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This document is a Findings Statement prepared pursuant to and as required by 6 NYCRR § 617.11. This Findings Statement pertains to the adoption of the Town of Putnam Valley Comprehensive Plan and the future adoption of zoning and subdivision amendments to implement the Plan (the "proposed action"). This Findings Statement draws upon the information in the Draft Generic Environmental Impact Statement (Draft GEIS) accepted by the Town of Putnam Valley Town Board on October 17, 2007, the Final Generic Environmental Impact Statement (Final GEIS) accepted by the Town of Putnam Valley on November 28, 2007, and other material generated during the SEQRA process. 

This Findings Statement attests to the fact that the Town of Putnam Valley Town Board has given due consideration to the Generic Environmental Impact Statement and other documents prepared in conjunction with the SEQRA process, as well as the comments from other agencies and the public.  Further, this Findings Statement considers and balances the relevant environmental impacts with “social, economic and other considerations” so as to provide a basis for the Town Board’s decision on the proposed action (6 NYCRR § 617.11(d)). 

A. Impacts and Specific Findings
Pursuant to Article 8 (State Environmental Quality Review Act) of the Environmental Conservation law and 6 NYCRR Part 617, the Town Board, as lead Agency, makes the following findings.
A.1.
Impact on Land

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to land for the following reasons:

The adoption and implementation of the Comprehensive Plan will not in and of itself impact land because it does not directly authorize any particular development project. However, the adoption and implementation of the Comprehensive Plan will reduce land development impacts when compared to the Town’s future development under existing land use regulations. Further, future land development applications will be required to comply with the Town’s land use and environmental regulations and SEQRA. 

Recommendations included in the Comprehensive Plan that relate to land disturbance and, when implemented, will reduce associated impacts include, but are not limited to, steep slope and ridgeline protection, mandatory conservation subdivision regulations, the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres, redefining the current buildable area requirements, and the utilization of existing and future local and State erosion and stormwater regulations. Additional information regarding these recommendations and how, when implemented, they will reduce impacts to land disturbance is provided below.

1. The Plan recommends the strengthening of zoning regulations that address the protection of steep slopes and ridgelines. It is anticipated that a Ridgeline Protection Overlay Zone will be developed and will prohibit development within a certain distance from the crest of important ridgelines throughout the Town. Further, development standards will likely be drafted to reduce the visual impact of land development that takes place below the no-build zones. It is also likely that future zoning amendments will regulate the amount and type of land disturbances on steeply sloped lands. The implementation of the above recommendation will reduce the amount of disturbance on the Town’s most steeply sloped areas and therefore reduce associated erosion impacts.
2. The Plan recommends requiring conservation subdivision design for certain size subdivisions. Conservation subdivision is a type of clustering that addresses the form of development and is fully described within the Town’s Comprehensive Plan. In addition to the environmental and viewshed benefits of allowing homes to be situated in a creative manner, a network of conserved open lands can be created through this process. These conserved lands, for example, might function as wildlife corridors or create buffers between residential areas or preserve agricultural lands. In addition, the conserved lands could provide benefits related to stormwater management. 
The Comprehensive Plan recommends that future Conservation Subdivision regulations be designed so that subdivision designers can take advantage of better soils for septic systems and allow septic fields and wells to be located within the open space parcel(s). Further, provisions to allow shared systems and community water and wastewater facilities are encouraged to reduce concerns regarding locating individual septic systems and wells on smaller lots. 
The existing cluster provisions specifically regulate minimum lot size and setback requirements and require a 30% open space set aside. Future conservation subdivision regulations will be much more flexible in terms of design (lot size and setbacks) and will require a larger open space set aside. The implementation of the above recommendation will require the builder to construct homes and infrastructure on less constrained land, which will result in less land disturbance. Future regulations will require a significant percentage of the gross parcel area to be preserved as open space, which will eliminate any future development on these lands.

3. The Comprehensive Plan recommends the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres. As described further in the Putnam County Groundwater Protection and Utilization Plan, based on annual aquifer recharge rates in Putnam County septic system densities of approximately one system per every 3 acres are recommended. As a result, the current permitted densities of 1 home per acre (R-1) and 1 home per 2 acres (R-2) are too dense for areas with no public water or sewer services available or envisioned. 

There is approximately 1,507 acres of land currently located in the R-1 Zoning District and 1,930 acres of land currently located in the R-2 Zoning District. As a result of implementing the Comprehensive Plan, these lands would be rezoned to allow 1 home per 3 acres.

Amount of Land Rezoned to Allow 1 Home Per 3 Acres

	
	Existing (acres)
	Proposed (acres)

	1 home/1 acres
	1,509
	0

	1 home/2 acres
	2,172
	0

	1 homes/3 acres 
	9,241
	12,281


The rezoning of the current R-1 and R-2 Zoning District to 1 home per 3 acres will reduce land disturbance when compared to the Town’s future development under existing land use regulations.

4. The Plan recommends that the Town’s buildable area requirements be redefined. The Town’s existing Zoning Code requires 20,000 sq. ft. (in the R-1 Zone) and 30,000 sq. ft. (in the LP, R-2, R-3, and CD Zones) of each lot to contain buildable area. Buildable area is currently defined as the gross lot area minus land consumed by access easements and rights-of-way, wetlands, watercourses and waterbodies, slopes equal to 20% or greater, and rock outcroppings greater than 20,000 sq. ft. The Comprehensive Plan recommends that the buildable area requirements be revised to increase the amount of buildable land per acre and to limit the amount of development outside the buildable area. Further, wetland buffer areas and FEMA Special Flood Hazard Areas are recommended to be added to the list of constraints to be subtracted from the gross lot area in determining a site’s buildable area. Utilizing Geographic Information Systems, approximately 9,570 acres of land within the Town is constrained by wetlands and associated wetland buffer areas, slopes equal to and greater than 20% and 100-year FEMA Floodplains. It should be noted that this is only an approximation and takes into account only mapped environmental constraints. The actual amount of constrained land in Putnam Valley is much greater, given the fact that the Town regulates wetlands that are ½ acre in size and greater, watercourses, and intermittent streams.  The implementation of the above recommendation will require land development to be conducted on lands with fewer environmental constraints and will therefore reduce impacts associated with land disturbance.
A.2.
Impact on Water

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to water for the following reasons:

The adoption and implementation of the Comprehensive Plan will not in and of itself impact water resources; however, future land development applications may impact such resources and the adoption and implementation of the Comprehensive Plan will reduce future impact on these resources when compared to the Town’s future development under existing land use regulations. Further, future land development applications that effect water resources will be required to comply with the Town’s land use regulations, State and federal regulations, and SEQRA. 

Recommendations incorporated within the Comprehensive Plan that relate to the protection of water resources include, but are not limited to groundwater management in the Town’s higher density areas, the reduction of new construction on smaller nonconforming lots, the implementation of a lake protection program, the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres, and the revision to the Town’s aquifer protection ordinance. Additional information regarding these recommendations and how, when implemented, they will reduce impacts to water resources is provided below.

1. The Plan recommends groundwater management in high density areas. The Comprehensive Plan recognizes that the Town’s lake communities and other high-density residential areas in Putnam Valley are largely comprised of small lots with septic systems constructed prior to current standards. The Plan recommends that for all lake communities, or similar densely settled areas, the current condition of both groundwater and surface water resources be evaluated to determine if the use of septic systems is affecting either resource. The Comprehensive Plan identifies several approaches that the Town may consider if groundwater contamination is found to be affecting the public health or lake quality, all of which would require further investigation. No specific implementation measures are currently proposed; therefore, no impacts will result. 

2. The Plan recommends reducing construction on nonconforming lots. Small nonconforming vacant lots continue to be constructed upon throughout the Town. Construction on small lots raises concerns relative to groundwater quality and public health, safety, and welfare.  In particular, development of undersized lots is associated with potential contamination of water supply wells and degradation of surface water, especially in densely populated lake communities. Developed nonconforming lots considerably out-number those that are vacant. Many of these undersized lots, originally developed as seasonal vacation homes, have been expanded upon and converted for year-round use. These conversions are usually coupled with large expansions of livable area and additional bedrooms.

The Comprehensive Plan recommends that to reduce new development on small nonconforming lots, the Town should continue to merge abutting nonconforming lots which are owned by the same party, require existing nonconforming lots that are the subject of a building application to obtain a variance from the Zoning Board of Appeals if the lot does not meet buildable area requirements, work with the Putnam County Department of Health to develop more stringent local requirements for the installation of septic systems on lots that are smaller than 1.5 acres, and to discourage additions that result in additional bedrooms on lots that do not meet the minimum lot area requirements or are not of a certain size.  The table below identifies the number of lots that do not currently meet the minimum lot area requirements, the number of lots that will not meet the minimum lot area requirements as a result of implementing the Comprehensive Plan, and the number of lots that are smaller than 1.5 acres.
Nonconforming Lots and Lots Less

Than 1.5 Acres in Residential Districts

	
	Existing Zoning
	Post Comprehensive Plan Implementation

	Lots that do not meet minimum area requirements
	4,102 lots
	4,732 lots

	Lots less than 1.5 acres in size
	4,265 lots
	4,265 lots


By reducing construction on small lots in densely populated areas and by working with the Health Department to develop more stringent local requirements, impacts relative to groundwater quality and quantity will be reduced and public health, safety, and welfare will be improved.  

3. The Plan recommends that the Town develop a lake protection program. Given the number of waterbodies in Town and their importance to the community and the fact that Lake Oscawana has been identified as a 303(d) impaired waterbody, the Comprehensive Plan recommends that the Town develop a program to educate its residents, specifically those residing within the lake watershed areas, regarding concerns relative to water quality and good watershed management practices. It is recommended that the Town’s Environmental Commission be charged with taking a lead role in education and outreach to the public, which may include workshops, flyers identifying best management practices, and working with the existing lake associations in a collective manner to promote lake protection. Putnam County could also be a partner in this effort. No specific implementation measures are currently proposed; therefore, no impacts will result.
4. The Comprehensive Plan recommends the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres. This recommendation is described in the above section, “Impact on Land.” The rezoning of the R-1 and R-2 Zoning Districts to RR (1 home per three acres) not only reduces the amount of physical land disturbance, it is also consistent with the Putnam County Groundwater Protection and Utilization Plan and will lessen the impact to the underlying aquifer by reducing the density of wells and septic systems. 
5. The Plan recommends that the Town amend its regulations that protect underlying aquifers. The Town has an existing Ground and Surface Water Protection Overlay District within its current zoning ordinance which provides certain protective controls and use prohibitions. The existing overlay includes all lands within the City of Peekskill Watershed, all lands within the New York City Watershed, and certain “Aquifer Protection Zones.” It is anticipated that the amended Ground and Surface Water Protection Overlay District will continue to utilize the same three watershed areas and APZs and will require the issuance of an Aquifer Protection Permit for certain uses proposed within mapped APZs, the issuance of a Watershed Protection Permit for certain uses located within the District, but not in an APZ, the prohibition of certain uses within the entire District, and will require the applicant to calculate if water consumption is greater than the natural recharge. The implementation of this recommendation will assist in sustaining the Town’s groundwater supply and will help to maintain high quality drinking water, whether from groundwater or surface water.
6. The Plan recommends that the Town comply with the Phase II Stormwater Management Regulations. The U.S. Environmental Protection Agency (EPA), in an effort to protect and preserve the nation’s water resources, has developed a stormwater management mandate, known as the Phase II Stormwater Management Regulations. As part of the Phase II Requirements, the Town will be required to develop and adopt a Stormwater Management Ordinance. Although the Town’s Code currently includes a “Soil Erosion and Sediment Control” chapter, this Chapter will require revision in order to comply with the criteria provided by the Phase II Requirements. The combination of existing and future State and local regulations will effectively reduce impacts associated with soil erosion and stormwater runoff. 

In addition to the recommendations provided in the Comprehensive Plan that, when implemented, will aid in protecting water resources, existing local and State laws will continue to reduce pollution of water resources. Chapter 144 of the Town Code, “Freshwater Wetlands, Watercourses and Waterbodies,” provides a tool for future development to be located away from significant environmental features. By utilizing Chapter 144 of the Town Code, and by complying with Phase II Stormwater Management Regulations, potential erosion and sedimentation impacts and other forms of non-point source pollution will be reduced.

A.3.
Impact on Air

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to air for the following reasons:

The adoption and implementation of the Comprehensive Plan will not in and of itself impact air quality. However, as a result of continued residential development and the expansion of commercial districts at the historic corners, minor adverse impacts to local air quality can be anticipated. These impacts will not be of a type or magnitude that will adversely impact human health or the environment. The implementation of the Comprehensive Plan will have the effect of improving air quality by reducing density, limiting land disturbance, and protecting open space. 
A.4.
Impact on Plants and Animals

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant impacts to plants and animals for the following reasons:

The adoption and implementation of the Comprehensive Plan will not in and of itself impact plant and animal resources located within the Town. However, where new development is proposed, existing vegetation will be removed and some wildlife may be displaced. 

The Comprehensive Plan recommends several methods for limiting the potential adverse impacts of development on plants and animals.  As described below, many of these recommendations will be implemented through the future adoption of zoning and subdivision amendments.  Further, future land development applications that have the potential to effect plants and animals will be required to comply with the Town’s land use and environmental regulations and SEQRA.

Recommendations incorporated within the Comprehensive Plan that relate to the protection of plants and animals include, but are not limited to mandating conservation subdivision design, the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres, and continuing to work with local and regional environmental organizations to develop strategies for protecting biodiversity. Additional information regarding these recommendations and how, when implemented, they will reduce impacts to plants and animals is provided below.

1. The Plan recommends requiring conservation subdivision design for certain size subdivisions. The recommendation for requiring conservation subdivision design is described in the above section, “Impact on Land.” The Town can use the open space set aside required under future conservation subdivision regulations to develop a network of conserved lands that can act as a wildlife corridor and aid in the preservation of plants and animals.
2. The Comprehensive Plan recommends the rezoning of the current R-1 (1du/acre) and R-2 (2 du/acre) Zoning Districts to 1 home per 3 acres. This recommendation is described in the above section, “Impact on Land.” The rezoning of the R-1 and R-2 Zoning Districts to RR (1 home per three acres) will reduce the amount of physical land disturbance and reduce overall density, both of which will reduce impacts to plant and animal habitat.
3. The Plan recommends that the Town continue to work with local and regional environmental organizations to develop strategies for protecting biodiversity. Beginning in 1999 and continuing to the present, the Town has partnered with the Towns of Cortlandt, New Castle, and Yorktown to review the biological resources of the region. These four Towns commissioned a study by the Metropolitan Conservation Alliance (MCA), which resulted in the Miller, N.A. and M.W. Klemens “Croton-to-Highlands Biodiversity Plan, Balancing Development and the Environment in the Hudson River Estuary Catchment,” 2004. This Plan describes the need to preserve core habitats and secondary habitats connecting them to allow for continued biodiversity in the face of increasing development.  

The Comprehensive Plan recommends that information emanating from the Croton-to-Highlands Biodiversity Plan, prepared by the MCA, and guidelines provided by the Hudsonia Institute, be used to identify and consider methods of natural resource protection throughout the Town. The Comprehensive Plan supports and endorses the findings of the Croton-to-Highlands Biodiversity Plan and many of the recommendations of the Comprehensive Plan help to achieve the biodiversity goals and recommendations within the Croton-to-Highlands Biodiversity Plan. Amended zoning and subdivision procedures will incorporate appropriate mechanisms for assessing biodiversity impacts early in the project review process.  The implementation of the above recommendation will require land development to avoid habitat fragmentation and damage and will preserve the Town’s ecological integrity.
In addition to the Comprehensive Plan recommendations and contemplated zoning code amendments described above, land development applications before the Planning Board will continue to be required to request information form the New York Natural Heritage Program (of the NYS Department of Environmental Conservation Division of Fish, Wildlife and Marine Resources) regarding endangered, threatened, and rare species that are known to occupy or are in proximity to the project site.  This investigation will occur during project specific SEQRA evaluations and may lead to detailed habitat studies and biodiversity assessments which will be used to properly protect plant and animal species.
A.5.
Impact on Agricultural Land Resources

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to agricultural land resources for the following reasons:

The adoption and implementation of the Comprehensive Plan by the Town will not adversely impact the agricultural resources in the Town. The Plan supports current agricultural activities and suggests the promotion of local agriculture through education, promotion of agri-business and agri-tourism, encouragement of farmer’s markets, and the establishment of a buy local program.

The Comprehensive Plan recommends the promotion of agriculture as a land use by allowing agriculture as a permitted use in the Rural Residential (RR), Conservation (CD), and Preservation (PD) Zoning Districts. The Plan also recommends that the Zoning Code be amended to comply with the Agricultural Districts Law, by providing a separate expedited process for the approval of farm operations located with agricultural districts. From a fiscal perspective, the Comprehensive Plan identifies that, on average, it costs $1.15 to provide services for every dollar raised from residential land uses. By comparison, for every dollar paid in property taxes for farmland or open space, it costs the community, on average, $0.28 for services to this land.

A.6.
Impact on Aesthetic Resources

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to aesthetic resources for the following reasons:

The adoption and implementation of the Comprehensive Plan will not in and of itself impact aesthetic resources because it does not directly authorize any particular development project. The intent of the recommendations found in the Comprehensive Plan is to enhance the aesthetic resources in the community. Protection of community character in both the developed and undeveloped areas of the Town is an important goal of the Plan. Several recommendations assist in protecting community character including the development of design guidelines, the preservation of scenic roads, the rejuvenation of the Advisory Board on Architecture and Community Appearance (ABACA), and ridgeline protection. In addition, the Plan recommends gateway enhancement, infill and redevelopment in developed areas of the Town, the use of conservation subdivision design, and a focus on compact development within the historic corners, In addition, the Plan recommends that a Master Plan for Oregon Corners be prepared to address specific issues at Oregon Corners, including aesthetics and design. Additional information regarding these recommendations and how, when implemented, they will enhance the aesthetic value of the Town is provided below. 

1. The Comprehensive Plan recommends that the Town improve the character and aesthetics of Oregon Corners, and other historic corners, by developing design guidelines for new and infill commercial/mixed-use development. These guidelines will be administered by the Planning Board and will include provisions for building placement, location of off-street parking, exterior building materials, landscaping, lighting, and signage.  Existing structures within these designated areas will not be required to comply with these guidelines; however, as new and infill development takes place, the Planning Board will apply the design guidelines to improve the aesthetics of Oregon and the other historic corners.  
2. The Plan promotes the preservation of scenic roads. Putnam Valley is fortunate to have an extensive network of Town, County, and State roads that have scenic value and that contribute to the Town’s rural character. Although these roads are a tremendous asset to the Town, they are not technically designated as scenic corridors and there is no known strategy in place to protect their integrity. The Comprehensive Plan recommends that since the Town does not have control over what ultimately happens to County and State roads, such roadways should be designated as scenic roads by the Town and if significant modifications are proposed to County and State roads within Putnam Valley, that the Town should become involved in the planning process and make any concerns it may have known to County and State decision makers.
3. The Plan recommends that the Town reconsider the role of the Advisory Board on Architecture and Community Appearance (ABACA). Article VI of the Putnam Valley Town Code provides for the establishment of the ABACA, specifies the type of applications that are to be referred and reviewed by the Board, and provides some general review criteria. 
Members of the ABACA have raised concerns about the existing ordinance and have stated that recommendations provided to referring Board’s and departments have not been seriously considered. The Plan recommends that a revised ordinance be prepared that addresses concerns raised by both members of the ABACA, the Planning Board, and the Building Department. The new ordinance will require ABACA’s review for specific applications, require that the ABACA meet regularly, require that the ABACA include the applicant in its application process, outline procedures for the ABACA and the referring agent to follow, and require the referring agent to provide findings if recommendations provided by the ABACA are not enforced. By implementing the above recommendation, the Town hopes to reduce uniform, dissimilar, and poor quality design in the exterior appearance of new and altered buildings in Town. 

4. The Plan recommends that the Town strengthen zoning regulations that address the protection of steep slopes and ridgelines. As described under “Impact on Land,” it is anticipated that a Ridgeline Protection Overlay Zone will be developed and will prohibit development within a certain distance from the crest of important ridgelines throughout the Town. Further, development standards will be drafted to reduce the visual impact of land development that takes place below the no-build zones. The Ridgeline Protection Overlay Zone will minimize structural intrusions upon the visual landscape, preserve the important aesthetic, scenic, and ecological character and nature of higher elevation areas and prominent ridgelines, and will help to maintain the rural character and scenic beauty of the Town.

A.7.
Impact on Historic and Archeological Resources

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to historic and archeological resources for the following reasons:

The adoption and implementation of the Comprehensive Plan by the Town will not negatively impact historic and archeological resources in the Town. The Plan recognizes the importance of these resources and calls for a town-wide inventory of historic and cultural resources. In addition to the recommendations discussed below, future zoning amendments will include a conservation subdivision design approach for residential development. This approach will allow the flexibility to locate development in a manner that protects historic or archeological resources on the site. Further, as part of its SEQRA evaluation, the Planning Board will continue to require applicants to request information from the Office of Parks, Recreation and Historic Preservation regarding State and nationally listed historic resources and archeological preservation. Additional information regarding these recommendations and how, when implemented, they will reduce impacts on historic and archeological resources is provided below.

1. The Plan recommends the creation of a town-wide inventory of historic and cultural resources. Although several sites within the Town have been identified as eligible for inclusion, the National/State Register of Historic Places lists only two historic sites within the Town of Putnam Valley, the Taconic State Parkway and the Tompkins Corners Methodist Church (located at the intersection of Peekskill Hollow Road near Wiccopee Road). The Comprehensive Plan recommends the initiation of a town-wide inventory of historic and cultural resources, including gristmills, stonewalls, and stone chambers. The inventory will identify significant historic properties and sites and will also identify sites that have been listed and properties that are eligible for listing on the National and State Registers of Historic Places.

It is anticipated that this work will be completed by a group of volunteers and that this inventory will lead to the overall protection of the historic and cultural resources that exist throughout the Town. 

A.8.
Impact on Open Space and Recreation

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to open space and recreation  for the following reasons:

The adoption and implementation of the Comprehensive Plan by the Town will have a positive impact on open space and recreation in the Town. In addition to the Plan recommendations described below, the Plan suggests that the Town determine the potential build-out of the Town Park and future recreational needs, recommends that the Town develop mechanisms for creating and funding recreational trails, and promotes the use of existing trails within the Town. Further, through the Planning Board subdivision approval process and in an effort to contribute funds to the future recreational needs of the community, the Town will continue to require applicants to contribute a sum of money in lieu of parkland to its recreation fund. The Town’s recreation fee is currently $5,000 per lot and assists with the future recreational needs of the Town. 

1. The Plan recommends that the Town require conservation subdivision design. This recommendation is described in the above section, “Impact on Land.” Future amendments to the Zoning Code will include provisions for conservation subdivision design and will include an open space set aside requirement. The existing cluster provisions require a 30% open space set aside; however, future conservation subdivision regulations will require a larger open space set aside. A perpetual conservation easement restricting development of the open space will be required.
2. The Comprehensive Plan recommends the establishment of an Open Space Committee to assist in retaining and protecting the Town’s unique environmental features and natural resources. The primary mission of the Committee would be to define, inventory, and evaluate the Town’s priority open space resources and work with the Putnam Valley community to recommend and promote a plan for the protection of these resources. The Committee would have the responsibility to identify land that may be acquired (through purchase, lease, easement, etc.) for conservation, open space, recreation, and related purposes and to make recommendations for its purchase. The committee would provide advisory information to the Town Board as requested and would have no regulatory powers. No specific implementation measures are currently proposed; therefore, no impacts will result.
3. The Comprehensive Plan recommends the development of a “Lands of Conservation Interests Map.” The map will build upon the mapping that was completed as part of the Comprehensive Plan initiative and will focus on the undeveloped parcels in Town. The map will identify critical natural and recreational resources and the remaining open lands that require the community’s careful stewardship. No specific implementation measures are currently proposed; therefore, no impacts will result.
4. The Comprehensive Plan recommends that the Town consider exploring avenues for the purchase of land as open space and parkland. More information will be needed before the Town is ready to determine the best approach for funding such a program. Important considerations will include the approximate amount of land to be protected, the anticipated total cost of protecting this land (through fee simple acquisition and/or conservation easements), the availability of grant funds from governmental agencies and private foundations, the average cost to Town taxpayers, and the fiscal costs and benefits associated with such an initiative. No specific implementation measures are currently proposed; therefore, no impacts have been identified.
A.9.
Impact on Critical Environmental Areas

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to Critical Environmental Areas for the following reasons:

According to the New York State Department of Environmental Conservation, there are no Critical Environmental Areas within Putnam Valley; therefore, the adoption and future implementation of the Comprehensive Plan by the Town will have no impact on such areas. 

A.10.
Impact on Transportation

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to transportation for the following reasons:

The adoption and future implementation of the Comprehensive Plan will not negatively impact transportation systems in the Town. Although the inclusion of additional commercially zoned parcels at Crofts Corners, Adams Corners, Oscawana Corners, and Tompkins Corners may generate additional vehicle trips to the area and to the surrounding road network, this increase will be offset by residential density controls recommended in the Comprehensive Plan. For example, the build out analysis estimates the number of potential new units under the existing zoning ordinance to be 760 units. If new zoning is adopted that is consistent with the recommendations of the Comprehensive Plan, it is anticipated that these new regulations would allow approximately 600 units. When compared to the potential new units under the future zoning ordinance, a net reduction in approximately 160 single-family detached units translates to a reduction in approximately 162 vehicle trips per peak hour generated by new residential development. The expansion of commercially zoned areas at the Town’s historic corners is not expected to adversely affect transportation systems. It is expected that fewer vehicle trips will result from new commercially zoned land compared to the number of trips that would be generated by full residential build out under the existing zoning ordinance.  For example, if the newly zoned commercial lands resulted in the construction of 100,000 sq. ft. of office space, that new construction would generate 149 vehicle trips per hour. Additional information regarding these recommendations and how, if implemented, they will impact transportation is provided below.

1. The Plan recommends the establishment of a maximum development density of 1 home per 3 acres and recommends that the buildable area requirements be redefined. This recommendation is described in the above section, “Impact on Land.” The rezoning of the R-1 and R-2 to RR (1 home per 3 acres), recommended changes to the Town’s buildable area requirements, and other regulations that will have the effect of reducing residential growth and will reduce the number of potential vehicle trip ends.
2. The Plan recommends a new hamlet with commercial and mixed uses at Crofts Corners. Future commercial and mixed uses will be accessed from Oscawana Lake Road (County Route 20), Church Street (County Route 22), or Cimarron Road. Given the small amount of land involved (approximately 30 acres) with this new hamlet and the limited infrastructure in place, a modest increase of commercially zoned land at Crofts Corners will not negatively impact the level of services of any of the above-named streets. If, for example, Crofts Corners was built out to include a 2,000 sq. ft. antique store, 4,000 sq. ft. office, 3,000 sq. ft. restaurant, 3,000 sq. ft. clothing store, and included 12 apartments over commercial space, an additional 64 vehicle trips would be added to the PM peak hour. Further, individual land development projects will be required to comply with the SEQRA and the approving authority will evaluate traffic impacts associated with each project.
3. The Plan recommends that the Neighborhood Commercial (CN) Zoning District boundary be adjusted. It is anticipated that approximately 40 tax parcels or 120 acres of land in proximity to one of the Town’s historic corners could be zoned from residential to commercial. Given the small amount of land to be rezoned from residential to commercial, a modest increase of commercial uses in Town will not negatively impact the surrounding road network. For example if 20,000 sq. ft. of office space, 20,000 sq. ft. of retail space, and 10,000 sq. ft. of restaurant space resulted from the rezoning of 120 acres to CN, an additional 173 vehicle trips would be added to the PM peak hour, which will not overburden the existing road network. Further, individual land development projects will be required to comply with the SEQRA and the approving authority will evaluate traffic impacts associated with each project.
4. The Plan recommends that a third commercial/mixed-use zoning district be created along Morrissey Drive. With the exception of those Lake Peekskill Residents that do business on Morrissey Drive, the ingress and egress to the existing and future businesses on Morrissey Drive will continue to be from Oscawana Lake Road, which is a County owned and maintained thoroughfare. Given the total acreage involved within this future district, the individual parcel sizes (ranging from .08 acres to 2 acres), and the topographic constraints known to occupy the area, the rezoning of approximately 1,115 linear feet of Morrissey Drive will not negatively impact the surrounding road network. 
5.  The Comprehensive Plan recommends that the Town re-examine its street specification requirements and consider adopting rural street design standards. The Town’s current street specifications require that each new street be 22 feet wide, curbed, and have a grade of no more than 8%. These standards are more typical in suburban areas and are not consistent with the Town’s mountainous terrain and rural atmosphere. Not only does the Town’s current street specification result in streets that look out of place, wider streets increase stormwater runoff and curbing results in less innovative stormwater design abilities and impacts reptile and amphibian crossings. Amendments to the Town’s street specifications are not proposed at this time and will need to be further discussed with the Highway Superintendent and Town officials. 
A.11.
Impact on Energy

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to energy for the following reasons:

The adoption and future implementation of the Comprehensive Plan by the Town will not have a significant impact on energy consumption. While additional commercial and residential development may increase energy usage, if zoning amendments are adopted that are consistent with the Comprehensive Plan, approximately 160 fewer residential units would result. Further, the plan identifies ways in which energy consumption can be reduced for commercial and residential buildings that are constructed. Additional information regarding these recommendations is provided below.

1. The Comprehensive Plan recommends that the Town work with the New York State Energy and Research Development Authority (NYSERDA) to determine options, including grant funding, for more energy efficient systems for both Town and privately owned buildings.
2. The Plan encourages LEED standards for new development and redevelopment of buildings and sites in the Town. The Leadership in Energy and Environmental Design (LEED) Green Building Rating System is the national standard for developing high-performance, sustainable buildings. Participation in LEED is voluntary. The Comprehensive Plan recommends that LEED information be provided to builders through the Building Department and also describes methods in which the Town could encourage builders to construct new buildings to meet LEED standards. 
3. The Comprehensive Plan recommends that the Town encourage new development to meet energy efficiency standards by providing the latest energy efficiency rating system guidelines to the Building Department for distribution to potential developers and builders.
A.12.
Noise and Odor Impacts

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse noise and odor impacts for the following reasons:

The adoption and future implementation of the Comprehensive Plan by the Town will not result in increased noise and odor impacts. While the construction of new commercial and residential buildings will result in temporary construction related noise, the rezoning of the R-1 and R-2 Zones to RR (1 home per 3 acres) and other contemplated zoning amendments that tend to reduce residential growth will help in maintaining ambient noise levels. Further, the Comprehensive Plan recommends revisions to the Town’s noise ordinance and the implementation of new blasting regulations. Additional information regarding this recommendation and how, when implemented, it will reduce noise and odor impacts is provided below. 

1. The Comprehensive Plan recommends that Chapter 82, Noise, of the Town Code be amended to properly protect against excessive noise and to protect the public health, safety, and welfare of the residents and business owners in Town. In July of 2007, the Town amended Chapter 82 to expand quiet hours and to restrict activities which hammer, crush or shatter rock and other activities during daylight hours.
The Plan also recommends that the Town adopt blasting regulations. Given the topography constraints throughout the Town and the fact that the remaining vacant lands are becoming more and more constrained, the Town has become increasingly concerned regarding ongoing blasting activities related to land development applications. Future blasting regulations will likely require a blasting permit to be obtained from the Code Enforcement Officer, require a pre-blast survey to be conducted within 500 feet of the parcel on which blasting is to occur, provide for notification requirements, require liability insurance to be submitted, regulate hours of operation, and provide for certain best management practices. 

It is anticipated that the revisions to Chapter 82, Noise, and regulations pertaining to blasting operations will improve the public health, safety, and welfare of the Town’s residents and business owners. 
A.13.
Impact on Public Health

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to public health for the following reasons:

The adoption and future implementation of the Comprehensive Plan will have a positive impact of public health. The improvement of drinking water resulting from the Plan’s implementation, the improvement of pedestrian mobility at Oregon Corners, the development of new and the promotion of existing recreational trails, and new noise and blasting provisions will all serve to improve public health. 

A.14.
Impact on Growth and Character of Community or Neighborhood

The Town of Putnam Valley Town Board finds, upon due consideration of the Draft and Final GEIS, and information derived from other documents and public meetings during the course of this SEQRA review, that the proposed action will not result in significant adverse impacts to growth and character of the community or neighborhood for the following reasons:

The impact on community character will be positive. Long time residents and more recent residents are drawn to the Town because of its high quality of life and rural character. The intent of the Comprehensive Plan is to protect those factors that make Putnam Valley an attractive place to live and work. The Plan achieves this through a balanced approach that focuses development in specific locations, conserves open spaces, and encourages economic development. In addition, the Plan considers the fiscal responsibility associated with its recommendations. By focusing commercial development that is appropriately scaled and designed in the historic corners for example, the Town can expand its economic base while maintaining the character of its less developed areas. The use of conservation subdivision design can also serve to protect community character while allowing for continued residential growth.

Future zoning amendments will include illustrative design guidelines for the historic corners. These design guidelines will address concerns raised during the comprehensive planning process about the aesthetic quality of development and its impact on community character. The guidelines will provide the Planning Board and potential applicants with a better understanding of what is desired in terms of new commercial and mixed-use development at the historic corners. Additional information regarding these recommendations and how, when implemented, they will improve the growth and character of the community is provided below.

1. The Plan recommends a new hamlet with commercial and mixed uses at Crofts Corners.  Crofts Corners is an attractive place for new mixed-use development for a number of reasons. The area is proximate to Town Hall, is located at the intersection of two well maintained County roads, and possesses few environmental constraints. This area is currently located in the R-3 Zoning District; however, adjacent parcels where the Town Hall, Town highway garage, and fire station are located, are zoned Neighborhood Commercial (CN). 
The rezoning of this area is not intended to be expansive and therefore will not adversely impact surrounding residential uses. It is anticipated that approximately 30 acres (approximately 15 parcels) would be rezoned from residential to Neighborhood Commercial (NC), which is an existing zoning classification within the Town. It is the intent of this District to maintain and allow for appropriately scaled commercial development and a mix of uses that are designed to be consistent with the design guidelines that will be prepared as part of the Plan’s implementation. 

As is the case in more than 90% of the Town, this area is not serviced by a central water or wastewater system and, in the short term, it is expected that future development at Crofts Corners will continue to use individual wells and septic systems. It should be noted that well yields in this area are known to be outstanding and a future municipal system in this area is feasible. The Town and its consulting Hydrologist continue to work toward developing a municipal water system and water district in this area. 

2. The Plan recommends that a third commercial/mixed-use zoning district be created along Morrissey Drive. Parcels located along Morrissey Drive are currently zoned Community Commercial (CC-2). Morrissey Drive serves as the main thoroughfare into Lake Peekskill and is surrounded by residential neighborhoods. Commercial uses in this area should be aesthetically pleasing and future development or redevelopment in this area should contribute to an appropriate gateway to Lake Peekskill and the surrounding neighborhoods. These uses should be compatible with the surrounding residential area while benefiting from the more concentrated commercial uses at Oregon Corners. This concept is not new for this area; the Town’s current 1990 Master Plan provides for a similar recommendation regarding its use and proposes a connection to Oregon Corners. 

The Comprehensive Plan recommends that Morrissey Drive be rezoned to promote low impact mixed commercial and residential development. The Plan recommends that apartments be located over commercial uses and future commercial uses in this area should not impact the surrounding residential neighborhoods and should complement the hamlet of Oregon Corners. Design guidelines will likely be developed for this area in connection with the Plan’s implementation so that attractive development or redevelopment and good site design will be incorporated into its future growth. 

It is anticipated that the commercial district to encompass Morrissey Drive will include approximately 22 tax parcels and approximately 8 acres of land, starting from Oscawana Lake Road and including portions of Morrissey Drive. This area includes 4 vacant parcels, 7 parcels that currently contain a residential use, 5 commercially used parcels, and 5 parcels that are more industrial in nature. The 22 parcels that would be rezoned have a total assessed value of $5,510,100 and contribute approximately $116,648 to property taxes ($16,915 in Town tax and $99,732 in school tax). It is anticipated that if these parcels were to be developed with commercial/mix uses, the total assessed value and therefore tax benefit to the Town and School District would increase. 

3. The Plan recommends that the Neighborhood Commercial (CN) Zoning District boundary be adjusted. It is anticipated that approximately 40 tax parcels or 120 acres of land in proximity to one of the Town’s historic corners could be zoned from residential to commercial. The Plan also recommends that design guidelines be developed for the historic corners in Town. The guidelines will articulate broad design principles and will identify appropriate signage, lighting requirements, and will require landscaping and buffer areas to improve the aesthetics of these uses so that new commercial development is consistent with the rural character of Putnam Valley. 
4. The Plan encourages greater housing diversity through its inclusion of the Town of Putnam Valley Housing Plan. The Town’s existing Zoning Code allows for multifamily residential development in the R-1, R-2, and LP Zoning Districts. The current Code also allows for accessory apartments, by special use permit, within the CD, R-1, R-2, R-3, and LP Zones. In addition, residential units above commercial establishments are currently permitted within the CN, CC-1, and CC-2 Zoning Districts. 

Although the Town has had a multifamily housing law in place for several decades, the majority of the housing stock (92.1%) in Putnam Valley consists of single-family detached homes. In the past 12 years, 14.7% of new units that received building permits have been multifamily units. All of these multifamily units, 64 in total, are part of one condominium development known as Highfields, which is connected to the Town’s sole sewer system. There are also more than 126 known accessory apartments in the Town. The Town’s topographical, environmental and infrastructure constraints are a likely reason that there are more accessory apartments than multifamily units.

New York State does not have a comprehensive affordable/workforce housing policy or plan.  But the decision of the State’s highest court in Berenson v. Town of New Castle and subsequent cases mandate local provisions for contributing to regional needs for affordable housing. This court case and its applicability to multifamily housing are discussed within the Housing Plan.

It is anticipated that with the adoption and implementation of the Comprehensive Plan, the Town will conform with the Berenson requirements by creating a range of residential densities and housing types that afford residents and employees of Putnam Valley and their families the opportunity to reside in Town while still be cognizant of the Town’s environmental constraints and infrastructure limitations. 

The implementation of the Comprehensive Plan is expected to preserve the Town’s existing patterns of development as well as its natural environment by directing development into the areas most characteristic of those patterns.  The Plan has been designed to promote commercial activities in the existing hamlets, and to reduce land-consumptive development in the rural sections of the Town.  By preserving substantial opportunities for affordable housing through multifamily housing and the allowance of accessory apartments and ECHO units, future legislation will promote a diversity of housing stock. It is anticipated that new legislation prepared to implement the Comprehensive Plan will provide for more multifamily housing opportunities than would the existing zoning laws.

B. Alternatives Considered

The Town of Putnam Valley may adopt the Comprehensive Plan as proposed. Alternatively, the Town may adopt the Comprehensive Plan with changes. A third alternative action is to not adopt the Comprehensive Plan. The third alternative might also be referred to as the “no action” alternative. 

The Town Board finds that the adoption of the Comprehensive Plan as proposed will provide the most appropriate balance of properly scaled growth and economic development, open space and natural resource protection and recreational opportunities, as well as enhancement of community character. The importance of this balance has been expressed by Town residents and is reflected in the vision and goals of the Plan. This preferred alternative will further the Town’s goals and assist the Town in taking the necessary steps to achieve its vision. 

Adoption of the Comprehensive Plan with changes, while an alternative that the Town has considered, is not the preferred alternative. The Town and the Comprehensive Plan Review Committee (CPRC) have reviewed and evaluated numerous alternatives to many of the recommendations which are reflected in the Comprehensive Plan and have devoted a significant amount of time and energy into developing a plan that reflects the needs and desires of all residents. The Plan represents the results of an extensive public involvement process. To the greatest extent possible, the Plan as proposed provides a balance of resident needs and desires. Alterations to the Plan at this time may upset the balance that has been achieved.

The no action alternative would not further the Town’s goals and would fail to assist the Town in achieving its full vision for the future. Further, the Comprehensive Plan being considered for adoption builds upon studies completed over the last two decades, such as the 2002 Comprehensive Plan update, 2003 Town-wide survey, and 2005 Housing Plan, none of which were ever adopted by the Town Board. While existing federal, State and local regulations could be sufficient to protect natural and cultural resources, the benefit of the Comprehensive Plan is that it suggests a manner in which the Town can grow, while still enhancing community character and protecting the Town’s valuable resources. This delicate balance can only be achieved through a deliberate and collaborative planning process. The absence of a plan, a program for implementation, and future zoning and subdivision regulations will place the Town in a position of reacting to development instead of being proactive in its efforts.

C. Future Actions

The Draft GEIS, Final GEIS, and this Findings Statement have been developed to examine both the adoption and the implementation of the Comprehensive Plan (i.e. future zoning and subdivision regulations). To the degree that future zoning and subdivision regulations are consistent with the GEIS and this Findings Statement, the Town’s SEQRA obligation shall be satisfied. The Town Board shall have the responsibility to determine if said zoning and subdivision laws are consistent with the GEIS and this Findings Statement. If the proposed zoning and subdivision laws are found to be inconsistent with the SEQRA documentation completed for the Comprehensive Plan, the Town Board shall either amend the proposed laws to be consistent, prepare Parts 1, 2, and 3 of the Full Environmental Assessment Form, or prepare a Supplemental GEIS in accordance with NYCRR Part 617.

D. Conclusions

The Town Board finds and certifies that:

1) The Town Board has given due consideration to the Draft and Final GEIS, and information derived from other documents and public meetings held during the course of this SEQRA review process; and

2) This Findings Statement has been prepared pursuant to and as required by 6 NYCRR Part 617. The requirements of 6 NYCRR Part 617 have been met; and

3) Consistent with social, economic and other essential considerations from among the reasonable alternatives available, the proposed action assessed in the Draft GEIS, Final GEIS, and this Findings Statement, avoids or minimizes adverse environmental impacts to the maximum extent practicable, and that adverse impacts (if any) will be avoided or minimized to the maximum extent practicable by incorporation as conditions to the decision those mitigative measures that were identified as practicable; and

4) A copy of this Findings Statement shall be filed with all Involved and Interested Agencies, and all parties requesting same, as required by law.
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