
GOLDEN TRIANGLE
SITE PLAN / SUBDIVISION / SPECIAL PERMIT APPLICATIONS

Silver Lake-Scotchtown Road & NYS Route 211

FINAL 
ENVIRONMENTAL IMPACT STATEMENT

TOWN OF WALLKILL, ORANGE COUNTY, NEW YORK
Tax Map Numbers: 

Section 40, Block 1, Lot 16; Section 40, Block 1, Lot 35;
Section 41, Block 1, Lot 45; Section 50, Block 1, Lot 62

Project Sponsor:  GOLDEN TRIANGLE DEVELOPERS, LLC
P.O. Box 271

Monroe, NY 10950
Contact: Mikel Jeremias

(914) 804-7087

Lead Agency:  TOWN OF WALLKILL PLANNING BOARD
P.O. Box 398

Middletown, NY 10940
Contact: Richard McGoey, PE

(845) 692-7814

Environmental Planner:  TIM MILLER ASSOCIATES, INC.
10 North Street

Cold Spring, NY 10516
Contact: Frederick Wells, RLA

(845) 265-4400

Lead Agency Acceptance Date: __March 1, 2006__

.

February 7, 2006
Previously submitted November 28, 2005, April 7, 2005, December 20, 2004

©2006 Tim Miller Associates, Inc.



PROJECT CONSULTANTS
for

GOLDEN TRIANGLE DEVELOPERS, LLC

Environmental Planner
TIM MILLER ASSOCIATES, INC.

10 North Street, Cold Spring, New York  10516
Contact: Frederick P. Wells, RLA

Project Engineer
LANC & TULLY ENGINEERING & SURVEYING, PC

P.O. Box 687, Route 207, Goshen, NY 10924
Contact: Lorraine Potter

Project Master Plan by
THE SILVER GROUP

205 South Broadway, Nyack, NY 10960
Contact: Saul Silverman, AIA

Project Architect
PENDERGAST & TERACH, PC

8 Turner Road, Central Valley, NY 10917
Contact: John Till

Traffic Engineer
JOHN COLLINS ENGINEERS, PC

11 Bradhurst Avenue, Hawthorne, NY 10532
Contact: Philip J. Grealy, PE

Legal Counsel
JACOBOWITZ & GUBITS, LLP

540 Broadway, Monticello, NY 12701
Contact: Larry Wolinsky, Esq.

and

SIVE, PAGET & RIESEL, PC
460 Park Ave, 10th Fl., New York, NY 10022-1906

Contact: Mark A. Chertok, Esq.

Water Consultant
DOLPH ROTFELD ENGINEERING, PC

200 White Plains Road, Tarrytown NY 10591

Wetlands Consultant
ROBERT G. TORGERSEN, LA, CPESC
3 Main Drive, Nanuet, NY 10954-3033

Cultural Resources Consultant
COLUMBIA HERITAGE, LTD.

56 North Plank Road, Ste 287, Newburgh, NY  12550



GOLDEN TRIANGLE
Site Plan / Subdivision / Special Permit

FINAL ENVIRONMENTAL IMPACT STATEMENT

Table of Contents 
          Page

1.0 Introduction 1-1

2.0  Project Description Comments and Responses 2-1

3.0 Water Resources Comments and Responses 3-1

4.0 Ecological Resources Comments and Responses 4-1

5.0 Traffic Comments and Responses 5-1

6.0 Community Services Comments and Responses 6-1

7.0 Site Plan Comments and Responses 7-1

Appendices

Appendix A Correspondence
Appendix B Written Comments Received on the DEIS
Appendix C Public Hearing Transcripts
Appendix D Calculations for Pollutant Loading
Appendix E Stormwater Pollution Prevention Plan
Appendix F School Age Child Multipliers
Appendix G Supplemental Traffic Impact Review

Table of Contents
February 7, 2006

Golden Triangle FEIS
TOC-1



List of Drawings
(In rear sleeves)

(16 drawings)

Two Lot Subdivision Plan
Golden Triangle

15Wetland Mitigation Details 
Covered Bridge at Golden Triangle

14Wetland Mitigation Cross Sections 
Covered Bridge at Golden Triangle

13Wetland Impact Plan 
Covered Bridge at Golden Triangle

12Erosion Control Details 
Covered Bridge at Golden Triangle

11Erosion Control Plan 
Covered Bridge at Golden Triangle

9 & 10
Site Landscaping/Planting Plan 
Covered Bridge at Golden Triangle

(2 sheets)

7 & 8
Details

Covered Bridge at Golden Triangle
(2 sheets)

5 & 6
Water Main Profiles

Covered Bridge at Golden Triangle
(2 sheets)

3 & 4 
Residential Area Profiles 

Covered Bridge at Golden Triangle
(2 sheets)

2Grading & Utility Plan - Phase 1
Covered Bridge at Golden Triangle

1Site Plan - Phase 1
Covered Bridge at Golden Triangle

Sheet NumberTitle

Table of Contents
February 7, 2006

Golden Triangle FEIS
TOC-2



1.0 INTRODUCTION

This document is a Final Environmental Impact Statement ("FEIS") prepared in accordance with
the New York State Environmental Quality Review Act ("SEQRA") and its implementing
regulations, 6 NYCRR Part 617. The FEIS consists of this volume, including appendices, and
accompanying maps, and the Draft Environmental Impact Statement ("DEIS"), which is hereby
incorporated by reference into this FEIS.

The Applicant, Golden Triangle Developers, LLC., requests Subdivision approval to develop a
mixed use development on approximately 92 acres of undeveloped land, in accordance with
existing zoning, and Site Plan Approval, Special Use permit and wetland permits to develop
Phase 1 of the overall Master Development Plan, which currently includes 90 townhouse-style
residential units to be built on approximately 19 acres of the property. Full build out of the
project site, which is assessed generically in the DEIS because critical details are not yet
known, would include a variety of commercial uses consisting of retail, office, hotel, restaurant
and other related uses on approximately 74 acres of land. 

The site of the proposed project is located northwest of the intersection of New York State
Route 17 (future Interstate Route 86) and NYS Route 211 in the Town of Wallkill, Orange
County, New York. Exit 120 from Route 17 is located at this intersection. The proposed project
is located entirely in the Town of Wallkill and is identified by the following tax map numbers:

Section 40, Block 1, Lot 16
Section 40, Block 1, Lot 35
Section 41, Block 1, Lot 45
Section 50, Block 1, Lot 62

Subsequent to the development of Phase 1, a principal component of the Master Development
Plan envisioned for this site, is modification of the Route 17 Exit 120 interchange and construc-
tion of a new Town road between Silver Lake Scotchtown Road and Route 211. Implementation
of the Route 17 Exit 120 interchange modification is a primary objective of the project sponsor
and is also the preference of the lead agency, and is key to achieving the commercial develop-
ment depicted on the Master Development Plan.

There is a pending application for Subdivision and Special Use Permit on the entire Golden
Triangle property, as well as Site Plan and Wetland Permit approval for the Phase 1 portion of
the project.  At present , the Planning Board will not act on portions of the application other than
the Phase 1 Site Plan. Remaining portions of the project will be acted upon at such time as a
site plan for the remainder of the property has been submitted and reviewed.

The applicant prepared the DEIS for this application based on a written DEIS Scope accepted
by the lead agency on March 10, 2003. The lead agency reviewed the DEIS for adequacy with
respect to its scope and content for the purpose of public review, and issued a Notice of
Completion and Public Hearing dated June 30, 2004. The document was accepted subject to
changes reflected in the DEIS dated July 29, 2004. The lead agency held a public hearing on
the DEIS, beginning September 15, 2004, adjourned to October 20, 2004, at which time the
hearing was closed. The lead agency received written comments during the public comment
period, which extended for an additional ten (10) days following the close of the public hearing.
Complete copies of all written comments received by the lead agency are included in FEIS
Appendix B. Transcripts of the public hearing are included in Appendix C.
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In addition, the Town of Wallkill Commission for Conservation of the Environment submitted a
letter to the Planning Board dated May 2, 2005, that included its comments and
recommendations on the preliminary FEIS. While this letter was received after the DEIS
comment period, these comments have been added to this document and responses provided
in the respective FEIS sections. The Conservation Commission letter is included in FEIS
Appendix B.

Public and agency comments received by the lead agency on the DEIS, together with
responses to all substantive comments as required by SEQRA, are provided in this FEIS in
comment/response format and organized by subject matter. In some cases, an author's
comment may be summarized or paraphrased to clarify its context, and some responses for
comments that have been previously addressed in this document refer to the prior response. In
Appendices B and C, a reference to the location of the response that addresses each
substantive comment is provided in the right hand margin.

FEIS Appendix A includes the latest correspondence regarding the New York State’s
Department of Transportation’s (NYS DOT) support for the Exit 120 Modification Plan and
inquiries to local agencies. The applicant will provide the lead agency with responses to these
inquiries when they are received.

FEIS Appendix D includes pollutant-loading calculations prepared to demonstrate the reduction
of pollutant levels as a result of the stormwater quality management facilities proposed
throughout the site. A revised Stormwater Pollution Prevention Plan prepared for the current
project plan in accordance with the latest requirements of NYSDEC is included as Appendix E of
this FEIS.

Surveys of school-age child populations for other existing projects in the region and a letter
from Garling Associates in Goshen, respected planning consultant to many area communities,
that pertains to the regional trend in school-age populations are included in FEIS Appendix F.

A summary of an independent review (by Chas. H. Sells, Inc. retained by the Town of Wallkill)
of the Wallkill Comprehensive Traffic Impact Study and further analysis of traffic safety
concerns is included in FEIS Appendix G.  

A set of preliminary site plan drawings for Phase 1 accompany this document, as revised in
response to comments received on the DEIS as well as further design development. A minor
change in lot size is reflected on the current plan: proposed Lot 1 is +19 acres and Lot 2 is +73
acres.

1.1 Overall Project Proposal

The Golden Triangle development is proposed as a phased development project.

Phase 1

Phase 1 (Lot 1) is proposed for construction of 90 townhouse-style residential units built in the
northwestern corner of the property with two points of access from Silver Lake Scotchtown
Road northeast of its intersection with Mud Mills Road. Associated with the Phase 1
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development (called “Covered Bridge at Golden Triangle”) will be access-related off-site
improvements to provide the following:

i. At the option of the Town, EITHER a) assist Kabro in the intersection improvements
at Mud Mills Road and Cottage Street Extension; OR, b) install a traffic signal at
Maltese Drive/Bert Crawford Road intersection (including coordinate timing with Bert
Crawford Road/NYS Route 211 signal); OR, c) install a traffic signal at Silver Lake-
Scotchtown Road/Bert Crawford Road intersection (including coordinate timing with
Mud Mills Road/Silver Lake-Scotchtown Road signal) together with realign Mud Mills
Road approach to Silver Lake-Scotchtown Road within the right-of-way, repave with
high friction wearing course and remove roadside obstructions. 

ii. Construction of a left turn lane on Silver Lake-Scotchtown Road at the proposed
entrance to Covered Bridge at Golden Triangle.

iii. Road widening of Silver Lake-Scotchtown Road from Mud Mills Road to the northerly
proposed site access road (to provide an improved pavement section and remove
roadside obstructions), including installation of a sidewalk along the Silver Lake-
Scotchtown Road site frontage. 

iv. Modify signal timing at the Route 211/Tower Drive/North Galleria Drive intersection.

v. A fair share financial contribution toward a future Town project for a double left turn
lane on Route 211 at the Route 211/Tower Drive/North Galleria Drive intersection.

A secondary access road to the Phase 1 development is proposed via a paved roadway located
in proposed Lot 2 along the future Town road alignment. Phase 1 development does not
depend on future development of the remainder of the property or approval of the Exit 120
interchange modifications.

Phase 1 is proposed to connect to existing municipal water and sewer district services nearby.

Full Build Out - Phase 2

Future development of the project site for the commercial phases consists of retail, office, hotel,
restaurant and other related uses, which is contingent on the construction of a “connector road”
between Silver Lake Scotchtown Road and Route 211. The overall master plan also includes
Route 17 Exit 120 interchange modifications on land in the project site. Both of these improve-
ments were the subject of a detailed Traffic Study prepared in the early 1990's and were
endorsed by the Town of Wallkill, Orange County, and the NYS DOT at that time. The new
Town roadway and interchange modifications were also considered in the NYS DOT Exit 122
Advanced Design Study of the late-1990’s. The interchange and “connector road” contemplated
in the full build master plan for the subject application will require separate consideration as a
highway project at NYS DOT and subsequently at the Federal Highway Administration (FHWA).
To that end, the applicant has had ongoing communication with NYS DOT, and will submit an
Interchange Modification Report for Exit 120 in the near future, to advance the interchange
project. As stated in a letter dated March 18, 2004, contained in FEIS Appendix A, the NYS
DOT has indicated the ramp modification project “has benefit and subject to a design review
would be approved by the NYS DOT”.
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Ultimate future commercial development on the remainder of the site is envisioned to potentially
include a maximum of approximately 465,000 square feet of building coverage (approximately
642,100 square feet of total floor area) in a combination of retail, hotel, office, and restaurant
uses. This future development of Lot 2 is also proposed to connect to municipal water and
sewer district services. Associated with future development on the site will be off-site traffic
improvements that are attributable to that development. Appurtenant parking, infrastructure,
stormwater management facilities, wetland mitigation and landscaping will be incorporated into
the plans for each portion of the project. 

1.2 Environmental Considerations

Subsequent to the public comment period, and in response to comments of the Planning Board
and public comments received, the following action items have been initiated by the applicant in
addition to the Phase 1 related environmental measures included in the project. 

An evaluation was conducted as to the number of students generated by similar area
developments which concluded that the student multiplier used for the Golden Triangle
project was consistent with the experience of similar local projects. 

Town of Wallkill Historian was contacted for relevant historical information pertaining to
the Golden Triangle project site.

The New York State Office of Parks, Recreation and Historic Preservation has
determined there are no significant historical or cultural resources associated with this
site.

Town of Wallkill Master Plan Committee was contacted with regard to any proposed
changes to the current PID Zoning of the project site.

Middletown City School District was contacted to inquire about providing school bus
service at one or more interior locations in Phase 1.

A sidewalk has been provided along the property frontage on Silver Lake Scotchtown
Road between the main access and the secondary access road.

An internal sidewalk system has been provided in the vicinity of all residential units.

The Cabana and Pool to be constructed as part of Phase 1, will be completed prior to
the issuance of certificate of the first occupancy for the residential units.

A detailed Landscape plan has been developed as part of the site plan package, which
includes landscape treatment of the stormwater treatment basins.

Lighting for the residential portion of the project is expected to consist of light fixtures on
the buildings and shielded street lights at the interior road intersections to provide for
public safety.

Should the water system connection for Phase 1 of the project to the Tower Drive
system not be available in a timely fashion, a connection, with a booster station for fire
protection, is proposed to the existing Overhill Road tank system.

A nationwide wetlands permit will be filed for from the U.S. Army Corp. of Engineers
based upon the revisions made to the plans for required wetland mitigation work and
modifications for the new roadwork along Silver Lake Scotchtown Road.

The Phase 1 site plan has been revised to preserve a regulated stream on site. 
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Wetland mitigation details are included as part of the site plan package.

A detailed stormwater management plan is proposed for Phase 1 to provide water
quality treatment in conformance with current clean water standards.

Golden Triangle’s contributions to improving regional traffic in the project area as part of
the Phase 1 proposal will entail the access-related off-site improvements listed in detail
above.
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2.0 PROJECT DESCRIPTION COMMENTS AND RESPONSES

Comment 2-1 (DEIS Public Hearing, Patricia Owen, Wallkill Conservation Commission,
September 15, 2004): I am a member of the newly formed Conservation Committee Board. We
were just notified about this. We need a lot more time to study the impacts of it. We have a
problem of traffic flow... We are overcrowding now in the Middletown School system... The
roads can’t handle the traffic - they are not wide enough. They are too busy now. And
wetlands... I think the public needs a little more time to study this, as well as our board.

Response 2-1: In response to several public requests for additional time to review the
documents, the Planning Board adjourned the public hearing and reopened it on
October 20, 2004, for additional public input.

Comment 2-2 (DEIS Public Hearing, Eric Valentin, September 15, 2004): Back in 1989
when they discussed this project ... a resolution was passed ... and it stated that the developer
had one year to make an application for special use permit and preliminary approval to the
Planning Board. I don’t know if they did that.

Response 2-2: The Town of Wallkill Town Board approved a cluster authorization
pursuant to §281 of Town Law on May 25, 1989, and a modification of same in 1991,
that could be applied to the subject site. However, in November of 2002, the Town
Board adopted an amendment to the Town Zoning Code including provisions applicable
to the PID zoning district that permits the applicant’s current proposal as a special use.
(Specifically, the cluster authorization would permit residential building heights of 2½
stories, while the PID regulations prior to amendment required minimum building heights
of 6 stories. With the 2002 amendment, buildings 2 to 4 stories are permitted, as are
proposed by the applicant.) The applicant’s current proposal, therefore, meets the
requirements of the Code without the need for cluster authorization.

Comment 2-3 (DEIS Public Hearing, Nina Guenste, September 15, 2004): On the project
overview they state the project is located near the major commercial/residential centers of the
Town and as such is suitable for a similar type and intensity of development. If you look at the
map, it is not near those areas. The only area that is near them is a very small portion of 211.

Response 2-3: In reviewing the overall development patterns in the Town of Wallkill,
the majority of residential development is located east of the Goshen Turnpike, along
the Silver Lake Scotchtown Turnpike. Commercial and residential development is
located along Route 211. Beyond the corridor formed by Silver Lake Scotchtown Road
and Route 211, the Town is predominantly rural in nature. The Mills Industrial Park is
located between Route 211 and Silver Lake Scotchtown Road to the east of Route 17,
whereas the Golden Triangle project is located between Route 211 and Silver lake
Scotchtown Road to the west of Route 17.

Comment 2-4 (DEIS Public Hearing, Nina Guenste, September 15, 2004): What they also
don’t discuss in the DEIS is the air and noise pollution that will happen with Phase II to the
residents of Phase I. Are these people going to move into these townhomes thinking they have
lovely woods behind them, and all of a sudden there is a commercial development sitting in the
backyard?
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Response 2-4: The Draft Environmental Impact Statement addresses both the Phase 1
residential portion of the project and the proposed commercial components of the
project in order to inform the public of the entire scope of the project.

The major traffic improvements that are proposed to provide a new through Town road
between Silver Lake Scotchtown Road and Route 211, and an improved Route 17
interchange, will help to alleviate traffic circulation in the area, and associated air quality
effects. Based upon the results of the traffic analysis, the greatest potential for
project-related air quality impacts would be at the intersection of NYS Route 211 and
Tower Drive/North Galleria Drive due to the vehicle delays projected at this intersection.
However, given the proximity of this intersection within the Route 211 and Route 17
traffic corridors and the project site, which borders these corridors, the worst case air
quality impacts associated with the proposed project, are expected to be well below
ambient air quality standards. Thus, the proposed project is not expected to result in
adverse air quality impacts to the general public, including persons in vehicles traveling
in the area, existing residents in the site vicinity, and new residents of the Covered
Bridge at Golden Triangle. 

Comment 2-5 (DEIS Public Hearing, Doug Dulgarian, Wallkill Planning Board, September
15, 2004): If that [through] road doesn’t happen ... are we looking at this 300 townhome
Alternate Scheme 3?

Response 2-5: Phase 1 of Golden Triangle is the residential portion of the project. The
residential portion of the project as proposed is for construction of 90 townhouse units.
This portion of the project is independent of the new Town Road. The Master Plan for
this project as proposed is for commercial development of Lot 2 and includes the new
Town Road and Route 17 Exit 120 Interchange Modification. 

Alternative 3 for 300 Townhomes was included under SEQRA regulations to
demonstrate other possible scenarios for development. Any future project, other than
the one proposed would be subject to further site plan review by the Town Planning
Board.

Comment 2-6 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): This project has not been referred to the Orange County Planning Department.
According to the department’s commissioner, David Church, “to the best of our knowledge, we
have yet to receive a referral for advice or formal review as required on any recent proposal
and/or environmental impact statement.” The Planning Department is the most qualified agency
to judge the project’s potential cost to community services and they should be given an
opportunity to do so.

Response 2-6: A copy of the accepted DEIS was received and signed for by
representatives of the Orange County Planning Department on August 6, 2004. A copy
of the mail receipt is included in Appendix A, Correspondence. The applicant contacted
Mr. Richard J. Jones, a Senior Planner for the Orange County Planning Department on
March 2, 2005, who indicated the Department had received the DEIS and has no
comment on the document. A copy of Mr. Jones’ letter is included in Appendix A.

The proposed Master Development Plan for Golden Triangle conforms with the Orange
County Comprehensive Plan’s vision of developing the subject site into a combination of

Project Description
February 7, 2006

Golden Triangle FEIS 
2-2



major commercial uses at the southern portion, and medium density residential and
conservation land at the northern portion of the site, and interconnecting Route 17
(future Interstate Route 86) with Route 211 and local streets via Silver Lake Scotchtown
Road. The Golden Triangle plan will provide linkages for transportation routes in the
immediate vicinity, a mix of land uses that includes business facilities and housing in
close proximity to complementary uses, and linkages of natural open space areas such
as wetlands. 

Comment 2-7 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The DEIS does not give a detailed description of a proposed approach for
maintenance of the stormwater facilities. This is an important issue since any anticipated
pollutant removal performance will hinge on future maintenance. The applicant should propose
a mechanism for this. If it’s the homeowner association’s responsibility, there should be some
provision for the Town to step in and perform the maintenance and get their expenses
recouped if the association fails to do it.

Response 2-7: Responsibility for maintenance of the stormwater facilities will be rest
with the Homeowner’s Association as part of the Landscaping and Grounds
Maintenance for the project. A copy of the Homeowner’s Association Agreement
including maintenance enforcement provisions will be subject to review by the Town
Planning Board as part of the site plan approval process. 

Comment 2-8 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The Town of Wallkill Historian Dorothy Hunt-Ingrassia was not contacted for the
Cultural Resources Survey. Contacting the historian should have been the first step for the
cultural resources consultant. A town historian is the unique position of having access to
traditional historical data not found in the texts cited by the consultant.

Response 2-8: A substantive history of the Town of Wallkill, prepared by Town
Historian, Dorothy Hunt-Ingrassia is displayed on the Town Website. The website was
reviewed as part of the Cultural Resources research. The Town Historian has been
contacted for any additional historical input which may pertain to the Golden Triangle
Project. A copy of this letter is found in Appendix A, however no response from the
Town Historian has been received as of the date of this document. The New York State
Office of Parks, Recreation and Historic Preservation (OPRHP) determined there were
no significant historical or cultural resources in proximity to this project, a copy of the
OPRHP letter is included in Appendix A.

Comment 2-9 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The ongoing Town of Wallkill Master Plan review should be completed so this board
can be certain the property will remain zoned as Planned Interchange Development. However,
a guarantee from the Master Plan Review Committee that the project site will remain zoned PID
would be sufficient.

Response 2-9: A letter has been sent to the Town of Wallkill Master Plan Committee to
determine if there are changes anticipated to the zoning of the subject parcels. This
letter is included in Appendix A, Correspondence. No response to this letter has been
received as of the date of this document.
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Comment 2-10 (DEIS Public Hearing, Nida Guenste, October 20, 2004) Regarding the DEIS
statement that the development is compatible with its surroundings and a similar type intensity.
If you look at the site, the pink is all residential. The yellow across the highway is PID. and they
only have approximately 200 or 300 feet bordering the PID area.

Response 2-10: As can be seen in the zoning map DEIS Figure 3.7-1, the entire length
of the easterly project boundary is Route 17, the westerly boundary of the site is along
Sliver Lake Scotchtown Road. The southerly boundary of the site is located adjacent to
the Route 17 interchange ramps, and the existing connection to Route 211. The Phase
1 residential portion of the project is located in the northern western portion of the
project site in the vicinity of the intersection of Silver Lake Scotchtown Road and Mud
Mills Road. DEIS Figure 3.7-1 shows the lot lines for the residential development in this
area. This medium density residential development proposed by Golden Triangle will
serve as a transition between the surrounding residential development toward the
northern portion of the project and the proposed commercial development within Golden
Triangle.

Comment 2-11 (DEIS Public Hearing, Salvatore LaBruna, October 20, 2004): I am a
member of the Conservation Commission. I just wanted to talk briefly about a couple of things
in our comments; number one, about referral to the County Planning Department. I feel pretty
strongly that this project ought to be referred to the County. I am not sure, I know in the EIS, it
did list the County Planning Department as one of the bodies that would be notified on the
project, but as far as I know from the chairman, they haven't received anything and haven't had
a chance to really look over the project. I think it would be beneficial for everyone involved if
they had an opportunity to comment.

Response 2-11: A copy of the mail receipt to the Orange County Planning Department
Commissioner, David Church, has been included in Correspondence, Appendix A. The
applicant contacted Mr. Richard J. Jones, a Senior Planner for the Orange County
Planning Department on March 2, 2005, who indicated the Department had received the
DEIS and has no comment on the document. A copy of Mr. Jones’ letter is included in
Appendix A.

Comment 2-12 (DEIS Public Hearing, John Paul Urich, October 20, 2004): I read the DEIS,
and I didn't see much about lighting, or maybe I missed that, but I think the Planning Board
needs to look at that. there is a lot of light pollution right now from the Galleria.

Response 2-12: Lighting for the residential portion of the project is expected to consist
of light fixtures on the buildings and ornamental street lights at the interior road
intersections to provide for public safety.

A lighting plan will be included as part of the site plan for the full build out commercial
portion of the project and will include ornamental lighting fixtures. 

Comment 2-13 (Letter #7, Town of Wallkill Conservation Commission, Salvatore J.
LaBruna, May 2, 2005): Although we have a few issues with Phase I of this project, at the time
our primary concern with the  Final Environmental Impact Statement for the Golden Triangle
project is the limited amount of information available on the second development phase. The
environmental impact of the commercial development is essentially limited to a statement in the
second paragraph of the introduction which states, "Full build out of the project site, which is
addressed generically in the DEIS because critical details are not yet known, would include a
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variety of commercial uses consisting of retail, office, hotel, restaurant and other related uses
on approximately 74 acres of land." The proposed commercial phase of this project will expand
an already existing corridor of sprawling commercial development into an area that is primarily
residential, currently undergoing alarming growth, and already facing traffic issues. Massive
chain stores, hotels and restaurants surrounded by acres of parking are traits often associated
with auto-oriented development that is commonly referred to as sprawl. 

The Conservation Commission would like the applicant to consider a number of different
options for the final development phase of the site. The project sponsor has the opportunity to
create a more community friendly development by taking advantage of compact building
design, using smaller setbacks, locating shared parking behind buildings, and expanding a
network of internal sidewalks and crosswalks. The Master Plan Review Committee is currently
debating the creation of "Town Center" zoning surrounding the new Town Hall government
complex which would utilize some of these principles. The area, labeled "The Mills Industrial
Park" in the FEIS, is located directly across Route 17 from the Golden  Triangle site and also
features a Route 211-Silver Lake Scotchtown connector road (Tower Drive), like the one
proposed for this project. The Golden Triangle might benefit from a similar development
scheme. When this project returns to the Planning Board for site plan approvals for the second
development phase, we would like the applicant to submit any preliminary sketches to the
Conservation Commission in an effort to work together with this organization, the Planning
Board, and the Town Engineer to create a better project for the applicant and the community.

Response 2-13: The applicant acknowledges that it will consider design alternatives for
the development of the remainder of the project site that may include the ideas offered
by the Conservation Commission, such as a compact site design that shares parking
and provides pedestrian connections. Provisions that are detailed in the new Town
Comprehensive Plan that are applicable to this site, as well as the requirements of
zoning that are in place at that time, will be incorporated into the plan. When the
applicant returns to the Planning Board for site plan approvals for the development of
the remainder of the property, a preliminary site plan will be reviewed by the Planning
Board and its consultants and advisors with these comments in mind. It is expected that
the Town Conservation Commission will take an active part in the review of the plans.
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3.0 WATER RESOURCES COMMENTS AND RESPONSES

Comment 3-1 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): Given that approximately 52 acres of the project site will be covered with impervious
surfaces, stormwater runoff is another area of serious concern. The Executive Summary of the
DEIS notes that the basins to be employed are designed to remove 80% of suspended solids
from runoff after site stabilization. It should also be noted in this context that the practices in
New York State’s Design Manual typically remove in the range of 40 to 60% of dissolved
pollutants. Since developments of this nature can increase pollutant loadings greatly compared
to pre-development levels and that many of the pollutants of concern occur in the dissolved
form, significant increases in pollutant export can potentially be expected from such sites even
after runoff passes through a stormwater management practice. At this point we would like to
point out that runoff from this site will enter Silver Lake where overflow will then drain into the
Wallkill River and ultimately end up in the Hudson River.

Response 3-1: Although not required by the NYS DEC for stormwater discharges,
pollutant-loading calculations have been prepared and are included within Appendix D.
The reduction of pollutant levels as a result of the treatment within the acceptable
stormwater quality management facilities proposed throughout the site is indicated
within the tables. The stormwater facilities have been designed to meet all NYS DEC
requirements for stormwater treatment, including an 58% reduction in total suspended
solids (TSS) and a 66% reduction of total dissolved solids (TDS). Through the use of
SMP’s, TSS in the developed portion of the site will be reduced from 1,341 lbs. pre
development to 553 lbs. post development, a 59% reduction. TDS will also be reduced
post construction through the use of SMP’s from 10,475 lbs. to 3,493 lbs. a 66%
reduction. The construction of water quality facilities for the proposed site include
bioretention areas, dry swales and wet basins that will effectively reduce the amount of
pollutant loading for TSS and TDS from the site. This reduction is attributed to the
construction of the infiltration and filtering practices for water quality throughout the site.
Higher sediment and pollutant loadings occur during the small hydrologic storms
(1-Year) that the proposed water quality facilities will attenuate.

The remaining balance of the property, which at this time is not proposed for
development, must provide the same stormwater facilities to treat water quality. The
future facilities will be constructed to meet the future requirements for stormwater runoff.

Comment 3-2 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The DEIS seems to indicate that large storm quantity control will not be required,
and only quality control for smaller storms will be put into place. The DEIS justifies the lack of
quantity control by claiming the “peak” output from this site will pass through Silver Lake before
the peak from the entire Silver Lake watershed reaches that body of water. The time difference
in these peaks, based on hydrology computer models, is about one hour. However, models are
idealized representations of the way rainfall comes and the way runoff occurs. We recognize
that use of these models is accepted for this purpose, but it should be remembered that there
are many variables that could impact the timing and nature of peak flows. There are additional
concerns beyond just the timing of the peak. The overall volume of runoff relative to infiltration
will be shifted significantly. We believe the most effective way to deal with these potential
changes in runoff patterns is to mimic the pre-development runoff patterns as closely as
feasible using a combination of stormwater management practices on the site. This approach
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might be considered beyond the minimum New York State requirements, but is not
unreasonable given the size and nature of this project.

Response 3-2: As per Section 4.8 of the NYSDEC Stormwater Manual, a downstream
analysis was prepared to determine if the site meets the requirements for having no
water quantity facilities on site. The conclusion of the analysis is that each element
required for the exemption has been met and detaining runoff is not required. The
criterion consists of the following conditions: First, compute the pre and post
development peak flows for the design storms (10 &100 year) at the downstream
confluence including 10% of the site area with scenario’s for both post development with
detention and without detention. Second, analyze the hydraulic effects of any culverts or
downstream obstructions. Finally, assess the water surface elevations to determine if an
increase in water surface elevations will impact existing buildings or structures. The
proposed project occurs close to a large body of water downstream and adjacent to a
significant stream or river. The site is located North of Silver Lake, which is
approximately 32 acres in size that directly receives runoff from a 7,600 acre watershed.
Also, the Masonic Creek traverses the Southwestern portion of the site where it directly
discharges into Silver Lake. The analysis determined that by detaining the higher
hydrologic storms this creates a higher peak discharge and volume, which is detrimental
rather to delay release can coincide with the peak storm flow from the upgradient
portions of the watershed. Please refer to the Stormwater Pollution Prevention Plan for
specific details and calculations of the analysis. The large storage volume provided by
Silver Lake and the Masonic Creek will assure no measurable increase in the water
surface elevation of Silver Lake or the maximum storage volume. Runoff associated with
the water quality storm will be routed to the proposed facilities throughout the site for
pollutant removal and infiltration.

In summation, the analysis provided that with stormwater detention on site the peak
discharge for the site would be higher then the peak discharge of the site without
detention. The hydraulic analysis of the downstream culverts provided they are
adequate to handle the peak flow without detention because the site discharge does not
coincide with the watershed peak discharge. An assessment of the water surface
elevation of Silver Lake provided that the elevation without detention would increase
less, then with detention provided.

To better facilitate pre-development runoff patterns the proposed water quality facilities
were designed to maximize infiltration of the 1-year storm back into the soil while
diverting the higher storm to the Masonic Creek and Silver Lake. This design is
consistent with pre-development conditions by promoting infiltration of the smaller
hydrologic storms and at the same time enabling the higher hydrologic storms (10 & 100
year storms) to be undetained and discharged into the adjacent wetlands and Masonic
Creek. The present plan proposes to utilize a combination of stormwater practices to
infiltrate runoff specifically using bioretention areas and dry swales throughout the site.
These types of facilities are accepted practices for stormwater treatment by the
NYSDEC.

Comment 3-3 (Letter #7, Salvatore J. LaBruna, Wallkill Conservation Commission, May 2,
2005): In response to our previous comments, the applicant has included pollutant-loading
calculations for stormwater discharges in an appendix to the FEIS. The project sponsor also
reports that the stormwater management practices chosen for this site will result in a 59%
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reduction in total suspended solids (TSS) and a 66% reduction of total dissolved solids (TDS).
The documents does not clearly state if this represents a reduction from the developed site
without stormwater controls, or compared to existing undeveloped conditions. If the reduction
were based solely on the use of stormwater management practices, this would still represent an
overall increase from existing conditions and should be clearly indicated. If the developed site
with controls will result in a reduction compared to the undeveloped site, this calls for a detailed
explanation. Furthermore, there is no discussion of the significant increase in both nitrogen
(TN) and phosphorous (TP) levels in the effluent. The amount of TN will increase from 59.86 to
139.79 (no units specified, but we believe this is pounds annually.) The amount of TP will
increase from 3.70 to 9.78. On a percentage basis this appears to be a substantial upsurge.
These two substances are strongly linked to the growth of algae blooms in many bodies of
water, and in this case may represent a potential risk to Silver Lake. The effect of this project
viewed in isolation might not be significant, but the cumulative effects of this and other pending
projects in the Silver Lake watershed, including some that may not have been required to
comply with new stormwater regulations, are a serious concern.

The applicant should study the potential threat posed by increased levels of both nitrogen and
phosphorous in the effluent, specifically whether the amounts indicated in the pollutant-loading
calculations could lead to the formation of toxic algae blooms in Silver Lake. The FEIS should
also clearly explain how and why the TSS and TDS would differ from existing conditions.

Response 3-3: As requested, the pollutant loading calculations have been revised to
further diminish the amount of pollutant export from the site. The stormwater facilities on
site have been redesigned to provide NYSDEC approved practices in series. The site will
be constructed with sand filters and bioretention areas in several locations. The addition of
dry swales will help aid in reducing the pollutant export. 

Overall, the practices placed in series will reduce the Total Suspended Solids (TSS) in the
developed portions of the site from 625 lbs/yr pre-development to 60 lbs/yr
post-development, a 90% reduction. Total dissolved solids (TDS) will be reduced from
5,087 lbs/yr pre-development to 588 lbs/yr post-development, an 88% reduction. The
pollutant loadings for metals (copper and zinc) will not increase. In conformance with
current regulatory requirements, pollutant loadings for total phosphorous (TP) and total
nitrogen (TN) in treated stormwater from the site decrease when compared to
post-development conditions without stormwater treatment. Total phosphorous is reduced
by 66% and total nitrogen is reduced by 70%. However, the post-development values for
these two constituents slightly increase as compared to pre-development values. The TP
is calculated to increase by 4.9 lbs/yr and TN has been calculated to increase by 11.2
lbs/yr. These values in comparison to pre-development values would seem to greatly
differ. However, a comparison to the overall watershed for Silver Lake indicates that the
minor increase expected from the post-development site is negligible. When compared to
the overall Silver Lake watershed, the slight increase for Total Phosphorous amounts to a
0.59% increase. Calculated Total Nitrogen values show a slight increase of 0.06%, an
immeasurable amount. The utilization of the aforementioned practices in series far
surpasses any current regulations set fourth by the NYSDEC for stormwater discharge
from new development.

The balance of the property, which at this time is not under site plan review, must provide
the same types of stormwater facilities for treatment of water quality. Future facilities shall
be constructed to meet any requirements for stormwater runoff at the time of design. The
future site, where possible, shall construct bioretention and surface sand filter areas for
stormwater management as long as they are still an accepted NYSDEC practice. 
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Refer to FEIS Appendix D for additional information on the the pollutant loading
calculations.
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4.0 ECOLOGICAL RESOURCES COMMENTS AND RESPONSES

Comment 4-1 (DEIS Public Hearing, Nina Guenste, September 15, 2004): They are talking
that this site will have to be totally ... graded and all natural habitat will be gone from the area. I
don’t know what research they did. They also state the extent of wetland disturbance and
wetland compensation that would accompany the full build plan is not known at this time. They
don’t show the stream that runs into Silver Lake on their plans for their development. I don’t
know if they have taken it into effect, but I have looked at the maps in the DEIS and it’s not
located on any of the maps there. And this is a major stream that runs through the area and
through the property. And if you are talking about taking away the wetlands ... and covering the
majority of that site with cement, I can’t see how it cannot have an impact, and a negative
impact. Water run-off that goes into the ground ... where is it going to go; is it going to go down
to the stream and then into the water to Silver Lake?

Response 4-1: The proposed development in Phase 1 involves disturbance to 11.4
acres of wooded land. The full build development, which would be done incrementally
over time, could disturb approximately 67.6 additional acres. The site specific plan for
the commercial portion of the project, however, is not yet developed and will be subject
to further review and approvals. 

With full development, the project site would retain no less than 16 acres of existing
natural vegetation. The Phase 1 portion of the proposed development involves 0.38
acres of wetland disturbance and 0.82 acres of wetland mitigation as shown on the
current full-size Wetland Mitigation plan. The wetland mitigation for the Lot 2 portion of
the project will be designed to provide a similar 2:1 compensation ratio. The details of
the wetland mitigation for the Lot 2 portion of the project will be prepared along with the
detailed site plan for that portion of the project. The commercial portion of the master
development plan for the site will be subject to additional review and approvals. 

The stream that flows from the project site under the railroad tracks towards Silver Lake
is shown on the full-size plans (see Silver Lake Drainage” plan). This stream is identified
in the engineer’s drainage report as “Discharge Point B” (see DEIS Appendix E). This
stream would not be disturbed by the Phase 1 portion of the project. The potential
impacts to drainage and this stream by the full build project will be analyzed and
evaluated when that phase of the site plan is developed in detail. These impacts will be
subject to further review and approvals with regard to stormwater management and
wetlands mitigation. 

Comment 4-2 (DEIS Public Hearing, Nina Guenste, September 15, 2004): They say in the
DEIS ... the loss of upland habitat is unavoidable, but they are going to use trees and landscape
buffers. Some of the trees on that property are probably 75 feet tall, if not taller, and that takes
a long time for them to grow back.

Response 4-2: Comment noted. The proposed development will change the character
of the project site from its current wooded condition to a developed condition. The
proposed landscape vegetation within the developed portion of the site will replace the
existing woodland trees with shade trees, buffer trees, and other landscaping that will
complement the developed project plan. The trees on the remaining woodlands on the
site (in the wetlands and buffer areas and around the perimeter of the property) will
continue to grow and mature over time. 
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Comment 4-3 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The DEIS indicates, though we strongly disagree, that the project “will help alleviate
traffic circulation in the area, and associated air quality effects,” yet there is no mention of the
effects of clearing 96 acres of woodland will have on air quality. For those living in the Silver
Lake area, the undeveloped site currently acts as a buffer against noise and air pollution
emanating from Route 17. These conditions should have been addressed or at least mentioned
in section 3.3 of the DEIS entitled “Air Resources.”

Response 4-3: The closest existing homes in the Silver Lake community to Route 17
are located approximately ¼ mile to the west, with most homes considerably further.
Given the distance and the fact that prevailing winds blow from west to east, the air
emissions from mobile sources on Route 17 (cars, vans, and trucks) are likely to have
no significant effect on the Silver Lake community, as most emissions will disperse into
the air towards the east. 

The visual and noise attenuation benefits that the existing trees on the site provide to
the Silver Lake community are not expected to be significantly altered by the full
development of the proposed development, which would retain approximately 16 acres
of existing natural vegetation. This vegetation, in combination with the intervening
topography, off-site vegetation and the distance from Route 17, will continue to provide
significant visual and noise attenuation benefits. The buildings proposed on the project
site will also provide some noise barrier benefits to the Silver Lake community by
absorbing and reflecting highway noises emanating from Route 17. 

Comment 4-4 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The USDA Soil Survey shows significant areas of “hydric” soils on the project site.
Hydric soils are likely to meet the federal criteria for wetlands. The applicant has apparently
conducted on-site wetland mapping which normally would be expected to be more accurate
than the Soil Survey. It is difficult to further evaluate any potential discrepancy between the Soil
Survey and the applicant’s mapping without reviewing a more detailed map of their wetland
delineation. The DEIS notes that a jurisdictional determination from the Army Corps of
Engineers had been requested. If additional attention to this matter is deemed prudent, the
Town may wish to request that ACOE include a field visit in their review of the applicant’s
delineation.

Response 4-4: The site was visited by Mr. Orzel on July 24, 2002 and plans showing
the wetland boundary as surveyed by Mr. Orzel were sent to his attention on October
10, 2002. The current site plan shows the wetland boundary as field verified by Mr.
Orzel, and represents the wetland boundary approved by his office in its letter dated
July 15, 2005 (see letter in Appendix A). 

Submissions of the Phase 1 portion of the project, requesting a Nationwide Permit
(NWP), were made to the ACOE in January 2005 and again in May 2005, on revised
site plan, showing revisions made to accommodate requirements of the ACOE and the
proposed new roadwork on Silver Lake Scotchtown Road. In its July 2005 letter, ACOE
accepts the applicant’s wetland boundary location map and acknowledges that the
proposed activities of Phase 1 can be accomplished under NWP #39 without further
authorization from ACOE, based on the project wetland impact and mitigation plans
submitted and the conditions of the General Permit. Special conditions also apply that
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require annual reporting to ACOE for five years following installation of the wetland
mitigation plan. 
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5.0 TRAFFIC COMMENTS AND RESPONSES

Comment 5-1 (DEIS Public Hearing, Eric Valentin, September 15, 2004): I would like to
know what time they did the traffic study. Is it current? Is it taking into consideration the already
approved projects for that area? And already being built projects for that area?

Response 5-1: Data for the Traffic Study was collected by representatives of John
Collins Engineers during January, March and April of 2003 during the AM and PM peak
hour periods of 6:30 to 9:00 AM and 4:30 to 7:00 PM. The data was supplemented with
data obtained from the New York State Department of Transportation.

As part of a comprehensive traffic study for the area, fourteen intersections in the
project vicinity were evaluated for operating level of service. The scope of the traffic
study was identified by the Town of Wallkill Planning Board based upon input from the
Town Engineer. The intersections are shown on Figure 3.6-2 of the DEIS and listed
below:

 - NYS Route 211 & Silver Lake Scotchtown Road
 - NYS Route 211 & Bert Crawford Road/Dunning Road
 - NYS Route 211 & NYS Route 17 EB On Ramp
 - NYS Route 211 & NYS Route 17 WB On/Off Ramp
 - NYS Route 211 & Tower Drive/North Galleria Drive
 - Silver Lake Scotchtown Road & Bert Crawford Road
 - Silver Lake Scotchtown Road & Mud Mills Road
 - Silver Lake Scotchtown Road & Tower Drive
 - Mud Mills Road & Cottage Street Extension
 - Silver Lake Scotchtown Road & Neeley Street
 - Silver Lake Scotchtown Road & Maltese Drive
 - Bert Crawford Road & Maltese Drive
 - Tower Drive & Industrial Drive
 - Wisner Avenue & Cottage Street Extension

The study took into account nine projects that are currently planned in the area,
including Golden Triangle Phase 1. Table 3.6-3 of the DEIS provides a list of the
projects either approved or pending in the immediate area. The location of these
projects is shown on Figure 3.6-3 in the DEIS Traffic section, and listed in Table 3.6-3.
Table 3.6-3 from the DEIS is shown below.

Recently, the Town of Wallkill Town Board retained Chas. H. Sells, Inc., to perform an
independent review of the Wallkill Comprehensive Traffic Impact Study. In particular, the
Sells review included an analysis of roadway safety and evaluation of the ability of the
roadway segments connecting the study intersections to safely accommodate increased
volumes of traffic. As concluded in its September 22, 2005, memo to the Town,1 Sells
states that the improvements proposed as part of the Wallkill Comprehensive Traffic
Impact Study taken together with the additional recommendations of Sells will provide
the Town with a roadway network that will operate at acceptable levels of service, while
also addressing the contributing factors to the high accident locations that may be
exacerbated by the increased demand from the projects currently in front of the
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Planning Board. A summary of the Sells review of the Wallkill Comprehensive Traffic
Impact Study is included in FEIS Appendix G. 

Source: John Collins Engineers PC, 2003

Silver Lake-Scotchtown RdNorth of 
Silver Lake-Scotchtown Rd

55 Single Family
SubdivisionScotch Valley

Cottage Street ExtensionSouth of 
Cottage Street Extension283 Age Restricted UnitsKabro

Silver Lake-Scotchtown Rd
& Second Street

North of 
Silver Lake-Scotchtown Rd104 ApartmentsWallkill Manor

Silver Lake-Scotchtown RdSouth of 
Silver Lake-Scotchtown Rd96 TownhousesGolden Triangle

Phase 1

Tower DriveEast of Tower Drive192 Multi Family Apts.Tower Ridge

Cottage Street Extension 
& Highland Avenue

North of 
Cottage Street Extension

182 Single Family
160 Multi Family Apts.MKA

Silver Lake-Scotchtown RdNorth of 
Silver Lake-Scotchtown Rd30 CondominiumsDupee

Silver Lake-Scotchtown RdNorth of 
Silver Lake-Scotchtown Rd

12 Single Family
SubdivisionGutterman

Bert Crawford RoadWest of 
Bert Crawford Road

9 Single Family
SubdivisionLakeview Estates

AccessGeneral Location
Number & 

Type of Units
Project Name

DEIS Table 3.6-3
Pending Projects Town of Wallkill

Comment 5-2 (DEIS Public Hearing, Nina Guenste, September 15, 2004): In their site area
description they refer to Route 211. Route 211 is not near that site - it has a very small portion.
And when I talk to the DOT they talk about removing different entrances and exits off of 211. So
instead of having traffic congestion on Tower Drive, we are going to move it across town to the
other end of Tower Drive, so the people that used to go from different areas on 211 from both
directions are now going to be funneled into this one area.... Not only do you have 98
apartments (that) have been approved, you also have Kabro with 256 units right up Mud Mills
Road. So you are talking heavy traffic congestion that really needs to be looked at. I have sat at
Tower and Scotchtown Road for 5 minutes waiting to get out at 3:00 in the afternoon, and that’s
not morning rush-hour.

Response 5-2: The Wallkill Comprehensive Traffic Impact Study investigated 14 area
intersections including the intersections of Route 211/Tower Drive and Tower
Drive/Silver Lake-Scotchtown Road. In this study the traffic impacts of nine pending
projects including Golden Triangle Phase 1, were assessed for operating levels of
service. The Wallkill Comprehensive Traffic Impact Study identified regional traffic
improvements that would be necessary to maintain acceptable levels of service within
the local traffic network. In cooperation with the project sponsors, the Town Planning
Board assigned responsibility for the improvements identified to the various project
sponsors. Table 3.6-4 from the DEIS listed the intersection, the improvement necessary
and the project responsible for making the improvement. 

Recently, the Town Board retained Chas. H. Sells, Inc., to perform an independent
review of the Wallkill Comprehensive Traffic Impact Study and additional traffic
improvements were recommended based on further analysis of safety concerns. As a
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result of that analysis and the developer’s agreement between the Town and MKA, the
MKA project will perform road widening, including turning lanes, in conjunction with the
installation of a traffic signal at the Silver Lake-Scotchtown Road/Tower Drive
intersection. DEIS Table 3.6-4 is shown below and is revised to include the
recommendations of Sells. Signalization of this intersection will improve operating
conditions to a level of service C or better. (All off-site traffic improvements proposed as
part of Golden Triangle Phase 1 are listed in FEIS Section 1.2.) 

A summary of cost estimates for the traffic improvements that were attributable to the
various area projects was assembled as part of the Planning Board’s assignments of
responsibility for each project in 2003. Based on the recommendations in the Wallkill
Comprehensive Traffic Impact Study and the additional measures recommended by
Sells, the Summary of Projected and Planned Development Traffic Volumes and
Summary of Cost Estimates for Projected and Planned Developments have been
updated and are included in FEIS Appendix G . 
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Source: John Collins Engineers 2005.
1 These recommended improvements are attributable to the cumulative effect of background growth and all the studied
projects, including development of the Golden Triangle residential Phase 1 only.
2 Project assignments were identified by the Town at a joint meeting with the various project developers in Summer 2003.
3 Eastbound double left turn lane on Route 211 at the intersection has been identified as a future project. Both projects
will be partially funded by contributions from the pending development projects identified in the Wallkill Comprehensive
Traffic Impact Study by John Collins Engineers, including Golden Triangle Phase 1.
4 Additional mitigation measures recommended by Chas. H. Sells, Inc., in Table 2 of its Memo to the John F. Ward, Town
Supervisor, dated September 22, 2005, are underlined. 
5 Golden Triangle Phase 1 will, at the option of the Town, EITHER a) assist Kabro in the intersection improvements at
Mud Mills Road and Cottage Street Extension; OR, b) install a traffic signal at Maltese Drive/Bert Crawford Road
intersection (including coordinate timing with Bert Crawford Road/NYS Route 211 signal); OR, c) install a traffic signal at
Silver Lake-Scotchtown Road/Bert Crawford Road intersection (including coordinate timing with Mud Mills Road/Silver
Lake-Scotchtown Road signal) together with realign Mud Mills Road approach to Silver Lake-Scotchtown Road within the
right-of-way, repave with high friction wearing course and remove roadside obstructions.

NASigning and Pavement Marking Wisner Avenue & Cottage Street
Extension

Tower RidgeSignalization,
Coordinate with Town Hall improvementsTower Drive & Industrial Drive

Wallkill Manor & Scotch
Valley Subdivisions & 
Golden Triangle Phase 15

Signalization, coordinate with Route 211
signal, 
Consider one-way traffic flow on Maltese Drive

Bert Crawford Road & Maltese
Drive

NASigning & Pavement Marking Silver Lake Scotchtown Road &
Maltese Drive

NASigning & Pavement Marking Silver Lake Scotchtown Road &
Neeley Street

Kabro
&
Golden Triangle Phase 15

Signalization & Grading to improve sight distance,
Signalization of the Cottage Street Ext. Railroad
underpass, 
Realign Mud Mills Road, provide better sight
distance to new intersection

Mud Mills Road & Cottage Street
Extension

MKA

Install Signal, Construct Southbound left turn lane
& Northbound right turn lane on SLSR, 
improve sight distance through profile
modifications

Silver Lake Scotchtown Road &
Tower Drive

Kabro

Golden Triangle Phase 15

Signal Timing Modifications
&
Realign Mud Mills approach within ROW,
repave with high friction wearing course, and
remove roadside obstructions

Silver Lake Scotchtown Road &
Mud Mills Rd

Golden Triangle Phase 15 
Install signal, coordinate timing with Mud Mills
at SLSR

Silver Lake Scotchtown Road &
Bert Crawford Rd

Fair share contributions to
Current Town Project3

Fair share contributions to
Future project (assignment
to be determined)

Signal Timing Modifications3 

&

Eastbound double left turn lane on Route 211

NYS Route 211 & Tower
Drive/North Galleria Drive

NASignal Timing ModificationsNYS Route 211 & NYS Route 17
WB On/Off Ramp

NASignal Timing ModificationsNYS Route 211 & NYS Route 17
EB On Ramp

NASignal Timing ModificationsNYS Route 211 & Bert Crawford
Road/Dunning Rd

NASignal Timing ModificationsNYS Route 211 & Silver Lake
Scotchtown Road

Project Assignment2ImprovementLocation

Recommended Intersection Improvements
Wallkill Comprehensive Traffic Impact Study1

and Recommendations of Chas. H. Sells, Inc. 4
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Comment 5-3 (DEIS Public Hearing, Doug Dulgarian, Wallkill Planning Board, September
15, 2004): Silverlake Scotchtown Road intersection with Tower Drive. ... On the other
intersections you give us an overall intersection level of service. On that one you don’t. ... At the
end you say, “with signalization”; does that mean you are proposing a signal there? ... So, the
“C” I am looking at the end there, that’s an average? We still are going to have the two “F’s”
above it? ... With the light it will still be an “F”? ... And is that the same for the intersection at
Tower and Industrial where we have some “F’s” and E’s” there? ... My question is ... the level of
service on the majority of the ones we are looking at are corrected by the signalization and the
mitigation?

Response 5-3: An overall level of service relates only to signalized intersections since
the movements are dependent on one another. 

As part of the regional traffic improvements, a signal is proposed at Silver
Lake-Scotchtown Road and Tower Drive. As outlined in the Wallkill Comprehensive
Traffic Impact Study, and described above, part of the MKA project contribution to these
regional traffic improvements is to fund the cost and installation of this signal and
separate turn lanes. Operating conditions at the intersection of Silver Lake-Scotchtown
Road and Tower Drive, after signalization, will be a level of service C or better. Similarly,
the Tower Ridge project will be funding the cost and installation of a traffic signal at the
intersection of Tower Drive and Industrial Drive. Operating conditions at the intersection
of Tower Drive and Industrial Drive, after signalization, will be a level of service C or
better.

Upon signalization at the intersection of Tower Drive and Silverlake-Scotchtown Road,
all approaches to the intersection will operate at a Level of Service “C” or better during
peak periods. The Levels of Service by approach are summarized below:
 

Source: John Collins Engineers, 2005
21.6C30.6C19.8BOverall
27.9C28.5C25.9CNorthbound
15.8B31.7C18.3BWestbound
21.5C31.2C17.7BEastbound

Delay
(Seconds)

Level of
Service

Delay
(Seconds)

Level of
Service

Delay
(Seconds)

Level of
Service

SAT Peak HourPM Peak HourAM Peak HourApproach
Direction

Tower Drive & Silver Lake Scotchtown Road
Level of Service with Signalization

 
Similarly, at the intersection of Tower Drive and Industrial Drive, which is slated to be
signalized in association with the Tower Ridge development, the approach Levels of
Service will be improved from the current conditions to “C” or better. The resulting
approach Levels of Service for Build conditions will be as follows: 
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Source: John Collins Engineers, 2005
23.1C24.9C18.7BOverall
26.5C31.2C27.1CSouthbound
22.8C23.5C18.2BWestbound
21C22.9C11.9BEastbound

Delay
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Level of
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Delay
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Level of
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Delay
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Tower Drive & Industrial Drive
Level of Service with Signalization

Comment 5-4 (DEIS Public Hearing, Doug Dulgarian, Wallkill Planning Board, September
15, 2004): The emergency exit now on the road that may or may not happen, that’s just going
to be an emergency access for now on Phase I? ... So there is only going to be the one in and
one out at this point and that’s just going to be for emergency vehicles?

Response 5-4: There is one main access from the proposed Golden Triangle Phase 1
project onto Silver Lake-Scotchtown Road. A second roadway is proposed to connect
Golden Triangle Phase 1 to Silver Lake-Scotchtown Road that will provide for
emergency access and a secondary means of access into the residential project for
safety. The major movements along Silver Lake Scotchtown Road will operate at a level
of service “A”, the minor movements at the site access will operate at a level of service
“D” or better.

Comment 5-5 (DEIS Public Hearing, Patrick Owen, Wallkill Planning Board, September
15, 2004): [Towards the other traffic improvements on a fair share basis] ... when does the
contribution go into effect, after Phase I or Phase II or a little bit after each? ... And just so we
are clear, if Phase II doesn’t go through, the ramp never gets built?

Response 5-5: Golden Triangle will make specific contributions to improving regional
traffic in the project area as part of the Phase 1 proposal, as listed in FEIS Section 1.2.
The proposed new Town Road and the interchange improvements to Exit 120 on Route
17 are part of the full build development plan for Golden Triangle, and are not part of
Phase 1 of the project.

Comment 5-6 (DEIS Public Hearing, Gerald Luenzmann, Wallkill Planning Board,
September 15, 2004): I think the project ... Phase I and Phase II, would alleviate a lot of traffic
problems that we have right now. But no matter what happens if it’s Phase I or Phase II or both,
the choke-point to me is Silver Lake-Scotchtown Road. And there is nothing that I have seen
that’s going to mitigate the traffic and the danger that’s associated with traversing getting
across or driving down Silver Lake-Scotchtown Road. There is a lot of people, for example, that
walk up and down, go to the stores, they go to different stores and there is no sidewalks. It’s a
speedway. There are houses that get rammed continuously by late night drunk drivers, and I
think you have to pay attention to that. 

And when you consider not only this project, but all the other projects, and I don’t see Silver
Lake-Scotchtown Road being improved, it’s a 3 lane, 4 lane, I mean leave right off of Freezer
Road and you sit there it seems like 10 minutes, you can’t get across, I am talking Freezer
Road.
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You take a look at all the people walking to the deli, and I think we need a lot more
consideration of professionals on what to do with Silver Lake-Scotchtown Road. Tower Drive is
an abomination right now. Heaven help us what’s going to happen when this goes in. A light will
not solve the problem. It’s going to stagger the problem so you could spit and spurt through the
intersection. But is there going to be a left hand turn lane on Silver Lake-Scotchtown Road? Or
are you just going to sit there for a 3 minute light like you do up on 211 and Tower Drive? I
mean, there has got to be more serious consideration on what the traffic flow is going to be
through the whole Silver Lake Scotchtown Road corridor. There are safety issues, we need
sidewalks, and we need yellow lights, we need striping. There is nothing here that’s going to
make me feel comfortable, unless it’s all done.

Response 5-6: Road widening of Silver Lake-Scotchtown Road from Mud Mills Road to
the northerly proposed site access road (to provide an improved pavement section and
remove roadside objects), and a left turn lane on Silver Lake-Scotchtown Road into
Golden Triangle is to be constructed as part of the Phase 1 residential project, as well
as a new sidewalk along the Silver Lake-Scotchtown Road frontage of the project site.
(All off-site traffic improvements proposed as part of Golden Triangle Phase 1 are listed
in FEIS Section 1.2.) A number of improvements to the regional road network have been
identified in the Wallkill Comprehensive Traffic Impact Study and projects pending in the
area have been given responsibility for their implementation. Refer to Response 5-2.

Comment 5-7 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): One of this commission’s primary concerns with the “Golden Triangle” project is the
effect this development will have on local traffic. The roadway and intersection upgrades
proposed in the DEIS may ease existing traffic problems, but these improvements are not
sufficient enough to prevent further congestion that would inevitably result from the commercial
development of Phase II and other pending projects in the immediate vicinity. The members of
this commission are not convinced, as some members of the planning board are, that the
proposed Town Road from Silver Lake Scotchtown Road to Route 211 will improve traffic
conditions in the area of this project. Furthermore, the uncertainty regarding the proposed
alteration of the Exit 120 interchange on Route 17 makes it very difficult to assess the effects
this project will have on local traffic patterns.

Response 5-7: Two traffic studies have been conducted for this project. The first one,
the Wallkill Comprehensive Traffic Impact Study (DEIS Appendix G), assessed the
traffic impact of nine proposed projects in the town including Golden Triangle Phase 1
residential. As discussed, traffic mitigation measures have been proposed and a plan for
implementation has been identified in the Wallkill Comprehensive Traffic Impact Study.
The second traffic study, the Golden Triangle Traffic Impact Study, included as
Appendix H of the DEIS, specifically addresses the traffic impacts of the Phase II or full
build out of Golden Triangle. 

Sixteen intersections were studied: the fourteen previously listed and the following two
additional intersections:

-Silver Lake Scotchtown Road / Proposed New Town Road intersection

-Silver Lake Scotchtown Road/ Proposed Route 17 Exit 120 on and off ramps.

For each of the sixteen intersections, all major movements will operate at a level of
service D or better with one exception. The Route 211/Tower Drive/North Galleria Drive
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intersection declines to a level of service E in the No-Build condition, with no further
decline as a result of the full build out of Golden Triangle.

The Town has plans to upgrade this intersection through construction of a dual left turn
lane on Route 211. Contributions are being made on a fair share basis by all the
pending projects included in DEIS Table 3.6-3, shown earlier, including Golden Triangle.
Upon completion of these improvements this intersection will operate at a level of
service “D” or better.

The provision of the New Town Connector Road from Silver Lake-Scotchtown Road to
Route 211 with the new ramp connections to Route 17 will improve traffic flow in the
area since it will provide an alternate travel path for vehicles to access these corridors
and will allow traffic from the Silver Lake-Scotchtown corridor to access Route 17
eastbound without traversing onto Route 211. For example, traffic which now uses
Tower Drive south to Route 211 westbound and turns left onto Route 17 southbound or
eastbound will be able to proceed on Silver Lake-Scotchtown Road to the New
Connector Road and enter onto the new ramp to Route 17 eastbound directly. This will
lessen some of the traffic on Route 211 including reducing turning movements and thus
providing more efficient operation. Furthermore, the development of the commercial
portion of the Golden Triangle project will not proceed until the Town Connector Road is
completed. The full commercial development is dependent on construction of the Town
Road and interchange modifications.

Comment 5-8 (Letter #4, Salvatore J. LaBruna, Wallkill Conservation Commission,
Undated): The proposed modifications to the Exit 120 interchange on NYS Route 17 must
receive formal approval from the New York State Department of Transportation and the Federal
Highway Administration (FHWA).

Response 5-8: It is correct that the proposed modifications to the Exit 120 require
approval from the New York State Department of Transportation and FHWA. A memo
from the project traffic engineer relative to the status of the approval of this interchange
is included in FEIS Appendix A, Correspondence. The memo indicates favorable
support from the NYS DOT Region 8. Also included in Appendix A is a letter to the Town
of Wallkill from the NYS DOT, dated March 18, 2004, which summarizes the State’s
position on the ramp modification.

The project traffic engineer is in the process of finalizing the Exit 120 Modification Study
for submission to the NYS DOT for it’s review and approval of the improvements to the
Exit 120 interchange. Upon completion of the NYS DOT review, the interchange design
will be submitted to FHWA for it’s review and approval.

Comment 5-9 (DEIS Public Hearing, Nida Guenste, October 20, 2004): I would also like to
ask that a traffic study be done because if you look at the site with a proposed entrance and
exit, right now we have a lot of traffic that comes down Tower Drive, down 211, and I know we
have a lot of congestion going onto the highway, but if you follow the blue line at Scotchtown
Silverlake Road, and you have got a lot of development over here, these people are not going
to go over to Tower Drive to come down the highway - they’re going to come down Scotchtown
Silverlake Road, I would think. I don't know, I am not a traffic expert, but I think this is
something that should be addressed.
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Response 5-9: As stated earlier, two traffic studies have been conducted for this
project, the first one, the Wallkill Comprehensive Traffic Impact Study, included as DEIS
Appendix G, assessed the traffic impact of nine proposed projects in the town including
Golden Triangle Phase 1 residential. As discussed, traffic mitigation measures have
been proposed and a plan for implementation has been identified in the Wallkill
Comprehensive Traffic Impact Study. The second traffic study, the Golden Triangle
Traffic Impact Study, included as Appendix H of the DEIS, specifically addresses the
traffic impacts of the Phase II or full build out of Golden Triangle.

The intersection of Silver Lake-Scotchtown Road and Route 211 is currently signalized.
As part of the regional traffic improvements, signal timing modifications have been
proposed. Upon completion of the signal timing modifications, after completion of
Golden Triangle Phase 1 is built, the operating conditions will be a level of service C or
better.

Comment 5-10 (DEIS Public Hearing, Salvatore LaBruna, October 20, 2004): On the traffic
issue, I know that the proposed Town road, if it was just a residential development, I feel maybe
it could have a beneficial impact. But I think with any, you know, benefit it would have would be
needed by the commercial development that would come in, especially if the interstate exit
comes right through this Phase II development. With a hotel and restaurant, there would be far
more traffic pulling off the road. Holiday traffic would be a problem if there is major retail centers
there.

Response 5-10: The Golden Triangle Traffic Impact Study evaluated traffic to be
generated by the various components of the full build out scenario. Trip generation was
calculated according to the latest Institute of Traffic Engineers Trip Generation
methodologies which are based upon specific land use categories. Trip distribution for
the full build out scenario is included in the Golden Triangle Traffic Impact Study as
Figures 19, 20, and 21 and is based upon regional traffic patterns. 

With the completion of the mitigation measures identified in the Golden Triangle Traffic
Impact Study, including construction of a proposed new Town Road which will connect
the Silver Lake Scotchtown Road and NYS Route 211 corridors, the Golden Triangle
development will not significantly impact the roadway system in the vicinity of the site.
The construction of this new town road will improve traffic conditions along Silver Lake
Scotchtown Road, Bert Crawford Road, Tower Drive and NYS Route 211 within the
study area and will also allow the implementation of the Exit 120 ramp modifications to
eastbound NYS Route 17.

Comment 5-11 (Letter #7, Salvatore J. LaBruna, Wallkill Conservation Commission, May
2, 2005): The data used in the traffic study for this project was obtained during the months of
January, March and April of 2003. We believe it is reasonable to assume that there is
significantly less traffic on the road during the winter months, compared with traffic levels typical
of the summer and holiday seasons. Consequently, we are concerned that this traffic study may
not represent an accurate prediction of future traffic conditions. The applicant should consult
the NYS DOT publication entitled Guidelines for Preparing Traffic Impact Studies, and any other
relevant documents to consider the implications of gathering traffic data during certain months
of the year. Additionally or alternatively, the Planning Board may wish to briefly consult with a
Traffic Engineer to discuss how the timing of data collection might affect the accuracy of the
traffic study. 
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Response 5-11: The Town has engaged Chas. H. Sells, Inc., engineers to perform an
independent review the Wallkill Comprehensive Traffic Impact Study, which assessed
the cumulative effects associated with nine development projects in the Wallkill area
including the Phase 1 residential portion of the Golden Triangle proposal. In particular,
the Sells review included an analysis of roadway safety and evaluation of the ability of
the roadway segments connecting the study intersections to safely accommodate
increased volumes of traffic. As concluded in its September 22, 2005, memo to the
Town,2 Sells states that the improvements proposed as part of the Wallkill
Comprehensive Traffic Impact Study taken together with the additional
recommendations of Sells will provide the Town with a roadway network that will
operate at acceptable levels of service, while also addressing the contributing factors to
the high accident locations that may be exacerbated by the increased demand from the
projects currently in front of the Planning Board. A summary of the Sells review of the
Wallkill Comprehensive Traffic Impact Study is included in FEIS Appendix F.
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6.0 COMMUNITY SERVICES COMMENTS AND RESPONSES

To clarify the financial impact that the proposed Golden Triangle project will likely have on the
Middletown Enlarged City School District, a fiscal analysis worksheet that pertains exclusively to
the Phase I residential portion of the project has been prepared. This analysis uses current tax
rates to update the DEIS fiscal analysis and incorporates input from the Town of Wallkill Tax
Assessor. 

The tax rates in the analysis have been updated to reflect current 2006 rates, with school
district tax rates for the current 2005/2006 school year.1 The Assessor also supplied the
following tax assessments for townhouse projects similar to Golden Triangle in the Town of
Wallkill.

* Includes County, Town and School Taxes
$4,749 $38,300 20063BRGolden Triangle
$4,005 $32,300 20062BRGolden Triangle

Projected Taxes
$4,228$34,10020023BRLake Ridge Estates
$3,658$29,50020022BRLake Ridge Estates
$3,000$24,20019962BRHillside Village
$2,629$25,20019923BRWater’s Edge
$2,629$21,20019922BRWater’s Edge

2006 Taxes*Assessed ValueYear BuiltNumber of
Bedrooms

Project Name

Comparable Assessments Town of Wallkill

The Fiscal Analysis Worksheet included below, uses projected annual rental income values to
arrive at assessed values for the proposed project. The assessed value of the units at Golden
Triangle are expected to range from approximately $32,350 to $38,360, with an average
property tax of approximately $4,583. These values are consistent with the range of assessed
values and taxes for similar projects in the Town of Wallkill taking into account the age of the
other projects. 

The Business Office of the Middletown Enlarged City School District2 provided the following
information regarding the school budget and District enrollment:

- Total 2005/2006 school budget is $ 99,060,624.
- School District 2005/2006 revenue to be raised by property taxes is $46,247,235, excluding
STAR exemptions.
- Total District Enrollment as of October 2005 is 7070 students.

Based upon the above information, the estimate of per student cost to the school district which
will be raised by property tax is $6,541 per student.3 Using the projected range of 23 and 42
new students that may reside in the residential portion of the Golden Triangle project (further
discussed in Response 6-3), the cost to the school district is expected to range from $150,443
to $274,722. Using the Income Approach of calculating tax revenue generated as shown in the
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Elizabeth McKean, School Business Administrator on January 18, 2006.

1 Phone conversations with Town of Wallkill Tax Assessor Molvina Wanat, on January 17, 2006.



Fiscal Analysis Worksheet below, annual property tax revenue to the Middletown Enlarged City
School District, from the residential portion of the Golden Triangle project is projected to be
$284,405. Comparing this revenue to the projected costs of 23 to 42 students, the estimated
revenue to the school district is projected to exceed costs to the district by between $9,683 and
$133,962 per year. This calculation is shown below.
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Projected Revenue & Cost to Middletown City SD - GT Residential

Income Value $3,529,033

x Current Tax Rate per $1000 AV 80.5900

= Annual Tax Revenue $284,405

Per Child Cost to SD $6,541

x Number of Children @ 0.2552/unit 23

= Cost to SD for 23 children $150,443

Projected Taxes $284,405

- Projected Cost to SD for 23 children ($150,443)

= Net Surplus to SD - High $133,962

Per Child Cost to SD $6,541

x Number of Children @ 0.4700/unit 42

= Cost to SD for 42 children $274,722

Projected Taxes $284,405

- Projected Cost to SD for 42 children ($274,722)

= Net Surplus to SD - Low $9,683
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Comment 6-1 (Letter #1, Jeff Jaques, Silver Lake Fire District, Undated): After further
review of the proposed Golden Triangle Project it has become apparent that this project will
greatly impact the Silver Lake Fire Department. Some facts that I would like to discuss are the
fact that our department is 100 Percent volunteer, we currently operate out of an outdated fire
house in which we have outgrown; we also currently operate a 1990 Ladder which is due for
replacement.

Our department currently operates with approximately 35 active volunteer firefighters. In the
1980’s our department operated with 50 active volunteers. Every year this number has dwindled
at an alarming rate. In the current EIS report it is stated that “based on published standards,
approximately 2.3 firefighters would be needed.” If the Fire District were to hire 2 paid
firefighters it would cost the District approximately $140,000 per year.

Our present firehouse was built in 1964, the current size of this house will not outfit newly
designed ladder trucks due to changes in the NFPA 1901 standards for safety and
enhancement features. Also due (to) a heavier amount of required reports and files our current
office space has also become extremely too small for our department’s needs. Our district is
presently researching the possibilities of building a new firehouse which has an estimated cost
of $6 million. Our current working budget is $500,000 per year. This project is expected to be
100 percent bonded.

Our department currently operates two engines, one ladder truck, one heavy rescue truck, and
two utility vehicles. Our 1990 ladder is due for replacement. A new ladder truck would cost
approximately $700,000 to $900,000.

In closing, the current EIS report states that “tax revenue generated by the proposed
developments would offset costs associated with the cumulative development.” I feel that the
facts stated above clearly show that in order for your development to be protected to the
highest standard our department must make some costly changes.

Response 6-1: The needs of the Silver Lake Fire District are based upon current
conditions. The new firehouse and replacement of the 1990 ladder vehicle are needs
which are anticipated by the Silver Lake Fire District, irrespective of the Golden Triangle
project. 

The DEIS analysis shows that construction of Golden Triangle is anticipated to generate
tax revenue to the Silver Lake Fire district which would total $28,639, an annual
increase of $28,348 in revenue. 

The net revenues to the Fire District could support a debt service for capital
improvements which could be used to improve the district’s facilities. At a 4 percent
interest rate, amortized over a period of 30 years, a net revenue of approximately
$28,700 could support up to $2,000,000 of capital construction. 

Comment 6-2 (DEIS Public Hearing, Ed Estrada, September 15, 2004): [I suggest] that the
Planning Board really take a look, not just at this plan as one individual plan being
recommended, but as a whole, to try to figure out what impact the Tower Ridge development,
which is in excess of 150 units, will have on the infrastructure of that particular area, the fire
district, the police department, and the city school district.
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Response 6-2: Cumulative impacts to the Middletown City School District and the Fire
Districts are discussed in the DEIS section 3.8, Community Services. A listing of
proposed projects is shown in Tables 3.8-2 and 3.8-3 for the school district and fire
districts respectively. Each of these projects has been evaluated individually for potential
environmental impacts. Similar to Golden Triangle, each of the proposed projects will
generate tax revenue to the various community service districts which will likely mitigate
increases to the various service districts. 

Comment 6-3 (DEIS Public Hearing, Doug Dulgarian, Wallkill Planning Board, September
15, 2004): In this DEIS on page 3.8-2 they talk about the 90 units, and I just want your
professional opinion on this, or maybe you could check it out. It says, “The proposed project will
increase the need for school services, including bus transportation for the additional 23 school
aged children expected to attend public schools.” Now, they base that on a development impact
assessment handbook that was published by the Urban Land Institute in 1994 which states
that, “This type of development will have 0.2552 school aged children per unit.” That doesn’t
sound right to me.

Response 6-3: The demographic multiplier used in the DEIS to project school children
was 0.2552 students per unit. This is an average rate for the Northeast region published
in the Urban Land Institute’s Development Impact Assessment Handbook4 for mixed 2-
and 3-bedroom townhouse type developments. The ULI publication is typically relied
upon by professional planners for studies such as this. Using this multiplier, a total of 25
school-age children would be expected from the Golden Triangle development. Of this
number, 23 could be expected to go to school in the Middletown City School District.

Substantiation of school enrollment statistics comparable to the multiplier used in the
DEIS is presented in information presented to the Town of Wallkill Planning Board from
Garling Associates, professional planning consultants, dated June 21, 2005, and is
included in FEIS Appendix F.

The Planning Board requested an alternative assessment using a multiplier based on
the Canterbury Knolls5 development in the Town of Wallkill. Canterbury Knolls has 185
units. According to Mid-City Transit, the transportation office for the Enlarged City
School District of Middletown, 87 public school students were picked up at Canterbury
Knolls in 2005. For a development of 185 units with 87 school children, there are 0.470
school children per unit, on average. Using the multiplier derived for Canterbury Knolls
as a worst case, the number of school age children that would be expected to reside at
the residential portion of the Golden Triangle project is 42 children (90 x 0.470). 

Using the ULI multiplier and Canterbury Knolls multiplier to establish a range, between
23 and 42 students would reside at the residential portion of the Golden Triangle project.

Comment 6-4 (Letter #6, Edwin A. Estrada October 20 2004): It is estimated that the Golden
Triangle project would yield an estimated 30-75 new students to our school district. Although,
by itself, this project appears to have only minimal impact, projected development from all of the
Town of Wallkill housing projects that reside within the Middletown School District would have
significant impact on our infrastructure and educational programs.
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4 Burchell, Listoken, et.al. Development Impact Assessment Handbook. Washington, DC: The Urban Land Institute,
1994.



Our example of a project causing us concern is the impact on our district from the Tower Ridge
apartment complex. With one hundred and ninety-eight apartments and depending on who you
go to for student estimates, we understand that student enrollment from this project alone,
could be from 100 to 250 students. More analysis is necessary to arrive at a more dependable
number and then to plan the appropriate response by the school district to that growth potential.

The Enlarged City School District of Middletown is, for all practical purposes, surrounded by the
effects of the Town of Wallkill's growth and development. Our high school is currently severely
overcrowded and we have a capital improvement program that will expand the building to a
rated capacity of 2700 students. When the new wing opens up in 2007 we anticipate a student
enrollment of 2200. Our middle and elementary schools are also approaching their rated
capacity.

Response 6-4: As stated above, the proposed project will increase the need for school
services including bus transportation for an additional 23-42 school age children
expected to attend public schools in the Middletown City School District. This range
represents approximately 0.8 to 1.3 percent of the total number of students enrolled in
the three affected schools, grades K-12. This impact assumes that all of the townhouses
at the proposed Golden Triangle development were to be built and occupied at one
time. It is not expected that all of the proposed residences will be constructed and
occupied at the same time. It is likely that the projected student population from the
proposed residences will be introduced into the district over a multi-year period. It is also
likely that the school age students in the project would be at various grade levels, thus
would attend all three schools nearest the project site. The introduction of students over
a multi-year period, and distributed to several schools would ameliorate the effect of the
increase in school district enrollments associated with the project. The approval and
build-out process of the applicant's project provides time to allow the Middletown City
School District to plan for and implement measures to accommodate the new students. 

Based on the information presented at the beginning of this section (the school budget,
District enrollment, cost per student, the projected range of 23 and 42 new students that
may reside in the residential portion of the Golden Triangle project, and the current
school tax rate), the cost to the school district is expected to range from $150,443 to
$274,722. Using the Income Approach of calculating tax revenue generated, annual
property tax revenue from the residential portion of the Golden Triangle project is
projected to be $284,405. Comparing this revenue to the projected costs of 23-42
students, the estimated revenue to the school district is projected to exceed costs to the
district by between $9,683 and $133,962 per year. 

The additional revenue to the school district resulting from property taxes from the
developed project would be available to offset the small potential increase in demand for
educational services resulting from Phase 1 of this project. 

Comment 6-5 (DEIS Public Hearing, Edwin A. Estrada, October 20, 2004): The Middletown
High School right now has a functional capacity when it was built for 1300 students. The rated
capacity is 1800 students. As I speak to you this evening there are 2100 students in the high
school.
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The improvements that we have scheduled for the high school which, again, will not take effect
until the school opening of 2007, means that we will have a gap of approximately 3 years before
we actually get to the rated capacity of 2700 students. 

So, all of the developments that are in front of the Planning Board will obviously have a severe
impact on how the school district has to restructure its students at that particular time.

Next year, beginning in September, the school district will also be instituting full day
kindergarten, which obviously means that double the amount of kids that normally would be
split between morning and afternoon kindergarten sessions will now be included all day in each
of the elementary schools.

Response 6-5: Plans for expansion of school district facilities are already in progress.
As described in Response 6-4, the estimated annual revenue to the school district from
Phase 1 of the proposed Golden Triangle project is projected to exceed costs to the
district of between $9,683 and $133,962 per year. As outlined earlier, the additional
student population is expected to be distributed over several schools and dispersed over
several years. The earliest the school district could be impacted is September 2006. 

Comment 6-6 (Doug Dulgarian, Comments from May 4, 2005, Planning Board Meeting): A
letter addressed to the Planning Board from the Enlarged City School District Superintendent
dated April 19, 2000, was referenced with regard to student multipliers. The following is
excerpted from that letter (a full copy is included in FEIS Appendix A): Using current data that
indicates there are approximately 12,386 residential units in the school district (including TOW),
and we have approximately 6,314 students, one can presume 1.96 school-aged children per
unit. 

Response 6-6: Using the numbers of residential units and students cited above, a
multiplier of 1.96 represents the ratio of housing units per student, not the ratio of
students per household. The ratio of students per household is 6,314/12,386 or 0.51
students per unit on average. Such a multiplier represents all of the housing units in the
school district without regard to housing type. However, demographic studies show that
the total number of people living in a housing unit, as well as the number of school-aged
children in a housing unit, is a function of the housing type. A single family residence
typically has a larger household size and number of children in the family than
townhouse/condominium style housing, which in turn typically has a larger household
size and number of children than an apartment. The number of occupants also reflects
the number of bedrooms in a unit, with 3- and 4-bedroom units typically having
significantly more children than 1- and 2-bedroom units. There are many other factors
that also affect household size. As is evident from the numbers above, at least half of all
residential units in the district have no school-aged children at all. 

With housing in the school district being predominately single family housing, and using
the numbers cited above, single family units would have greater than 0.51 students per
household while condominiums (like the Covered Bridge at Golden Triangle project) and
apartments would have less than 0.51 students per household, on average. Published
multipliers such as those developed by Robert W. Burchell, David Listokin, and William
R. Dolphin of Rutgers University’s Center for Urban Policy Research bear out these
characteristics, as do less formal surveys of existing housing developments in the
region. Surveys of school-age child populations for existing projects in the region are
included in FEIS Appendix F. Response 6-7 elaborates on this information.
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Comment 6-7 (Letter #7, Salvatore J. LaBruna, Wallkill Conservation Commission, May 2,
2005): A number of local officials have questioned the estimated number of school-age children
that the proposed residential portion of the project would add to the Middletown City School
District. The project sponsor has utilized a demographic multiplier for this type of land use that
was developed by the Urban Land Institute. According to the ULI Web site, the membership of
this organization consists of "leading property owners, investors, advisers, developers, lawyers,
lenders, planners, regulators, contractors, engineers, university professors, librarians, students
and interns." This description does not indicate that it is a balanced, unbiased source for
obtaining critical data. In Response 6-3 of the FEIS, the applicant has appropriately sought to
compare their estimate to the actual numbers of students that similar projects have yielded to
assuage the concerns of town and school officials. However, none of the developments listed
for comparison are in the Town of Wallkill. Furthermore, they are all located in municipalities
that are along or very near the New York State Thruway, a difference that might produce a
substantial variation in the demographic and social characteristics of these types of
developments. 

In regard to the effect on schools, the applicant should attempt to locate similar projects within
the Town of Wallkill and provide the actual numbers of school-age children currently living in
those developments. They should consider finding an alternative method of calculating the
number of potential students.

Response 6-7: The demographic multipliers published in the Urban Land Institute’s
Development Impact Assessment Handbook are based upon data from the American
Housing Survey (AHS) conducted by the Bureau of the Census for the U.S. Department
of Housing and Urban Development. The AHS data are compiled and analyzed by the
most noted practitioners of fiscal impact analysis in the United States -- Robert W.
Burchell, David Listokin, and William R. Dolphin of Rutgers University’s Center for Urban
Policy Research. The Handbook is considered the “planning standard” for impact
assessment methodology and multipliers. 

The Development Impact Assessment Handbook states that “Housing unit size
continues to be the dominant criteria affecting both household size and number of
school age children.” The population multipliers in this publication were derived from
extensive independent research of population trends based on actual US Census
information, including as relates to housing type. The Development Impact Assessment
Handbook, published in 1994, is the latest, most comprehensive published source of
demographic multipliers distinguished by housing type. Although the raw data is
collected biannually, analysis of demographic trends and recalculation of the multiplier
formulas is a complex process. According to Rutgers University Center for Urban Policy
Research, Dr. Robert Burchell and David Listokin are in the process of preparing an
updated version of the handbook based upon 2000 Census data. 

Notwithstanding the published data compiled by Rutgers’ expert demographers, four
residential projects were identified by the Tax Assessor of the Town of Wallkill as being
townhouse or condominium multifamily projects located within the Town. Information
was obtained from the transportation offices of the Middletown School District and the
Goshen School District as to the number of students that are actually picked up from
each of the four residential developments. The following table identifies the range of
school-age children per unit (demographic multiplier) specific to the townhouse and
condominium multifamily projects in the Town of Wallkill.
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Source: Town of Wallkill Tax Assessor, 2005
              Enlarged City School District of Middletown, Mid City Transit Office, 2005
              Goshen Central School District, Transportation Office, 2005
*Canterbury Knolls was initially identified as a condominium development, having unit sizes typical of townhouses
and a homeowners association, although it is actually a small lot single family residential development.

0.35149430Cumulative 
0.4149120Hillside DriveHillside Village
0.16531Bert Crawford RoadLake Ridge Estates
0.4787185Shutt RoadCanterbury Knolls*
0.09894Kensington WayWaters Edge

Demographic
Multiplier

Number of
Students

Number of 
Units

LocationProject Name

School Age Child Population
Living in Townhouse or Condominium Projects 

in the Town of Wallkill

Using the ULI multiplier (0.2552 students per unit) and Canterbury Knolls multiplier
(0.470 students per unit) to establish a range for projected school age population,
between 23 and 42 students would reside at the residential portion of the Golden
Triangle project. 

For comparison, surveys of school-age child populations for other existing projects in
the region are included in FEIS Appendix F. These surveys were presented in
documentation submitted for the following projects in Orange County: The Fairways,
Town of Wallkill; Brighton Green, Town of Newburgh; and Orchard Hills, Town of
Newburgh. The surveys represent actual counts of students living in multifamily projects
constructed in the region. The range of multipliers revealed in these surveys is
consistent with the range of the Town of Wallkill projects. Additionally, a letter from
Edwin Garling of Garling Associates in Goshen, respected planning consultant to many
communities in the area, pertains to the regional trend in school-age populations found
in these housing types and substantiates student multipliers of up to 0.35 students per
townhouse unit. This letter is included in Appendix F. 

As a worst case, a total of 42 students distributed over 12 grades represents three to
four students per grade and, therefore, this project alone would not require new
classrooms or new teachers. Based on the calculation provided in Response 6-4, the
estimated annual revenue to the school district from Golden Triangle Phase 1 is
projected to exceed costs to the district by between $9,683 and $133,962 per year. (See
Response 6-4.)
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7.0 SITE PLAN COMMENTS AND RESPONSES

Letter #5 from Richard D. McGoey, PE, dated October 12, 2004 primarily provides site plan
review comments on the Phase 1 plans. Responses to these comments are as follows:

Comment 7-1 (Letter #5, Richard D. McGoey, PE, October 12, 2004): The public hearing for
this project was opened on the 15th of September 2004 and left open.

Response 7-1: The Public Hearing on the DEIS for the Golden Triangle project was
continued at the October 20, 2004 Planning Board meeting and then closed during that
meeting.

Comment 7-2 (Letter #5, Richard D. McGoey, PE, October 12, 2004): The Fire Department
has raised concerns with respect to manpower equipment and the need for a new firehouse
which should be addressed in the DEIS and FEIS.

Response 7-2: As stated in the FEIS Community Service Response 6-1, pertaining to
needs of the Sliver Lake Fire Department, construction of the Golden Triangle project is
anticipated to generate tax revenue to the Silver Lake Fire district which would total
$28,639, an annual increase of $28,348 in revenue. This revenue could be used for the
construction of new fire department facilities. 

Comment 7-3 (Letter #5, Richard D. McGoey, PE, October 12, 2004): During our work
session of 20 September we requested that the stormwater management engineering report
and plans be submitted in accordance with the latest requirements of NYS DEC to include
water quality treatment which does not presently appear on the site plan.

Response 7-3: A revised Stormwater Pollution Prevention Plan has been prepared by
Lanc & Tully Engineers in accordance with the latest requirements of New York State
Department of Environmental Conservation and includes water quality treatment, as
requested. The Stormwater Pollution Prevention Plan is included as Appendix E of this
FEIS. The Erosion Control Plans have been included as drawing numbers 9 and 10 of 13
of the site plan drawings included at the end of this FEIS.

Comment 7-4 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Stormwater
management details should be provided with the plans.

Response 7-4: Stormwater management structure details have been designed by Lanc &
Tully, project engineers, and are provided on Drawing Number 10, Erosion Control Details,
of the site plans included at the end of this document.

Comment 7-5 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Status of the Army
Corps approvals of the wetlands and wetland mitigation areas is to be provided.

Response 7-5: In its July 15, 2005 letter, ACOE accepts the applicant’s wetland
boundary location map and acknowledges that the proposed activities of Phase 1 can
be accomplished under NWP #39 without further authorization from ACOE, based on
the project wetland impact and mitigation plans submitted and the conditions of the
General Permit. Special conditions also apply that require annual reporting to ACOE for
five years following installation of the Wetland Mitigation Plan.
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Comment 7-6 (Letter #5, Richard D. McGoey, PE, October 12, 2004): The Board should be
aware that the comments from the Army Corp has resulted in a change of the site plan, Road B
and Road C, to avoid the need to cover the stream. 

Response 7-6: As a result of a meeting of Mr. Robert Torgersen, LA, CPESC, with the
U.S. Army Corps of Engineers, Roads B and C have been slightly relocated on the site
plan to minimize the disturbance to the stream. Details are provided on the Wetland
Mitigation Plan included as Drawing Numbers 11-13 at the rear of this document.

Comment 7-7 (Letter #5, Richard D. McGoey, PE, October 12, 2004): We recommended
that handicap parking spaces be provided in the visitor parking areas.

Response 7-7: An additional 3 handicapped parking spaces have been provided in the
visitor parking areas for a total of 4 handicapped parking spaces.

Comment 7-8 (Letter #5, Richard D. McGoey, PE, October 12, 2004): We previously
recommended that the landscape plan be reviewed by a third party landscape architect. This
should be discussed. The landscape plan is incomplete. A schedule should be shown
specifically identifying the type and species of tree as well as caliper and/or size of the planting.
Planting details should also be provided.

Response 7-8: A completed Site Landscape Plan has been prepared by Robert
Torgersen LA and is included as Drawing Numbers 7 and 8 of the site plan included at the
end of this document. The Site Landscaping Plan includes a schedule showing specifically
identified types of tree species as well as the caliber and/or size of planting. Plantings
details have also been provided.

Comment 7-9 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Water system details
should include a note that locking glands will be provided on all mechanical joint fittings.

Response 7-9: Note 1 on Site Plan Sheet 5 of 13 has been provided which states that
"Retainer glands are required on all fittings in addition to tie rods and thrust blocks." In
addition, our office will add to this note that "Lock glands will be provided on all mechanical
joint fittings."

Comment 7-10 (Letter #5, Richard D. McGoey, PE, October 12, 2004): The manufacture and
type of fire hydrant is to be specified, other than just a note “ to meet fire department
regulations.

Response 7-10: The manufacturer and type of fire hydrant has been specified on the
Hydrant Detail shown on Detail Sheet -1, included as Site Plan Sheet 5 of 13 at the rear of
this FEIS.

Comment 7-11 (Letter #5, Richard D. McGoey, PE, October 12, 2004): All fire department
comments should be addressed.

Response 7-11: Fire department comments received at the September 15, 2004
Planning Board meeting have been addressed in Chapter 6 of this FEIS, Community
Service Response 6-1.
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Comment 7-12 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Substantially more
detail is required to continue including, not limited to the covered bridge details, box culvert
details, striping and signage, geometric details for the roadway. Details of construction of the
emergency access road, sidewalk and curb details.

Response 7-12: Additional details have been provided by the project engineers for the
box culvert, road construction details for the secondary access road, sidewalk, curbing,
striping, signage and all other necessary details, and are included as part of the site plan
and shown on Drawing Numbers 5 and 6 of 13. The design for the widening of Silver Lake
Scotchtown Road is being provided by John Collins Engineers.

Comment 7-13 (Letter #5, Richard D. McGoey, PE, October 12, 2004): We would
recommend that a three foot grass strip be provided between the curb and sidewalk where
practical

Response 7-13: The Site Plan has been revised by the project engineers to incorporate a
3-foot grass strip between the curb and sidewalk within the project site.

Comment 7-14 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Details of the cabana
and pool area inside the building limits are to be shown including fencing, paving, lighting, etc.

Response 7-14: Details of the pool area including fencing, paving and lighting have been
included in the site plan drawings. Details of the cabana will be provided by the project
architect prior to site plan approval.

Comment 7-15 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Fire hydrants have
not been shown or are otherwise unclear. 

Response 7-15: Locations of proposed fire hydrants are shown on the Grading and Utility
Plan included as Sheet 2 of 13 at the end of this FEIS.

Comment 7-16 (Letter #5, Richard D. McGoey, PE, October 12, 2004): We understand that
the water main along Silver Lake Scotchtown Road are to be installed as part of another
project. We should discuss how water will be made available to the Golden Triangle Phase 1
project if the other project is not successful in completing the water main in a timely fashion.

Response 7-16: Should the water system connection for the first part of the project to the
Tower Drive system not be available in a timely fashion, a connection with a booster
station for fire protection is proposed to the existing water supply line known as the
Overhill Road Tank System.

Comment 7-17 (Letter #5, Richard D. McGoey, PE, October 12, 2004): End section and rip
rap should be provided at the discharge of storm drains into detention basins and water quality
basins. 

Response 7-17: End sections and rip rap are now shown on the Site Plan where storm
drains discharge into detention basins and water quality basins.

Site Plan
February 7, 2006

Golden Triangle FEIS 
7-3



Comment 7-18 (Letter #5, Richard D. McGoey, PE, October 12, 2004): We would
recommend that the floor plan of the various units be provided for a determination of the
number of habitable rooms and how same may impact the parking. 

Response 7-18: Floor plans for the various proposed units will be provided by
Pendergast & Terach Architects to clarify the number of habitable rooms and the impact
on parking.

Comment 7-19 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Note 5 on sheet 2 is
confusing with respect to density. Density is based upon the number of bedrooms. 

Response 7-19: Note 5 on Sheet 2 has been clarified with respect to density, and states
that density is 5 dwelling units per acre. 

Comment 7-20 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Appropriate notes
should be provided which indicate that the cabana and pool area will be constructed prior to the
issuance of any Certificates of Occupancy. 

Response 7-20: Note 10 has been included on Sheet 1 of the site plan drawings which
states, “The cabana and pool will be constructed prior to the issuance of any Certificate of
Occupancy.”

Comment 7-21 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Note 10 on sheet 1
should indicate that the proof roll shall be found to be unyielding.

Response 7-21: Note 10 on Sheet 1 of the Site Plan has been renumbered to Note 11.
The text has been revised to state "The sub-grade of the roadway will be proof rolled in
the presence of the Town Engineer and found to be unyielding and acceptable prior to the
placement of sub-base and paving."

Comment 7-22 (Letter #5, Richard D. McGoey, PE, October 12, 2004): Our office will
continue our review as additional details are provided. 

Response 7-22: Comment noted.

Comment 7-23 (Comment from Planning Board Workshop, July 11, 2004): The Board
members were concerned about children standing on Silver Lake Scotchtown Road waiting for
the school bus. The applicant should contact the School District to determine if a turn-around
can be provided on the project site. 

Response 7-23: A meeting was held on August 30, 2005 with representatives of
Middletown City School District, Mid-City Transit Corp. (the school bus company), the
Town Planning Board, and the applicant to discuss a potential school bus stop location
within the project. At that meeting the District indicated it could not enter the project site
(reiterating its May 2, 2005, response), however, a bus stop location was selected on the
north side of the project entrance that would allow a shelter for children to be located off of
the Town roadway. Refer to the District letter and a summary memo of that meeting in
FEIS Appendix A. 
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Appendix B

Written Comments 
Received on the DEIS



Index of Written Comments Received on the DEIS

5/2/05Salvatore J. LaBruna, Town of Wallkill Conservation Commission7
10/20/04Edwin A. Estrada, Middletown Board of Education6
10/12/04Richard D. McGoey, PE, Planning Board consultant5
UndatedSalvatore J. LaBruna, Town of Wallkill Conservation Commission4
9/15/04Nina Guenste, Chairman, Town of Wallkill Conservation Commission3
8/24/04J.D. Hohman, PE, New York State Thruway Authority2
UndatedJeffry Jaques, Chief, Silver Lake Fire District1

DateAuthorLetter #

FS: Index of comment ltrs GT.lwp
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POLLUTANT LOADING CALCULATIONS 
COVERED BRIDGE AT GOLDEN TRIANGLE 

TOWN OF WALLKILL, ORANGE CO., NY 
 

JUNE 13, 2005 
 
 
Comment: #3 – Letter from Salvatore J. LaBruna, Wallkill Conservation Commission, dated May 2, 2005:   

In response to our previous comments, the applicant has included pollutant loading calculations for 

stormwater discharges in an appendix to the FEIS.  The project sponsor also reports that the stormwater 

management practices chosen for this site will result in a 59% reduction in total suspended solids (TSS) 

and a 66% reduction of total dissolved solids (TDS).  The document does not clearly state if this represents 

a reduction from the developed site without stormwater controls, or compared to existing undeveloped 

conditions.  If the reduction were based solely on the use of stormwater management practices, this would 

still represent an overall increase from the existing conditions and should be clearly indicated.  If the 

developed site with controls will result in a reduction compared to the undeveloped site, this calls for a 

detailed explanation.  Furthermore, there is no discussion of the significant increase in both Nitrogen (TN) 

and phosphorous (TP) levels in the effluent.  The amount of TN will increase from 59.86 to 139.79 (no units 

specified, but we believe this is pounds annually).  The amount of TP will increase from 3.70 to 9.78.  On a 

percentage basis this appears to be a substantial upsurge.  These two substances are strongly linked to 

the growth of algae blooms in many bodies of water, and in this case may represent a potential risk to 

Silver Lake.  The effect of this project viewed in isolation might not be significant, but the cumulative effects 

of this and other pending projects in the Silver Lake watershed, including some that may not have been 

required to comply with new stormwater regulations, are a serious concern. 

 
Recommendations: #3 

Stormwater Runoff:  The applicant should study the potential threat posed by the increased levels of both 

nitrogen and phosphorous in the effluent, specifically whether the amounts indicated in the pollutant-loading 

calculations could lead to the formation of toxic algae blooms in Silver Lake.  The FEIS should also clearly 

explain how and why the TSS and TDS would differ from existing conditions. 

 
Response to Comments:   

Although pollutant-loading calculations are not required by the New York State Department of 

Environmental Conservation for permitting of stormwater discharges, revised pollutant-loading calculations 
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have been prepared in response to the Conservation Commission comments and are included below.  All 

proposed stormwater facilities on the site are specifically selected according to the design criteria listed in 

the NYSDEC Stormwater Design Manual, Chapter 7, for treatment of the water quality volume.  The 

NYSDEC places emphasis on the reduction of total suspended solids (TSS) and total phosphorous (TP).  

Performance criteria in Chapter 5 of the NYSDEC Stormwater Design Manual identify these two pollutants 

as indicators for purposes of appropriate design of stormwater treatment systems. While post-construction 

discharge typically contains sediment, nutrients, and heavy metals, the studies upon which the accepted 

stormwater management practices are based show that reductions of 80% of total suspended solids and 

40% phosphorus could effectively treat all other pollutants found in urban runoff.  In response to the 

Commission’s concern, the project stormwater systems have been revised to include the use of 

bioretention areas with surface sand filters to further reduce the amount of pollutant loading discharging 

from the project site.  Overall, the proposed site now utilizes several dry swales, a wet retention basin and 

the bioretention/sand filter combination to reduce pollutant loadings to the greatest extent practicable. 

 
The pollutant-loading calculations have been revised for pollutant loadings to reflect the plan revisions, 

which were made throughout the stormwater network for the Covered Bridge at Golden Triangle project.  

The new values represent the new percentages of removals with the stormwater practices in series.  To 

develop a conservative approach, only areas of development have been analyzed for the calculations.  Any 

comparisons made from the calculations represent the difference between pre-development conditions and 

post-development conditions with the treatment of the stormwater facilities.  The concentration loading rate 

for each constituent has been revised to reflect the most current available value for the development and 

the specific stormwater facilities proposed. 

 
The stormwater facilities on site have been designed to meet all NYSDEC requirements for stormwater 

treatment, including as mentioned above, an 80% reduction in TSS and a 40% reduction in TP.  Through 

the use of these stormwater measures, TSS in the developed portions of the site will be reduced from 625 

lbs/yr pre-development to 60 lbs/yr post-development, a 90% reduction.  Total dissolved solids (TDS) will 

be reduced from 5,087 lbs/yr pre-development to 588 lbs/yr post-development, an 88% reduction.  The 

pollutant loadings for metals (copper and zinc) will not increase.   

 

The TSS and TDS are greatly reduced from pre-development conditions because of several factors.  

Typically, pre-development wooded areas discharge a relatively high concentration of suspended and 
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dissolved sediment.  The pre-development loading rates for these constituents are similar in value to post-

development rates as can be seen from the loading table.  Post-development sites have soil surfaces that 

are generally stabilized with lawn and landscaping areas that prevent the movement of sediment through 

the site.  In addition, the modern stormwater facilities remove any suspended and dissolved sediment 

throughout the site, as compared to no discharge controls under pre-development conditions. 

 
In conformance with current regulatory requirements, the pollutant loadings for total phosphorous and total 

nitrogen (TN) in treated stormwater from the site decrease when compared to post-development conditions 

without stormwater controls.  Total phosphorous is reduced by 66% and total nitrogen is reduced by 70%.  

However, the post-development values for these two constituents slightly increase as compared to pre-

development values.  The TP is calculated to increase by 4.9 lbs/yr and TN has been calculated to increase 

by 11.2 lbs/yr.  These values would seem to greatly differ from pre-development values.  However, a 

comparison to the overall watershed for Silver Lake indicates that the minor increase expected from the 

post-development site is negligible.   

 

The Silver Lake watershed area is comprised of approximately 7,600 acres.  The appended calculations 

were performed to estimate loading to Silver Lake from its associated watershed utilizing a conservative 

approach that no development has occurred within the watershed area, it was assumed that no 

development has occurred within the Silver Lake watershed.  This assumption allows the annual loading 

values to be the lowest possible for purposes of analysis.  When compared to the overall Silver Lake 

watershed, the slight increase for total phosphorous amounts to a 0.59% increase. Calculated Nitrogen 

values show a slight increase of 0.06%, an immeasurable amount.  As compared to the overall drainage 

area pollutant loadings, the slight increase of these constituents will not significantly impact Silver Lake. 

 

Overall, the project site is proposed to be developed to exceed current requirements for treatment of 

stormwater discharges.  The current regulations only specify that reductions in TSS and TP be met as 

compared to post-development conditions without stormwater controls.  The project site meets both 

requirements and also provides for treatment of dissolved solids and metals.  The additional loadings of TP 

and TN from this project are very minor in comparison to the existing total pollutant loading of the Silver 

Lake watershed.  While an analytical evaluation of the conditions of Silver Lake and its extensive 

watershed is beyond the scope of this EIS, blue-green algae blooms within the lake would be expected to 

require conditions of far greater nutrient loading in stagnant, warm water than would result from the Golden 
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Triangle project. This project and any other site developments within the Silver Lake watershed must have 

individual stormwater pollution prevention plans and must also comply with NYSDEC regulations for 

stormwater discharges, that include 80% TSS and 40% TP removal rates. 
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Appendix F

School Age Child Multipliers























0.262320 2BR, 67 3BR condominiumsCity of Danbury CTWoodland Hills
0.2333144 2BR condominiumsTown of PomonaCrystal Hill
0.111125 2BR, 72 3BR condominiumsCity of PeeksillChapel Hill
0.211820 2BR, 66 3BR condominiumsVillage of Briarcliff ManorScarborough Glen
0.161434 2BR, 55 3BR condominiumsTown of TarrytownWyldwood

Surveyed Projects in Westchester County Area
Source: Marcon Realty, 2003

0.461124 3BR townhousesTown of Mount PleasantMarble Heights
0.13324 3BR townhousesVillage of Dobbs FerryLivingston Ridge
0.22523 3BR townhousesVillage of HastingsHastings Landing
0.07115 4BR townhousesVillage of HastingsRiverpointe
0.11436 1BR, 2 2BR condominiumsTown of GreenburghClarewood Club
0.191685 2BR townhousesTown of GreenburghClarewood Village

Surveyed Projects in Westchester County
Source: RH Consulting, 2003

0.2161292 condominiumsTown of NewburghParr Valley 
0.2440167 condominiumsTown of NewburghMeadow Winds
0.1922116 condominiumsTown of  WoodburyWoodbury Heights
0.2275336 condominiumsVillage of  HarrimanLexington Hills
0.131080 condominiumsTown of  MonroeMansion Ridge
0.423378 condominiumsTown of  MonroePine Ridge
0.2135168 condominiumsTown of  MonroeTimber Hills

Surveyed Projects in Orange County
Source: Tim Miller Associates, Inc., 2005

0.414940 1 BR, 80 2 BR townhousesTown of WallkillHillside Village
0.16520 2BR, 11 3BR townhousesTown of WallkillLake Ridge Estates
0.09894 2BR townhousesTown of WallkillWaters Edge

Surveyed Projects in Wallkill
Source: Tim Miller Associates, Inc., 2005

Demographic
Multiplier

(students per
unit)

Total Number
of Students

Number of 
UnitsLocationProject Name

School Age Child Population Living in Surveyed Projects

Representative School Age Child Multipliers
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Supplemental Traffic Impact Review
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Memo 
To: John F. Ward, Jr. – Town of Wallkill Supervisor 

From: Bernie Kalus and Katie Duffy 

CC: Steve Smith  

Date: 9/22/2005 

Re: Additional Mitigation Measures for the Wallkill Comprehensive Traffic Impact Study 
 

The Town of Wallkill Town Board retained Chas. H. Sells, Inc. (SELLS) to perform an independent review of the 
Wallkill Comprehensive Traffic Impact Study, prepared by John Collins Engineers, P.C. in 2003.  The Collins’ 
Study was funded by the Applicants of the Golden Triangle, Wallkill Manor Apartments, and Kabro development 
projects and evaluated the impact of the additional traffic generated by the almost 1,100 dwelling units listed in 
Table 1.  These nine projects are in various stages of review and there are concerns regarding the adequacy of 
the mitigation measures included in the Comprehensive Traffic Study. While the study provides a detailed 
examination of existing traffic operations and the potential impacts to service levels at each of the 14 study area 
intersections, the report did not include an analysis of roadway safety nor did it evaluate the ability of the 
roadway segments connecting these intersections to safely accommodate the increased volume of traffic.  

Subsequent to our initial review of the Collins’ Report, SELLS prepared a detailed accident analysis in July and 
August of 2005 using the latest three years of accident reports from the Town of Wallkill Police Department.  
This memorandum summarizes the results of the accident analysis, which was performed for the Town-owned 
roadways included in the Wallkill Comprehensive Traffic Impact Study. As discussed during our September 1, 
2005 meeting the accident data has been further refined to sort the records by time of day, time of year, and 
weather conditions to address the issues raised by some of the Town Board members during our discussions.  
We have also prepared a list of supplemental recommendations designed to improve roadway features that 
may be contributing factors in the number of incidents at the high accident locations.  In addition, a list of long-
term corridor improvements has been provided for your review, which can be used to establish design 
guidelines in reviewing future infrastructure improvements, utility upgrades, or development projects.  

Taken together, the improvements proposed as part of the Wallkill Comprehensive Traffic Impact Study and the 
additional recommendations included in this memo, provide the Town with a roadway network that will operate 
at an acceptable level of service, while also addressing the contributing factors to the high accident locations 
that may be exacerbated by the increased demand from the nine projects currently in front of the Planning 
Board.  It should be noted that this analysis does not include the traffic generated by Golden Triangle Phase II 
or any future development projects outside the study area boundaries. Phase II of Golden Triangle includes the 
construction of a new road between Silver Lake Scotchtown Road and NYS Route 211.  The creation of this 
new connection has the potential to change travel patterns and the evaluation of this project’s impacts will be 
part of the Build-out traffic study that will include all of the potential development for the Scotchtown, Millburn 
and Circleville sections of Wallkill. 
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Table 1 – Development Projects Included in the Wallkill Comprehensive 
Traffic Impact Study 

Project Name Development Type Number of Units 

Kabro Age Restricted Housing 283 

Wallkill Manor  Apartment Units 104 

Dupree Condominiums 30 

Lake View Estates Single Family Homes 9 

Gutterman Single Family Homes 12 

Golden Triangle Phase I Townhouses 96 

Scotch Valley Single Family Homes 55 

Tower Ridge Apartment Units 192 

MKA* Single Family and Townhouses 46 – Single Family 

254 - Townhomes 

Total Units  1,081 
* MKA Development originally contained 182 single family homes, 160 multi-family apartments and retail development.  The 
units shown in Table 1 have been taken from the latest version of the developer’s proposed building plan. 

 
Roadway Safety Study and Short-Term Recommendations 

The accident analysis focused on the Town-owned roads and revealed that there are five intersections in the 
study area that have accident rates above the statewide average for similar facilities.  See Figure 1 for the 
location of the high accident intersections and a statistical summary of the accident types and causes.  An 
accident is considered “correctable” if it can be correlated to any non-standard physical feature that can be 
improved. At four of the five high accident locations correctable features were identified and these non-standard 
features are the basis for the additional improvement recommendations.  A summary of the accident analysis 
and additional improvement measures at each of the high accident locations is provided below.  

• Tower Drive & Silver Lake Scotchtown Road (SLSR) - Rear end and left turn accidents were the most 
prevalent types of incidents at this intersection, with a cluster of accidents associated with vehicles waiting 
to make a left turn from SLSR to Tower Drive.  Vehicles traveling south on SLSR have limited sight distance 
to vehicles waiting to make a left turn onto Tower Drive.  The installation of a traffic signal at this location 
has the potential to increase the queue length and exacerbate this sight distance condition. Similarly, the 
installation of the proposed signal will result in northbound queues on SLSR at the Tower Drive intersection, 
which also has limited stopping sight distance.  Currently there is no signal and northbound SLSR traffic 
experiences free flow operations. To help mitigate these conditions it is recommended that a southbound 
left turn and northbound right turn lane be installed on SLSR as part of the signal installation project. 
Detailed survey information should also be obtained to determine if sight distance improvements can be 
performed on SLSR without impacting the bridge over NYS Route 17. 

• Mud Mills Road and Cottage Street – Run-off-the-road incidents accounted for almost half of the recorded 
accidents at this location.  The nonstandard sight distance and horizontal geometry on this segment of Mud 
Mills Road may be contributing factors in these accidents.  Poor pavement conditions may have also been 
an issue, since over 40% of these accidents occurred when the pavement was either wet or covered with 
snow, ice, or slush.  The installation of a new traffic signal will make stopping conditions more difficult since 
the existing intersection is located on a nonstandard curved segment of Mud Mills Road. It is recommended 
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that the Mud Mills & Cottage Street intersection be realigned to provide better sight distance to the new 
signalized intersection.   

• Mud Mills Road and Silver Lake Scotchtown Road (SLSR) – Similar to the Mud Mills Road/Cottage Street 
intersection, the majority of the accidents were in an area with non-standard stopping sight distance and 
nonstandard horizontal geometry. A pattern of rear end collisions and run-off-road accidents were observed 
on the Mud Mills approach to the intersection, where the nonstandard horizontal curve obstructs sight 
distance to the signal and vehicles waiting to turn onto SLSR.  There was also a cluster of run-off-road and 
fixed object collisions on the SLSR approaches to the intersection.  Weather and roadway conditions may 
have also been a contributing factor in these accidents, since more than half of the recorded incidents 
occurred when the pavement surface was either wet or covered in snow and/or ice.  It is recommended that 
the horizontal curve on the Mud Mills Road approach to the intersection be realigned to improve sight 
distance conditions.  In addition, the pavement on both roadways should be reconstructed to provide better 
cross slopes and drainage along with a new high friction wearing course. Fixed objects along the roadsides 
should be removed wherever possible due to the high frequency of run-off-road incidents. 

• Silver Lake Scotchtown Road and Bert Crawford Road – While the accident rate exceeds the statewide 
averages for similar intersections, there are no patterns or clusters of incidents that can be attributed to any 
geometric feature or roadway condition.  It is recommended in the Wallkill Comprehensive Traffic Study and 
the John Collins summary of improvements to continue to monitor the intersection for a future traffic signal.  
Based on the study it is recommend that a signal be installed and coordinated with the timing of the existing 
signal at Mud Mills Road. 

• Tower Drive and Industrial Drive – Rear end accidents were the most prevalent types of accidents at this 
location, accounting for over 40% of the reported incidents. Run-off-road and animal related accidents 
accounted for an additional 29% of the total accidents.  Weather and pavement conditions may have been 
contributing factors since almost 60% of the reported accidents at this intersection occurred during rainy 
and/or snowy conditions.  The roadway improvements proposed as part of the new Town Hall facility are 
designed to reduce the number of driveway access points along both roadways and should help to reduce 
the number of rear-end incidents.  Additional drainage and roadway surfacing improvements should be 
incorporated as part of the construction plans to address the pattern of weather and surface related 
accidents at this location.  

Table 2, below, summarizes the additional recommended improvements at each of the above referenced high 
accident locations along with the original mitigation measures proposed as part of the Wallkill Comprehensive 
Traffic Impact Study. 

Long-term Corridor Improvements 

As shown in Figure 2, Silver Lake Scotchtown Road, Cottage Street, Mud Mills, Road, and Bert Crawford Road 
contain a number of geometric features that do not conform to current design standards.  In addition, to the 
improvements recommended at the high accident locations, a corridor-wide improvement program should be 
considered to upgrade the roadways to Resurfacing, Restoration and Rehabilitation (3R) standards. The 3R 
standards are intended to preserve and extend the service life of existing roadways through a cost effective 
design that focuses on safety related improvements. Using this approach, the travel lanes would be a consistent 
11 feet in width and shoulders of at least 2 feet would be constructed wherever possible.  Severely nonstandard 
horizontal and vertical curves would be reconstructed, where possible, and objects within the clear zone would 
be removed, relocated, shielded, or replaced as a breakaway object.  

As we discussed at the meeting, there are a number of potential funding sources for these improvements, 
including developer contributions, and federal/state funding under the Federal Highway Administration’s Locally 
Administered Federal Aid program.   

We hope this memo is helpful in evaluating the potential impacts to the Town’s roadway infrastructure. The 
additional recommendations should be considered as potential mitigation measures for the projects included in 
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the Wallkill Comprehensive Traffic Impact Study and any future development’s that rely on these roadway 
corridors. Please feel free to contact me should you have any questions or comments on this matter and we 
look forward to meeting again with you to discuss these issues in greater detail. 

 
Table 2 – Roadway Intersection Improvements 

INTERSECTION REQUIRED 
IMPROVEMENT ADDITIONAL MITIGATION 

SilverLake-Scotchtown 
Road & Bert Crawford 
Road 

Future traffic signal:  
continue to monitor for 
signalization 

Progress installation of signal                  
Coordinate timing w/Mud Mills @ SLSR 

SilverLake-Scotchtown 
Road & Mud Mills 
Road 

Signal timing phasing 
improvements 

Realign Mud Mills approach                   
Repave w/high friction wearing coarse          
Remove roadside obstructions 

SilverLake-Scotchtown 
Road & Tower Drive 

Installation of new traffic 
signal system 

Construct a SB left turn lane on SLSR    
Improve sight distance through profile 
modifications                                        
Possible NB right turn lane on SLSR 

Mud Mills 
Road/Cottage Street 
Extension 

Signal roadway grading, 
intersection upgrade 

Realign Mud Mills                                
Provide better sight distance to new 
signalized intersection 

Cottage Street 
Railroad underpass 

Signal control and 
interconnect with Mud Mills 
signal 

- 

Bert Crawford & 
Maltese Drive 

Traffic signal installation 
and coordination with NYS 
Route 211 signal 

Consideration of one-way traffic flow on 
Maltese Drive 

Tower Drive & 
Industrial Drive Signal installation Coordinate with Town Hall improvements 
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