposed action: 

COVER SHEET identifying: 

1. The Proposed Action and its location; 
2. The name, address and telephone number of the Lead Agency and contact person; 
3. The name, address and telephone number of the preparer of the DEIS; the date of DEIS 

submission and acceptance; and 
4. The name, address and telephone number of the Applicant; 
5. Public hearing date and DEIS comment period. 

Following the cover sheet, a list (name, address and telephone numbers) of all consultants involved in 
the project should be provided. 

TABLE OF CONTENTS, indicating the chapters of the DEIS and page numbers as well as lists of 
exhibits, tables and appendices. 

The text of the DEIS shall include the following: 

I. EXECUTIVE SUMMARY  
The summary shall describe the Proposed Action, its significant impacts and mitigation measures, 
and the alternatives analyzed in the body of the document. It will also include a list of all required 
reviews and approvals from all governmental agencies, including the Town, County and State 
agencies. The use of tabular summaries is recommended. 

II. PROJECT DESCRIPTION  
With text accompanied by photographs, maps and/or sketches, as necessary, this section of the 
DEIS shall provide a full and clear description of the Proposed Action. 

A. Project Location and Site Description 

Identification and description of regional context and area location, tax map designation, site access, 
abutting land uses and zoning categories. This section shall include a description of all uses and 
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facilities that are currently located on the project site and a site survey. 

B. Proposed Action 

Include a detailed discussion of the proposed multi-family residential development, the proposed 
zoning and the proposed site plans for the phases(s) of development including: 

i. Description of new buildings and their architecture/design 
ii. Residential component 
iii. Residential amenities component 
iv. Green design and sustainability components 
v. Site roadways, access and circulation 
vi. Tree preservation, landscaping and buffers 
vii. Recreation and open space 
viii. Utilities and support facilities 
ix. Site excavation, grading and fill plans 
x. Stormwater management summary 
xi. Construction staging summary 

C. Project History 

Description of the site’s development history, including: 
i. Original approvals/development of Letchworth Village 

D. Statement of Project Purpose and Need 

Description of the Applicant’s needs and objectives for the development, and the benefit to the 
public, including: 

i. Comprehensive market analysis taking into account market area demographics, renter demand, 
area rent and vacancy rates, and recent and projected supply. The analysis will also include a 
review of the 2024 Rockland County Housing Needs Assessment. 

E. Reviews and Approvals 

A complete list of all required reviews and approvals, and all Involved and Interested Agencies that 
will receive the DEIS. 

III. EXISTING ENVIRONMENTAL CONDITIONS, ANTICIPATED IMPACTS AND 
MITIGATION 

This section of the DEIS shall include a comprehensive analysis of existing conditions, anticipated 
impacts in the build condition (and no-build condition, where applicable), and specific mitigation 
measures designed to address all significant adverse impacts. 
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M. Construction 

i. Potential Impacts 
1. Description of anticipated construction activities including site preparation, earthwork, 

removal of materials off-site, stockpiling, and rock removal, if necessary. 
2. Analysis of construction impacts including: 

a. Identification of types of construction equipment, 
b. Construction worker and vehicle traffic, 
c. Duration and hours of operation, 
d. Phasing, 
e. Staging, 
f. Identification of potential impacts from these construction activities such as noise, air 

quality, stormwater and traffic, including impacts of truck traffic during various times of 
day. 

ii. Mitigation Measures 
1. Identify all proposed mitigation for significant adverse environmental impacts identified in 

the DEIS. 

IV. SIGNIFICANT ADVERSE IMPACTS THAT CANNOT BE AVOIDED 

A. Short-Term Construction Impacts 

B. Long-Term Impacts 

V. ALTERNATIVES  

A. The “No Action” Alternative 

B. Conventional Subdivision (existing R-120 Zoning) 

VI. IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF RESOURCES 

VII. GROWTH INDUCING ASPECTS  

VIII. EFFECTS ON THE USE AND CONSERVATION OF ENERGY 

IX. RESOURCES, including LEED Certification Objectives  

X. SOURCES AND BIBLIOGRAPHY  

XI. APPENDICIES  

A. SEQRA Documentation, including EAF, Positive Declaration, and Scoping 
Outline 

B. Relevant Correspondence 
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