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ltem: LITTLE BUCS YOUTH SPORT TRAINING FIELD (0O-346J)

Site and grading plans for the proposed youth sports training fields located in the LIO zoning district on
two lots that total 21.5 acres. Clearing and grading is proposed on approximately 3.4 acres of the
eastern portion of the 7.2 acre parcel. Landscaping and screening will be provided along a portion of
Oak Tree Road. Parking will be provided via a use agreement with Creston, Inc., which is located
adjacent to the property to the south in Rockleigh, NJ. An ADA access and drop-off are is proposed at
an existing Oak Tree Road paved location.

South side of Oak Tree Road, opposite Rockland Park Avenue, directly north of the NY/NJ State line

Reason for Referral:
Sparkill Creek

The County of Rockland Department of Planning has reviewed the above item. Acting under the terms of the
above GML powers and those vested by the County of Rockland Charter, |, the Commissioner of Planning,
hereby:

*Recommend the following modifications

1 The Zoning Ordinance for the Town of Orangetown permits individual fithess and training centers in the LIO
zoning district as a conditional use permit. It is not clear in the application packet if a conditional use permit is
being sought. All criteria for a training center, as outlined in Section 8.16 of the Zoning Ordinance, must be met.

2 As indicated in the December 27, 2018 letter from the Rockland County Drainage Agency, the site is within
their jurisdiction. All required permits must be obtained prior to any clearing, land disturbance, or grading of the
site.

3 As indicated in the December 31, 2018 letter from the Rockland County Department of Health, if a stormwater
management plan is required, an application must be made to them to ensure compliance with the County
Mosquito Code.
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4 The maps submitted are very difficult to read. The existing topographic lines, as well as the proposed
contours, are illustrated using the same line (weight, symbol, etc.) making the reading of the map virtually
impossible. In addition, no topographic contour line elevations are provided for the proposed regrading, nor any
spot elevations. A separate layer that uses a lighter weight, different line symbol, or some other technique must
be provided so that the existing and proposed map contours are discernible. Proposed topographic contour lines
must be clearly labeled with the elevation.

5 The maps provided do not seem to be complete. A portion of the Sparkill Creek's location is missing in the
area where the creek turns and heads north. In addition, the symbol for the water is missing for the northern
portion of the water body. The complete stream must be delineated using the water symbol so that the exact
location of the water body can be determined.

6 A 100" wide brook easement is shown on the plans. This 100' foot wide easement area could be confused as
being the 100-year floodplain. Since almost the entire site is located within the 100-year floodplain, Flood Zone
AE (area of high risk for flooding) according to the Federal Emergency Management Agency (FEMA) boundary, a
map note indicating this must be provided.

7 The narrative indicates that the site is completely outside of the 100-year floodplain. Examination of the FEMA
flood zone map shows that a large portion of the site is in fact in the AE Flood Zone, and that only a smaller
portion is within the X Flood Zone. The floodplain boundaries must be accurately depicted on the site plan and
the narrative corrected.

8 The floodplain Administrator for the Town of Orangetown shall certify that the proposed construction is in
compliance with the floodplain regulations of the Town and the Federal Emergency Management Agency.

9 Federal wetlands have been approximately located on the site plan. Our GIS maps illustrate that there are
also wetlands along the entire length of the Sparkill Creek. Since clearing is proposed along the north section of
the creek, a field survey must be done to determine the exact location of the Federal wetlands to ensure that
disturbance does not occur within them.

10 If there is any encroachment into the Federal wetlands, a review must be completed by the United States
Army Corps of Engineers and all required permits obtained.

11 Acircle on the plans depicts the location for an existing pavement area that is to be used for drop-off and
ADA access. However, no sidewalks or other type of access connects to this area to the fields, resulting in an
isolated access point. In addition, the landscaping plan illustrates that evergreen trees will be planted along this
section of the roadway, making accessibility difficult, if not impossible once the trees mature. Clarification must
be provided regarding how this access/drop-off location will be accessed. Currently there is only a curb cut in this
location, which is insufficient for vehicles to pull into/out of safely along this section of the road. Visibility may also
be an issue since this section is along the curve in the road. The applicant must provide more details as to how
this access will be ADA compliant, how vehicles will safely drop-off/pick-up people, and what type of connection
will be provided so that this location is truly accessible.

12 A cross-hatched symbol is used to represent the clearing area, which is very extensive. The northeastern
portion of the site is the only area labeled for use as a playing field. Is only one field being proposed for the
training facility? One smaller area is to be used for sports equipment storage. It is not understood why the
southeastern portion of the site is being cleared or the area west of the banked and tiered area is also being
cleared of vegetation. If other uses/fields are proposed within these areas, they must be clearly delineated on the
site plan. Any other features, such as pathways, must also be clearly illustrated on the site plan.

13 Since parking and access to the site will be via a walking path from an adjacent commercial parking lot

located in Rockleigh, NJ to the south, a small portion of the commercial site must also be shown to illustrate how
the two parcels will be tied together.
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14 As mentioned above, extensive clearing and regrading is being proposed for the playing field and site. A
map note indicates that no grading is permitted within 5' of the property line. Since the area is heavily treed, root
systems of adjacent property vegetation may be impacted. In addition, since the topography is being regraded,
some areas, which had not been receiving drainage flow, will now be impacted. A 5' buffer area is not significant
in size to prevent the undermining of root systems or to ensure that adjacent properties will not have an increase
in drainage flow from the site. A drainage plan showing outflows and downflow impacts must be provided.

15 The easternmost portion of the site is located next to a right-of-way for Orange and Rockland Utilities. Since
this area is proposed to be extensively cleared and regraded, a review must be completed by the utility company
to ensure that the drainage flow, landscaping and regarding will not negatively impact their facilities.

16 Evergreen trees are proposed along a portion of the frontage along Oak Tree Road and the easternmost
boundary of the playing field area. Some trees are being proposed within the approximate location of the
Tennessee Gas Pipeline: Company (TGPC) easement. Before planting these trees, the TCPC must be given the
opportunity to review the site plan to ensure that there are no concerns.

17 Since extensive clearing is proposed, a tree inventory should be done to determine if the proposed number
and caliber of trees to be planted will adequately replace those to be removed. Planting of trees/vegetation will
help to reduce soil erosion that may result from such substantial regrading of the site.

18 It must be clarified if the outdoor equipment storage is a fenced in area or a building.
19 The site plan must contain map notes, including district information.
20 All proposed signage must be shown on the site plan, and conform to all Town requirements.

21 Neither the narrative nor the site plan indicate that outdoor lighting is being proposed. This must be clarified.
If lighting is proposed, then a lighting plan must be provided that demonstrates that the intensity of the candle
lumens is less than 0.1 at the property line. In addition, the lighting must comply with Section 8.16C.(2) of the
Orangetown Zoning Ordinance.

22 Prior to the start of construction or grading, all soil and erosion control measures must be in place for the site.
These measures must meet the latest edition (November 2016) of the New York State Guidelines for Urban
Erosion and Sediment Control.

23 There shall be no net increase in the peak rate of discharge from the site at all design points.
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cc: Supervisor Chris Day, Orangetown
-Rockland County Drainage Agency
Rockland County Department of Health
United States Army Corps of Engineers
Orange and Rockland Utilities
Federal Emergency Management Agency

Ward Carpenter Engineers, Inc.

Joseph Chiappa
Tennessee Gas Pipeline Co.
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*NYS General Municipal Law Section 239 requires a vote of a ‘majority plus one' of your agency. to act contrary to the above findings.

The review undertaken by the Rockland County Planning Department is pursuant to, and follows the mandates of Article 12-B of the New York General
Municipal Law. Under Article 12-B the County of Rockland does not render opinions, nor does it make determinations, whether the item reviewed implicates
the Religious Land Use and Institutionalized Persons Act. The Rockland County Planning Department defers to the municipality forwarding the item reviewed
to render such opinions and make such determinations if appropriate under the circumstances.

In this respect, municipalities are advised that under the Religious Land Use and Institutionalized Persons Act, the preemptive force of any provision of the Act
may be avoided (1) by changing a policy or practice that may result in a substantial burden on religious exercise, (2) by retaining a policy or practice and
exempting the substantially burdened religious exercise, (3) by providing exemptions from a policy or practice for applications that substantially burden
religious exercise, or (4) by any other means that eliminates the substantial burden.

Proponents of projects are advised to apply for variances, special permits or exceptions, hardship approval or other relief.
Pursuant to New York State General Municipal Law §239-m(6), the referring body shall file a report of final action it has taken with the Rockland County

Department of Planning within thirty (30) days after final action. A referring body which acts contrary to a recommendation of modification or disapproval of a
proposed action shall set forth the reasons for the contrary action in such report.



