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SALOMONE REDI-MIX OF NY SITE PLAN
Tax Lots 47.15-2-11 and 12

This is an application for amended site plan approval to allow the re-use of the former
Hudson Technologies Building at 20 & 60 Torne Valley Road.

The site consists of two adjoining tax lots, comprising 5.9± acres of land in an LI District.
There is an existing 20,595 square foot industrial building that formerly housed Hudson
Technologies, Inc., and is now owned by the Town of Ramapo.

Salomone Brothers, a New Jersey concrete provider, wishes to expand its operations into
New York. It has identified the HTI building as a good site for the storage and distribution of
Redi-Mix concrete, a product used in the construction industry. The existing building requires
modest modifications. The most visible modification is the installation of materials storage silos
at the rear of the building. The silos are approximately 65 feet tall.

A description of the proposed business operations is attached. To summarize, materials to
make concrete are stored on site. Each morning, Redi-Mix delivery trucks receive enough
material for their first deliveries and leave the site. A delivery truck typically makes three
deliveries each day. Loading of the trucks takes up to eight minutes, each. The trucks will return
to the site each afternoon and will be parked on-site overnight.

Incoming materials consist of stone, sand, cementitious materials, and admixtures. The
number of deliveries for each type of material varies, as shown on the attached. These materials
are stored in various containers. The proposed silos are for the cementitious materials.

None of the materials to be stored or used on the site are considered hazardous materials.
Nonetheless, procedures will be put into place to reduce or eliminate the release of dust and other
particulates from the materials.

Water used in the process will be captured, treated and recycled on-site using an Alar
AV360 water treatment system. 

Any unused concrete will be formed into decorative blocks, available for sale to the
public.

Twenty-six employees are expected, of which three will be salespeople who work
predominately off-site.
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The applicant recognizes that the silos will require a height variance. It has not identified
any other needed variances.

This project is an Unlisted action under SEQRA. The applicant asks that the Planning
Board declare its intent to be Lead Agency and conduct a coordinated review. Other involved
agencies are the Rockland County Highway Department (Torne Valley Road), the Rockland
County Drainage Agency (Ramapo River), the New York State Department of Transportation
(Route 59), the New York State Department of Environmental Conservation (Ramapo River),
and the Hillburn Zoning Board of Appeals. 

The Palisades Interstate Park Commission (Harriman State Park) and the Rockland
County Planning Department (GML 239-m) are interested agencies. In addition, the Town of
Ramapo is within 500 feet of the project site, and must receive notice under GML 239-n.

Dated: October 27, 2014
New City, New York

                                                             
Ira M. Emanuel, P.C.
Attorney for Applicant

Update November 24, 2014

At the Planning Board’s meeting of November 20, 2014, the applicant was advised of
concerns relating to Zoning Code § 250-17.I(2)(f), which prohibits certain uses in the Village.
The applicant was further advised that the Board was willing to consider an application under §
250-16.B(3), which allows the Board to grant a special permit for “any use deemed by the
Planning Board to meet the performance standards of the chapter and that is similar to the uses
permitted by right in this district.” The performance standards are in § 250-16.D. Additionally,
since the use has been deemed a special permit use, the general special permit requirements of §
250-52.A must be met. Thus, the use is subject to a three-pronged test: (1) whether the use is
“similar to uses permitted by right” in the LI district; (2) whether the use meets the general
special permit requirements; and (3) whether the use meets the performance standards for the LI
district.

Similarity to uses by right

The LI district allows the following uses by right:

(1) Any light manufacturing, research and development, assembly, processing,
wholesaling, packing, treatment, distribution or warehousing of goods and
products, contractor storage yards, automotive and mechanical equipment repair,
garden nurseries, sit-down table service (non-fast-food) restaurant, hotels and
motels, provided that:
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(a) Such use, including storage of materials or equipment, is conducted
entirely within a completely enclosed building, except in conformance
with Subsection B(2).
(b) Such use does not constitute a fire, explosion or other physical hazard.
(c) Noise, vibration, heat, glare, smoke, gas, dust, odors or any other
airborne or waterborne pollution or waste does not exceed at any point on
or above the lot line the amounts determined by Subsection D.
(d) Such use does not cause unusual traffic hazards or congestion due to
the type of vehicles required.

(2) Railroad lines and the tracks and yards necessary for proper operation of the
manufacturing and warehousing uses of the industrial district.
(3) Public utility generating and manufacturing facilities.
(4) Custom fabrication of wood and metal products and machine shops.

Zoning Code, § 250-16.A.

The applicant submits that its proposed use is not dissimilar from the uses described in §
250-16.A(1) [“assembly, processing * * * of goods and products”] and 250-16.A(4) [“Custom
fabrication of wood and metal products”]. In both cases, raw materials are combined and
processed to create a new good or product. In the applicant’s case, stone, sand, cementitious
materials, admixtures and water are combined to create concrete. 

Subsection A(1) does not specify the types of goods or products allowed, although it does
describe certain types of materials that are not permitted, and also restricts the impacts of the
operations. The applicant believes that it can meet each of these restrictions:

(a) Such use, including storage of materials or equipment, is conducted entirely within a
completely enclosed building, except in conformance with Subsection B(2).

All materials and equipment will be within the building, with the exception of outdoor
bins to store gravel and sand. Such storage is consistent with subsection B(2), which allows the
outdoor storage of “building materials” in the open by special permit of the Planning Board. 12
trucks will be stored within the building.

(b) Such use does not constitute a fire, explosion or other physical hazard.
Neither the raw materials nor the production material is combustible. Indoor storage of

concrete Redi-Mix trucks is not a fire or explosion hazard.

(c) Noise, vibration, heat, glare, smoke, gas, dust, odors or any other airborne or waterborne
pollution or waste does not exceed at any point on or above the lot line the amounts determined
by Subsection D.

Subsection D contains the performance standards for the LI district, which is addressed
below.

(d) Such use does not cause unusual traffic hazards or congestion due to the type of vehicles
required.
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The applicant expects approximately 214 inbound/outbound vehicle trips per day at the
site. These trips include employee arrival and departure, concrete truck arrivals and departures,
and raw materials delivery truck arrivals and departures. Employees arriving in their personal
vehicles by 6:45 AM and departing by 6:45 PM account for 46 of the 214 trips (aside from lunch
break these vehicles will remain on-site until close of business each day). The remaining 168
trips are comprised of 60 inbound/outbound raw material deliveries and 108 inbound/outbound
concrete deliveries. The 30 raw material inbound deliveries will be scattered throughout the day.
The redi-mix delivery trucks will depart the site at an approximate rate of 1 truck every 12
minutes (5 trucks per hour).

The applicant’s business day begins at 7:00am and ends at 4:30pm, Monday through
Friday, and 7:00am - 1:00pm on Saturday. There may be later activities if required by work for
the New York State Department of Transportation, but this is not expected to be a frequent
occurrence.

The site is located near the South end of Torne Valley Road, where it intersects with New
York State Route 59, a major North-South thoroughfare. North of the site, on Torne Valley Road,
is the St. Lawrence Recreation Center, and the Rockland County Solid Waste Authority
Materials Recovery Facility (“MRF”). The closed Ramapo Landfill is further to the North. Torne
Valley Road also serves as the access for the new Torne Valley Winery facility. Attached as
Exhibit A is an aerial map of the area, taken from the Rockland County Geographic Information
System (GIS).

With the exception of the MRF, all other uses on the road have later daily starts for their
peak traffic hours, or are active on weekends. The MRF is active at approximately the same time
as the applicant’s proposed facility.

Both Torne Valley Road and Route 59 are capable of handling the vehicles serving the
proposed facility. Route 59 is a major state highway, with a direct connection to the New York
State Thruway approximately 3/4 miles to the North. Torne Valley Road supported operations at
the former Ramapo Landfill and at the current MRF. The vehicles serving both those facilities
are similar in size and weight to those that will serve the new facility.

A table showing the intensity of the applicant’s anticipated use, beginning in year 1 and
growing annually to maximum capacity in year 4, is attached as Exhibit B. The table shows the
anticipated increase in employees, parking needs, number of operating Redi-Mix trucks, vehicle
trips (inbound and outbound) and daily water consumption.

General standards for special permits (§ 250-52.A)

A. Issuance of special permit. On application and after public notice and hearing, the Planning
Board may authorize, by resolution, the issuance in any district of a special permit exclusively
for those uses which require such a permit under this chapter. In authorizing the issuance of a
special permit, the Board shall take into consideration the public health, safety and welfare and
shall prescribe appropriate conditions and safeguards to ensure the accomplishment of the
following objectives:
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(1) That all proposed structures, equipment or material shall be readily accessible for fire and
police protection.

The site is an existing facility, formerly used by Hudson Technologies, Inc. The basic
footprint of the building and the vehicle circulation paths will not be changed.

(2) That, in its proposed location, the proposed use is of such size and character that, in general,
it will be in harmony with the appropriate and orderly development of the district in which it is
proposed to be situated and will not be detrimental to the orderly development of adjacent
properties in accordance with the zoning classification of such properties or the intent with
respect thereto of the officially adopted Master Plan of the Village, if one is in existence.

The building is an existing structure. It is located in a relatively remote portion of the
Village. The building footprint is being minimally expanded to accommodate four material
storage silos. While variances will be required, the applicant believes that these variances are in
keeping with the location and are similar to other nearby industrial facilities.

(3) That pedestrian and vehicular traffic to and from the use, and the assembly of persons in
connection therewith, will not be hazardous or inconvenient or incongruous with the area or
conflict with the normal traffic in the neighborhood.

The site is located on Torne Valley Road, which also serves the former Ramapo Landfill
and the Rockland County MRF. Traffic serving the site will be at times generally consistent with
traffic serving the MRF, and counter to passenger traffic visiting the nearby St. Lawrence
Recreation Center and Torne Valley Winery.

(4) That the location and height of buildings, the location, nature and height of walls and fences,
and the nature and extent of screening and landscaping on the site shall not hinder or
discourage the appropriate development and use of adjacent land and buildings or diminish the
value thereof.

There are no buildings adjacent to the site. The addition of the silos will minimally
expand the building footprint. The nearest residential structure is approximately 950 feet to the
Southeast, on Blakslee Place. Between the site and the residences is the Fireplaces by Design
retail store and rock outcroppings from the foothills of the Ramapo Mountains. Fireplaces by
Design is also the nearest building East of Route 59, at 850 feet away. Across from the
residences is an existing industrial park. Frank’s Auto Body repair shop is directly across Route
59 from the Torne Valley Road intersection. (See, Exhibit A.)

(5) That operations in connection with any special permit use shall not be more objectionable to
nearby properties by reason of noise, fumes, vibration, or flashing lights than would be the
operation of any permitted use.

Proposed operations will conform with the Village’s performance standards for the LI
District, as detailed below.

Performance Standards (§ 250-16.D)

The Zoning Code sets forth Performance Standards for uses in the LI District:
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(a) Vibration. No vibration shall be discernible at the lot lines or beyond.
Vibration will not discernible at lot lines or beyond. The Redi-Mix Batch plant is located

within the insulated building structure.

(b) Smoke. No emission of visible gray smoke of a shade equal to or darker than No.2 on the
Ringlemann Chart, measured at the point of emission.

Redi-Mix Batch Plant operations do not emit any form of gray smoke.

(c) Odors. No offensive odor shall be noticeable at the lot line or beyond.
Redi-Mix Batch Plant operations do not create any offensive odor. All material stored on

the exterior is naturally occurring, e.g., stone and sand.

(d) Fly ash, dust. No emission which can cause any damage to health, animals or vegetables or
other forms of property or any excessive soiling.

The Redi-Mix Batch Plant is equipped with multiple Jet Pulse Silo Top Cement Dust
Collectors. Jet pulse dust collectors are self cleaning and excess material is automatically
recycled into the silos in accordance with 6 NYCRR § 201-1.8.  Attached as Exhibit C is the1

applicant’s Dust Control Plan.

(e) Glare. No direct or sky-reflected glare shall be visible at the lot line or beyond.
The building and silos will be painted in earth tone colors to blend in with the

surroundings. Color renderings of the building and silos will be submitted to the Board for its
review. No glare will be visible at the lot line or beyond.  

(f) Liquid or solid waste. No discharge into any present or future disposal system, public or
private, or streams, or into the ground, of any materials of such nature or temperature as to
contaminate groundwater supply or the Ramapo River or any tributary thereof.

No liquid or solid waste will be discharged. All washout water is recycled utilizing an
Alar Auto-Vac filtering system. Attached as Exhibit D is a cut sheet for the Alar system,
providing basic information as to its uses and capabilities. Leftover concrete will be placed into
sealed forms to create decorative block.

In addition, the applicant will use Sikament 686 (or equivalent) water reducing admixture
in its Redi-Mix formulation to reduce the amount of water used in the Redi-Mix production
process. Water usage will be reduced by 15%, using the Mid Range Water Reducing Application
appropriate to the type of concrete being produced. A cut sheet for this product is attached as
Exhibit E. 

The use of Sikament 686 and the recycling techniques will reduce the amount of water
used by up to 45%.

No person shall unnecessarily remove, handle, or cause to be handled, collected air1

contaminants from an air cleaning device for recycling, salvage or disposal in a manner that
would reintroduce them to the outdoor atmosphere.
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(g) Radioactivity. No activities which omit dangerous radioactivity at any point, as covered by
federal government standards.

There are no radioactive materials used in connection with the Redi-Mix process.

(h) Noise. No continuous hum, intermittent noise or noise with any noticeable shrillness of a
volume of more than 50 decibels measured at lot lines. See also Chapter 154, Noise, of the Code
of the Village of Hillburn.

The Redi-Mix Batch plant is located within the insulated building structure. No
continuous hum, intermittent noise or noise with any noticeable shrillness of a volume of more
than 50 decibels measured at lot lines will be generated.

(i) Fire and explosive hazards. No process or storage of material in such manner as to create
undue hazard by reason of fire or explosion.

Proper protocol for the storage of materials will be strictly adhered to. The main
components of Redi-Mix concrete are cement, stone, sand and water and do not pose a fire or
explosive hazard.

(j) No material shall be stored either indoors or outdoors in a manner that facilitates the
breeding of vermin.

All materials stored outdoors are naturally occurring e.g. stone and sand. All materials
stored indoors are naturally occurring e.g. cement and water and/or they do not facilitate the
breeding or vermin. No organic materials are stored on site.

Summary

Based on the foregoing, this proposed use meets the three-pronged test for a special
permit under § 250-16.B(3): (1) the use is “similar to uses permitted by right” in the LI district;
(2) the use meets the general special permit requirements (§ 250-52.A); and (3) the use meets the
performance standards for the LI district (§ 250-16.D).

Dated: November 24, 2014
New City, New York

                                                             
Ira M. Emanuel, P.C.
Attorney for Applicant
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