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Chapter 1:  Description of the FSEIS 

A. INTRODUCTION  

This Final Supplemental Environmental Impact Statement (“FSEIS”) is prepared in accordance 

with 6 NYCRR 617.9.  It responds to comments made on the Draft SEIS (“DSEIS”), presented 

verbally at the Public Hearings on October 26, 2009 and November 23, 2009, and comments 

made in writing by public officials, area residents and their representatives, and interested and 

involved agencies received through the conclusion of the public comment period on January 4, 

2010.   

The FSEIS also identifies and analyzes revisions and supplements to the DSEIS, as they pertain 

to the proposed Tuxedo Reserve project modifications (the Proposed Modifications and 

revisions and supplements to the DSEIS are cumulatively referred to as the “Final Proposed 

Modifications”).  Since the issuance of the DSEIS, the Final Proposed Modifications have been 

designed to minimize the development area in the vicinity of Mountain Lake, and to include the 

proposed stormwater management basin in Sloatsburg as the preferred alternative for stormwater 

management.  The Final Proposed Modifications are shown in Figure 1-1.  Figure 1-2 provides a 

comparison of the Final Proposed Modifications with the plan that was presented in the DSEIS 

(“2009 Proposed Modifications”).  Figure 1-3 provides a comparison of the Final Proposed 

Modifications with the 2004 Project Approvals.  The potential environmental impacts of the 

Final Proposed Modifications are analyzed in Chapter 2.   

In addition and partially in response to public comments, the Town of Tuxedo (“the Town”) 

retained consultants to assist the Town in evaluating the potential economic and fiscal impacts of 

the Proposed Modifications and the Final Proposed Modifications.  In response to input from the 

Town’s fiscal consultants, the fiscal analysis in the DSEIS has been updated and revised, 

including an updated market analysis of the present housing market.   

Supplemental information about certain land in Sloatsburg, the status of the wastewater 

treatment plant for “Tuxedo Reserve” (“the Project”), and onsite potential archaeological and 

historical resources are also included in the FSEIS. 

B. PRIOR REVIEW HISTORY 

The Preliminary Plan and Special Permit (“Project Approvals”) were issued in 2004 after 

publication of the Final Environmental Impact Statement (“2003 FEIS”) for the Project in 2003 

and the adoption of SEQRA findings (the “Findings Statement”) in 2004.  On August 27, 2008, 

Tuxedo Reserve Owner LLC, an affiliate of the Related Companies (the “Developer” or 

“Applicant”), submitted its application for the 2009 Proposed Modifications.  Review of that 

application was conducted by both the Planning Board and Town Board.  Both Boards reviewed 

and considered a Technical Memorandum prepared by the Applicant that analyzed the potential 

environmental impacts that could arise from the 2009 Proposed Modifications.  On June 22, 

2009, the Town Board, as SEQRA lead agency, found that a number of the environmental 

impacts that could arise from the 2009 Proposed Modifications and that were analyzed in the 
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FLAG LOTS 

In response to comments from the Town of Tuxedo Planning Board, the Town Board concurred 

that the preliminary plan must be revised to eliminate all flag lots.  In addition to flag lots that 

had been included in the Mountain Lake neighborhood, flag lots were removed from the 

Whittredge, Kensett, and Longridge neighborhoods.  As such, the Final Proposed Modifications 

do not include any flag lots.  The former flag lots, as well as the former Mountain Lake 

neighborhood plan, are indicated in red on Figure 1-2.  As shown in Figure 1-2, the elimination 

of these flag lots did not substantially change the development area of the Project.  Where 

necessary, cul-de-sacs or hammerheads were extended to provide the necessary lot frontage 

while largely maintaining the location of the lots.  In addition, the elimination of the flag lots did 

not affect the total number of units, distribution of unit types, or the phasing of the development.   

VILLAGE OF SLOATSBURG STORMWATER BASIN 

The Proposed Modifications, as described in the DSEIS, included a proposal to allow the direct 

discharge of clean stormwater into the Ramapo River, a fourth order stream.  The DSEIS stated 

that in the event that the waiver to allow direct discharge is not approved by the Village of 

Sloatsburg and the Rockland County Drainage Agency, the Applicant had developed an 

alternative design which included the installation of a detention/recharge basin along Quail Road 

in the Village of Sloatsburg, which would be designed to meet all state and local requirements 

for stormwater detention.  The detention/recharge alternative was also described in the Technical 

Memorandum.  Please refer to Figures 1-4 and 1-5, which depict the location of the proposed 

basin.
1
 

Since the publication of the Technical Memorandum and DSEIS, NYSDEC has issued a new 

SPDES General Permit for Stormwater Discharges from Construction Activity (GP-0-10-001).  

This permit was issued in January 2010, and became effective on January 29, 2010.  It is noted 

that a new NYSDEC Stormwater Design Manual is expected to be approved in the next few 

months, and it is expected that direct discharge will no longer be permitted once the new manual 

is adopted.  In anticipation of this policy change, the detention/recharge basin in Sloatsburg is 

now the preferred alternative.  The detention/recharge basin would require Village of Sloatsburg 

and Rockland County Drainage Agency approval.  Both the direct discharge and the stormwater 

basin alternatives were evaluated in the Technical Memorandum and found by the Town Board 

not to have the potential to generate a new significant adverse environmental impact (please 

refer to pages 27 and 28 of the Technical Memorandum, which was included in Appendix A of 

the SEIS).  That conclusion has not changed.  In either instance, all of the stormwater 

requirements set forth by NYSDEC will be met or exceeded. 

WASTEWATER TREATMENT PLANT 

As authorized in the Special Permit, Tuxedo Reserve has the option to either build a new 

500,000-gallon-per-day sewage treatment plant to replace the existing Tuxedo hamlet 

wastewater treatment plant (“Hamlet Plant”), or connect to the new Western Ramapo 

Wastewater Treatment Plant, subject to the approval by Rockland County Sewer District 

Number One.  However, as authorized in the Special Permit, Tuxedo Reserve may connect 

eighty (80) homes to the existing Hamlet Plant before the larger improvement is undertaken.   

                                                      

1
 These figures are reproductions of Technical Memorandum Figures 19A and 19B.  
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Figure 1-5
Alternative Detention/Recharge Basin Location Plan

RELATED



Tuxedo Reserve FSEIS 

November 1, 2010 1-4  

In a letter from the New York State Department of Environmental Conservation (NYSDEC) 

dated January 6, 2010, and included in Appendix G, NYSDEC informed the Town that no 

additional hookups would be allowed to the Hamlet Plant unless improvements are made to the 

plant.  The Town will not issue a building permit until either a plan for the construction of a 

replacement sewage treatment plant for the Hamlet Plant has been approved by the DEC or 

approval to hook up to the new Western Ramapo Wastewater Treatment Plant has been issued; 

and the Town will not issue a certificate of occupancy until either the replacement sewage 

treatment plant is constructed or the Project is connected to the new Western Ramapo 

Wastewater Treatment Plant. All construction and connection improvements required are the 

sole responsibility of the Applicant.   

D. SUPPLEMENTS TO THE DSEIS 

Parts of the DSEIS have been supplemented in response to public and agency comment received 

during and after the DSEIS public comment period.  

ECONOMIC AND FISCAL ANALYSIS 

The Town of Tuxedo retained two outside consultants to review the economic and fiscal analysis 

in the DSEIS.  The Town retained Bay Area Economics (“BAE”) to review the methodology 

utilized to estimate the number of school children anticipated to be generated by the Project with 

the Proposed Modifications.  The Town also retained Real Estate Solutions Group, LLC, 

(“RESGroup”) to review the market assumptions and fiscal impact analysis presented in 

Chapters 3 and 8 of the DSEIS. 

Based upon public comment and the input from RESGroup, the Applicant supplemented the 

economic and fiscal analysis in the DSEIS.  Appendix D of this FSEIS contains DSEIS Chapter 

3, “Economic and Fiscal Analysis,” as supplemented.  Appendix E contains the Residential 

Market Update and Strategic Development Recommendations for Tuxedo Reserve, Tuxedo, 

New York, prepared by RCLO (December 2009), as supplemented.  Finally, Appendix F 

contains the Town consultants’ correspondence, review, and recommendations regarding the 

fiscal analysis methodologies utilized in the preparation of the FSEIS.  As presented in the 

supplemented studies and analyses, the Final Proposed Modifications, would generate a net 

positive fiscal benefit to the Town in all phases of the development. 

ARCHAEOLOGICAL AND HISTORICAL RESOURCES 

A number of commenters raised questions regarding potential historical and archaeological 

resources on the property, specifically, the alleged presence of Native American remains and 

alleged alternative location of the Continental Road.  In response to these comments, the Project 

Site was re-evaluated for impacts to these potential resources (please refer to Appendix H).  No 

additional impacts beyond those previously disclosed are anticipated. 

E. CONDITIONS TO THE PROPOSED FINAL MODIFICATIONS 

The following conditions have been established with respect to the Final Proposed 

Modifications. These conditions are in addition to conditions that are set forth elsewhere in the 

DSEIS and FSEIS. 

In response to the Town Board informing the Applicant that the Town is in need of garage and 

storage space for equipment to and materials to fulfill its maintenance responsibilities in Tuxedo 

Reserve, the Applicant has agreed to lease for one dollar per year to the Town for 30 years 3,000 
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square feet of garage/storage space with two dual bays (for a total of four) in the planned 

maintenance facility to be built by the Applicant in Phase 1.   

In response to the Town Board informing the Applicant that the Town is in need of office space 

for administrative offices near to the population center of Tuxedo Reserve, the Applicant has 

agreed to donate the Greeting Center to the Town for such use twelve years after the first 

residential certificate of occupancy is issued or at an earlier time at the discretion of the 

Applicant.  Tuxedo Reserve will have the right at the time of donation to reserve a leasehold of 

up to 1,000 square feet of the Greeting Center for continued operations of the Project sales office 

up until final sellout of the Project at a market rent payable to the Town equal to the average 

yearly office rent in the Hamlet at that time. 

In response to the Town Board informing the Applicant that the Town’s Draft Comprehensive 

Plan Update calls for the Town to acquire land along the Ramapo River in order to enhance the 

connectivity along the Ramapo River, the Applicant has agreed to donate to the Town prior to 

the issuance of the first certificate of occupancy two parcels of land which total approximately 

44.9 acres and are located outside Tuxedo Reserve.   

In response to the Town Board informing the Applicant that the Town lacks facilities to 

accommodate large public meetings, the Applicant has agreed that it will require that the HOA  

allow the Town Board to conduct special public meetings in the community space to be built in 

the Commons which will be capable of seating 200 hundred people.   

The Applicant has also agreed to offer to donate a parcel of land of approximately one acre in 

size located in Phase 2 to the Town prior to the issuance of the first certificate of occupancy for a 

unit in Phase 2 of the Project.  The parcel is open space and there is no plan for the parcel to be 

used for any other purpose. 

In response to the Town Board’s concern about the ongoing burden on the Town of maintaining 

all of the roads in Tuxedo Reserve, the Applicant has agreed to offer for dedication only the 

Project’s three spine roads and their rights-of-way:  Quail Road, Bridle Trail, and Two Hills 

Road.  All other roads and rights-of-way will remain private and will be maintained by the HOA. 

In response to comments from the Town Board that the Applicant should take reasonable 

measures to maintain or enhance the potential value of the Project’s homes and lots and thereby 

maximize the real estate tax revenues to be generated from the Project without generating any 

additional school children, the Applicant has proposed that it be entitled to convert any cottage 

unit to a village unit, any manor unit to an estate unit, and any multi-family unit to a townhouse 

unit of the same bedroom count.  In each instance, the number of allowed bedrooms would not 

change and the school children generation rates would remain the same for the single family 

homes.  A three bedroom townhouse would generate 0.343 school children and a 3 bedroom 

condominium would generate 0.332 school children.  A two bedroom townhouse would generate 

0.074 school children and a 2 bedroom condominium would generate 0.0.64 school children.  

These differentials in school child generation are insignificant.  However, because the village 

units can be larger than cottage, estate units can be larger than  manors, and townhouse units 

larger than multi-family, the substitute units would typically be larger, have a higher assessed 

and fair market value, and generate greater real property tax revenues. 

In response to Town Board and public comment, the Applicant has agreed that the Library’s 12 

year window to obtain financing for construction of a new library facility on the half acre lot 

designated in the Commons should commence on the date that an amended and restated special 

permit is issued for the Project.  In addition, the Applicant has agreed in response to comment 
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from the Town Board, that if the Library is unsuccessful in obtaining such financing, then the 

Town shall be given three years commencing on the expiration date of the 12-year period noted 

above to secure financing to construct a community space with a similar intensity of use on the 

half acre lot. 

In response to public comments concerning the future of the Hamlet and in light of changing 

conditions in the Town, especially the acquisition of the Sterling Forge site by PIPC, the Town 

Board has reassessed the appropriate role and function of the Hamlet and the Hamlet 

Revitalization Fund.  As called for in the Town’s 2008 Draft Comprehensive Plan Update 

(“Draft Plan Update”), the Town Board foresees enhancing the Hamlet as the Town’s cultural 

and civic center, as well as enhancing connectivity along the Ramapo River.  Accordingly, the 

Town Board has determined that the Hamlet Revitalization Fund should be targeted to multiple 

smaller projects that would principally enhance and strengthen the civic and cultural elements of 

the Hamlet.  Accordingly, the Town Board has chosen to leverage the four million dollar Hamlet 

Revitalization Fund for multiple projects not to exceed $250,000 each. 

In response to comments from the Town Board about the importance of maintaining the visual 

appearance of Tuxedo Reserve in order to preserve and enhance the market value of its 

properties and the concomitant real property taxes to be generated, the Applicant has agreed to 

require that the covenants and restrictions for the Project will:  (1) require each lot and unit 

owner to properly maintain the lawns and front yards, including fences, (2) require the HOA to 

undertake such maintenance if a lot or unit owner fails to do so; (3) require each lot and unit 

owner, at the time of purchase, to pay an appropriate sum into a reserve fund held by the HOA 

so that the HOA will have sufficient resources to undertake such maintenance, if necessary; and 

(4) authorize the HOA to bill a lot or unit owner for the costs incurred by the HOA to fulfill the 

owner’s maintenance responsibilities and if that bill is not timely paid to place a lien on the 

property for the costs and expenses incurred by the HOA to perform such maintenance and 

impose the lien. 

F. VILLAGE OF SLOATSBURG PARCEL 

A number of commenters questioned whether a new residential lot was being proposed in the 

Village of Sloatsburg, and, if so, why it was not disclosed in the DSEIS.  In acquiring land 

within Sloatsburg, the Related Companies entered into a contract with one of the sellers such 

that her compensation is to be realized through the creation and transfer of a lot to her or, she is 

to be given a payment in lieu of the land.  The land on which the lot would be located is outside 

and unrelated to the Final Proposed Modifications. That land is part of the overall Tuxedo 

Reserve Project only in the sense that the access road and certain drainage basins for the Project 

are located on that property. However, any future subdivision or other development of that 

parcel (including potential creation of the interested party’s lot) would not be governed by the 

Town of Tuxedo or Tuxedo Reserve’s special permit. There is the potential for the lot’s creation 

whether or not the Final Proposed Modifications are approved.  

The subdivision of the land for that lot would have to be approved by the Village of Sloatsburg 

entirely independent of the Tuxedo Reserve Project.  The Village of Sloatsburg will be required 

to conduct an environmental review of that proposed subdivision per SEQRA.  The Village of 

Sloatsburg will also be required to take into account the Project Approvals and the 

environmental impacts of Tuxedo Reserve when making its determination of significance 

regarding the subdivision.  As the one lot in Sloatsburg is entirely independent from and 

unrelated to Tuxedo Reserve, there is no impermissible segmentation.  Further, this lot will not 
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require Tuxedo Reserve access, utilities, or infrastructure to comply with Sloatsburg Village 

zoning code.  Therefore, this potential single-family lot has not been included in the analysis of 

the Final Proposed Modifications.  Notwithstanding the above, impacts associated with the 

creation of one lot to be used for a single family dwelling is deemed insignificant. 

In the event the lot is created and transferred, the Applicant shall be required to pursue a minor 

amendment to the Special Permit to remove the lot from the Tuxedo Reserve project acreage. In 

the event the lot is not transferred, it shall remain within Tuxedo Reserve and used for open 

space only. 

G. PERMITS, APPROVALS, AND REFERRALS REQUIRED FOR THE 

FINAL PROPOSED MODIFICATIONS 

The Final Proposed Modifications would not change the approvals for the Project enumerated in 

the 2003 FEIS.  To approve the Final Proposed Modifications, as described in this FSEIS, the 

following additional approvals and referrals are required.  Copies of the SDEIS have already 

been filed with the agencies listed below.  Copies of this FSEIS will also be filed with each 

agency upon its acceptance as complete.  The Rockland County Drainage Agency has been 

informed of the drainage basin modification (see letter in Appendix K), and will receive a copy 

of this FSEIS. 

LOCAL APPROVALS 

TOWN OF TUXEDO TOWN BOARD 

 Zoning map change 

 Amendment of Local Law 4A of 1999 

 Amendment of the Special Permit and the 2004 Preliminary Plan 

VILLAGE OF SLOATSBURG PLANNING BOARD 

 Site plan approval for the stormwater basin and farm stand 

ORANGE COUNTY REFERRALS 

ORANGE COUNTY PLANNING DEPARTMENT 

 General Municipal Law (GML) Review 

ROCKLAND COUNTY 

ROCKLAND COUNTY DRAINAGE AGENCY 

 Drainage permit 

ROCKLAND COUNTY PLANNING DEPARTMENT 

 General Municipal Law (GML) Review 

  

 


