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3.8 Land Use

3.8.1 Existing Land Use

Over the past several years, the Town of Woodbury and the hamlets of Central Valley and
Highland Mills have developed gradually and are characterized by a number of uses
including residences, locally owned businesses, professional offices and some industrial
and heavy commercial uses, as well as community facilities, schools, libraries and houses of
worship (See Figure 13, Existing Land Use)."?

The growth rate of the population and households has a direct impact on the Town'’s land
use patterns. Increasing numbers of single family homes and commercial developments
outside urban areas has required conversion of farmland and open space into other uses.
In order to preserve the remaining open space and other important resources, Woodbury
needs to develop growth management strategies that will encourage sustainable
development for future generations.

A review of the Town’s existing conditions, needs, problems, and opportunities helps to
define the important issues to be addressed in Woodbury's Master Plan. The land use plan
pertinent to the study area is the Town of Woodbury Master Plan which serves as the basis
for much of the present zoning in the Town.*® In addition, the Woodbury Master Plan, the
proposed draft of Woodbury’'s Comprehensive Plan, Orange County’s Comprehensive Plan,
Cornwall's Comprehensive Development Plan, New York-New Jersey Highlands Regional
Study, Highlands Conservation Act and the Southeastern Orange County Traffic and Land
Use Study have been consulted to evaluate the proposed project in light of existing land use
plans for future development in the area.

The adjacent land uses to the project site already exists as an R-3A, R-2A, R-1A, and C-R
zoning districts. The project site is bordered by various existing land uses, which are
identified on Figure 13, Existing Land Uses. The northerly parcel (3-1-11) is adjacent to an
Agricultural District, it is not anticipated that the project will impact farming or agricultural
opportunities, since the parcel will be dedicated as open space. The tract of land bordering
the eastern portion of the site belongs to West Point Military Academy and is identified as
Section 32, Block 1, Lot 1, which comprises of 2,640 acres and designated as R-3A. The
land to the south of Legacy Ridge is in the R-1A and R-3A zoning district. The land
bordering the Westerly portion of the site has mixed land uses, ranging from vacant land, R-
1A and corridor residential (CR).

The development pattern is consistent with the permitted uses for the zone, as it proposed
single family detached housing. Further, the CCDOD local law requires that the Planning
Board, in its review, use the bulk regulations for the zone of the parcel as a guideline, except
for minimum lot size. The minimum lot size for a parcel designated for development under
the CCDOD law in the R-3A zone is that which is permitted under the R-2A zone. For
parcels in the R-2A zone, the minimum lot size is that which is permitted under the R-1A
zone. Therefore, under the Preferred Plan, if the Legacy Ridge parcel is re-zoned to R-2A,
the minimum lot size, where central water and sewer are provided, is 30,000 s.f. Of the
proposed 287 lots, only 65 lots are less than 1 acre. As no lots are smaller than 30,000 s.f.,
the lot layout under the Preferred Plan is consistent with the dimensional requirements of
the CCDOD.

121988 Town of Woodbury Master Plan.
13 1988 Town of Woodbury Master Plan.
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Town of Woodbury Master Plan

The Town of Woodbury’'s Master Plan, adopted March 3, 1988, and is a statement of what
the Town considers to be its long range goals and the policies and programs necessary to
achieve those goals. The Plan provides a basis for establishing goals, as well as defining
the various options that result in the agreed upon development policies and plan. Land use
categories include the following elements: residential development, economic development,
natural environment, community services and facilities, and transportations systems.**

The preferred action is consistent with the Town’s Master Plan. The subject property is
shown on the proposed land use map within the “Open Residential” category with a
recommended density of approximately one dwelling unit per 4 acres. It is immediately
adjacent to areas of suburban density, with a density of 1 dwelling unit per acre.™

The Master Plan supports both conventional subdivisions and cluster subdivisions, with the
ability of that subdivision to provide sufficient water supply and sewage treatment facilities.
Under the proposed clustered development water and sewage would be provided by the
Project Sponsor, but not under conventional subdivision standards. The subject property
meets the standards for such designation. The subject property abuts the R-1A, R-2A, R-
3A and C-R zoning districts. Moreover, the Plan clearly endorses cluster development.

The overall plan concepts and major goals of the Town of Woodbury’s Master Plan are
listed in the following:

Goal 1

Preserve the semi-rural and suburban character of the Town, while accommodating
gradual development as a predominantly residential community and fostering
economic growth to balance the tax base and provide employment.

Goal 2

Preserve the existing housing stock and provide the opportunity for the development
of a variety of housing types to meet the needs of people at various stages of the life
cycle, various income and age levels, and household composition.

Goal 3

Preserve and enhance the quality of the Town’s natural environment, including its
visual quality; maintain and protect pastoral and open quality of outlying portions of
the Town.

Goal 4
Achieve a land use pattern that is sensitive to the limited indigenous water supply
and will not degrade the quality of subsurface water.

Goal 5
Strengthen and diversify the Town’s economic base as a means of stabilizing and
expanding the tax base.

Goal 6
Preserve the historic, cultural, architectural and archaeological resources of the
Town.

141988 Town of Woodbury Master Plan.
'3 |bid page 34-35.
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Goal 7

Insure efficient movement of people and goods within Woodbury, as well as into and
out of Town, in a manner that maximizes safety, maintains the integrity of residential
areas and limits congestion of hamlet areas.

Goal 8

Insure the provision of an adequate range of community facilities, services and
utilities to accommodate existing and future Town needs in a convenient and cost
effective manner and in a manner that will be consistent with overall Town Planning
goals.

Town of Cornwall Comprehensive Development Plan

The Town of Cornwall Planning Board prepared and adopted the Town'’s first master Plan in
1992 which included many land use policies and zoning recommendations that remain valid
today.’® As time passed by, the dynamics of the past twelve years placed the issues
identified in the 1992 Plan and the recommended goals and objectives in perspective.
Based on New York State Town law Section 272-a the Town felt it was in their best interest
to undertake comprehensive planning measures in order to create a more sustainable
future for the citizens of the Town. This resulted in the adoption of the January 2005
Comprehensive Development Plan. Also, at this time the Orange County Planning
Department finished the Comprehensive Plan, Strategies for Quality Communities, in
addition to the adoption to the adoption of the orange County Plan in April of 2003 and the
Orange County Open Space Plan in 2004.

e Senior Housing and Planned Adult Communities (PACs)

e Main Street Downtown Revitalization

¢ Open Space Preservation and Recreation, Trails

e Water and Sewer Services-Expansion

e Planned Industrial Office (PIO)/Commercial Development Areas
e Local Environmental Controls

¢ Residential Area Zone Modifications

e Commercial Area Zone Modifications

e Architectural Review

e Historic Preservation®’

The 1992 Master Plan and the 2003 Comprehensive Plan created objectives for several
different land use categories. The goals and respective objectives are now proposed as
follows: The 2005 Comprehensive Development Plan reviewed and evaluated these goals
and established recommendations to implement these goals. Components of these
recommendations of the 2005 plan as applicable are identified under each goal. The
complete recommendation language of the 2005 Comprehensive Development Plan can be
found in the Appendix 9.22.

'® Town of Cornwall Comprehensive Plan: Generic Draft Environmental Impact Statement. January 2005.
Town of Cornwall Comprehensive Plan January 2005.
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Land Use Goal

Allow for future development and the conversion of existing uses that will provide a
desirable diversity of land uses necessary to meet long-term population need as well
as the fiscal stability of the community.

Recommendations:

e Reconfigure the Conservation Planned Development, Planned Industrial
Office, and General Commercial districts to allow business establishment that
will complement existing land uses.

¢ Permit tourism-related uses where appropriate.
¢ Encourage residential cluster development to preserve sensitive areas.

Natural Resources Goal
Protect the diverse natural resources that have been bestowed upon the Town
including a non-degrading policy to water quality through the use of new
environmental regulations.

Recommendations:

e Adopt regulations identified in the Open Space Plan.

e Establish a Mountain and Conservation Residential District.
e Protect significant wildlife habitats.

e Ling the open space systems.

Economic Development Goal

Promote economic development in Cornwall that will expand the Town’s tax base,
retain its small town character and will provide existing and future residents with a
range of business, employment and employment opportunities.

Recommendations:

e Promote economic development that will expand the tax base while
maintaining the small town character.

e Market the “prestige community” qualities.
Transportation Goal
Provide a variety of motor vehicle, rail and bicycle/pedestrian transportation
alternatives in areas of existing and future housing and employment activity.

Recommendations:

e Develop bicycle/pedestrian trails.
e Improve parking in the downtown area.
e Provide safety improvements to existing roads.
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Utilities Goal
Provide public sewer and water in areas planned for additional medium density
residential and major non-residential development in support of the Land Use Goal.

Recommendations:

e Expand the water and sewer districts to allow appropriate residential and
commercial development.

e Ensure that existing facilities continue to adequately serve the intended
population.

Community Facilities Goals

Ensure that existing facilities continue to adequately serve population they are
intended to serve, and to provide new facilities in areas planned for future
development.

Recommendations:
e See above.
Aesthetic Resources Goal
Encourage existing and future development to complement the existing scenic
beauty of Cornwall.

Recommendations:

¢ Adopt Architectural Review procedures.
e Improve the streetscape in Downtown Cornwall.
¢ Ensure sufficient landscaping along public roadways.

Historic Resources Goal
Preserve and expand the Town’s cultural and historic resources which reinforce a
sense of identification and are objects of pride for Cornwall residents.

Recommendations:

e Complete the historic sites inventory and establish historic districts.
¢ Preserve the Town’s cultural and historic resources.
e Promote adaptive reuse of historic structures.

Given the concern with housing affordability, an additional Goal is proposed for this
Plan Update as follows:

Housing Goal

Encourage residential development that will provide quality housing opportunities for
future and present Cornwall residents of all ages and income levels.
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Recommendations:

e Allow PAC's in the PRD district.

e Permit density bonuses in multifamily residential projects that provide
affordable and senior housing.

Orange County Comprehensive Plan

In 2003 the County Legislature adopted a momentous update of the 1987 Orange County
Comprehensive Plan. The Plan includes recommendations on open space, recreation and
agriculture, among other topics. The Comprehensive Plan is a statement of what the
County intends to be its guidance document for “use by County, municipal and other
community leaders to provide a county-wide or regional context for decisions on how land
might best be used, developed or preserved and how financial, technical and infrastructure
resources might be effectively provided.”®

The 2003 Orange County Comprehensive Plan, Strategies for Quality Communities, is
intended to provide a county-wide or regional context for decisions on land use and
financial, technical and infrastructure allocation. The 2003 Plan is an outgrowth of the 1987
County Plan, which had included the subject property within its “Urban Concept”
designation. (See page 4 of the 2003 Plan) The 2003 Plan, instead, uses the concept of
“Priority Growth Areas.” The subject site is located in a Growth area, and located in
proximity to several “priority growth areas, i.e. (1) the Harriman/Monroe/Central Valley
transportation hub; (2) the interstate connection with the Thruway, and (3) within the shaded
growth area around those centers. (See Figure 101)

'8 2003 Orange County Comprehensive Plan, Strategies for Quality Communities.
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The Comprehensive Plan indicates, at page 9, that “Higher density residential development
and complementary civic, commercial and industrial development is preferred in the Growth
Areas.” The plan also recognizes that, “Areas where growth may be expected to be more
rapid are those which are located in close proximity to Routes 1-87, 1-84 and NY 17. (p.18)
The Plan anticipates that Woodbury is one of the Towns in the County where “much of the
residential development in the next twenty years will occur. (p. 30) (Other Towns include
Monroe, Chester, Warwick, Blooming Grove, Montgomery and New Windsor.)

The Plan encourages promotion of “a broad range of housing opportunities...” (p. 69). It
also encourages “adoption and utilization of techniques that couple housing development
with neighborhood preservation, revitalization and preservation of open space.” (p. 70) The
conservation cluster type of development being proposed for the subject property is one that
combines innovative layout, which minimizes grading and filling, with innovative house
design, which fits in with natural topography, with the preservation of significant amounts of
connected open space. The Plan specifically supports clustered residential subdivisions.
(p. 83-85)

The overall and major goals of the Orange County Comprehensive Plan are listed below:
Overall Goal: Open Space Environment

Conserve the County’s natural land resources in a sustainable, linked combination of
parks, open space, agricultural lands and waterfront.

Goal 1

Utilize and adequate maintain the County’s existing parks and strategically
acquire or facilitate the preservation of additional parkland, or prominent
vistas and develop facilities to meet the needs of all users.

Goal 2

Identify undeveloped areas of the County as appropriate for permanent open
space, establish acquisition priorities and conserve farmland to enhance the
open space character of the County as well as to diversify its economic base.

Goal 3
Utilize the active and passive recreation and open space potential of
waterfront resources.

Overall Goal: Residential Environments

For all built environments of the County- including residential, commercial, industrial,
institutional and recreational- utilize infill, redevelopment and new development
techniques which enhance the advancement of quality communities.

Goal 1
Secure the rural ambiance and community aesthetic of the County through
control of land use along its multi-purposed corridors.

Goal 2

Maintain the separate and distinct character of different segments of roadway
corridors.
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Goal 3
Preserve active and inactive rail corridors to enhance transportation,
economic development and recreation functions in the County.

Goal 4
Maintain existing and provide for future expansion of pedestrian and bike
trails and corridors in the County.

Overall Goal: Transportation Systems

Promote a multi-modal transportation network that meets the needs of all segments
of the County’s current and future population for intra- and inter- county travel, and
that adequately supports anticipated economic development. (Also see Section 3.7).

Overall Goal: Economic Development

Strengthen the economy in Orange County by attracting and supporting businesses
that will enhance the County’s economic base and provide jobs, tax revenues, and
an orderly and sustainable land use pattern that accommodates the best of the
County’s old economy while providing the attributes necessary to build the new
economy.

Goal 1

Enhance, support and maintain the County’s quality of life to attract an
educated, highly skilled and diversified workforce and high earning
businesses demanding a range of skills.

Goal 2
Build the foundation for a knowledge based economy to capture part of the
region’s share of the growth in technology and globally oriented businesses.

Overall Goal: Housing and Neighborhood Preservation

Promote a broad range of housing opportunities that meet the needs of all segments
of the County’s population, and ensure the maintenance and rehabilitation of the
County’s existing housing stock.

Overall Goal: Environmental Infrastructure Strategy

Encourage the provision of adequate utility systems that meet the needs of Orange
County residents and businesses while balancing the preservation and quality of the
County’s natural resources.

Goal 1
Provision of an adequate supply of high quality water in support of the
county’s residential and business community.

Goal 2

Ensure the availability of environmentally sound sewage treatment systems
and disposal techniques appropriate for different land development patterns
which serve existing development and provide sufficient capacity to
accommodate anticipated residential and business growth.
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Overall Goal 7: Historic and Cultural Resources Strategy

Identify, protect, and promote the County’s historical and cultural resources ensuring
their ability to enhance the sense of place and quality of life of county residents while
providing an important component of overall county economic development.

Goal 1
Preserve and promote the County’s historical heritage. Support and enhance
cultural values within the County.

Southeastern Orange County Traffic and Land Use Study

The Southeastern Orange County Traffic and Land Use Study started as a grass roots
attempt to address traffic and land use issues facing the southeastern portion of Orange
County in 1998."° After a few years of research and planning the Southeastern Orange
County Traffic and Land Use Study was produced in December 2004. The Study is an
Orange County and New York State Department of Transportation initiative to improve traffic
and land use conditions in the Monroe and Woodbury region of the County.?® A discussion
of traffic impacts from the proposed development is included in Section 3.7 above and in
Appendix 9.16.

The following land use scenarios were developed from comments and recommendations
from public visioning sessions in order to establish potential visions for future development:

Existing Zoning Full Zoning Build-Out Scenario

Development of existing vacant or underdeveloped parcels according to existing zoning
codes.

Village Center Scenario

Changing land use patterns to increase densities and expand the limits of villages and
hamlets in the study area while reducing the amount of developable land in the outlying
areas.

Reduced Density Scenario

Limit commercial development to the established business zones with no expansions
allowed the existing commercial boundaries. Reduce residential development by increasing
required lot sizes.

Infrastructure-Based Zoning Scenario

Increase the efficiency and frequency of the transit systems along with the improvements

that would facilitate multi-modal transit connections. A system of regional park-and-ride
facilities would be coordinated with new regional and intra-county transit services.

Zz Southeastern Orange County Traffic and Land Use Study. December 2004.
Ibid.
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New York—New Jersey Highlands Regional Study

The New York—New Jersey Highlands Regional Study was previously amended in 2002
from the original 1992 report. The report presents an alternative vision for the Highlands
that could be achieved by assisting private landowners in managing their natural resources,
helping communities manage growth, and preserving the most critical watersheds, wildlife
habitats, and forest areas.

The 2002 Update of the 1992 New York — New Jersey Highlands Regional Study embodies
the following goals for the term stewardship of the Highlands:

Goal 1
Manage future growth that is compatible with the region’s ecological constraints.

Goal 2
Maintain an adequate surface and ground water supply that meets the needs of local
and downstream users.

Goal 3
Conserve contiguous forests using management practices that are consistent with
private property rights and regional resources.

Goal 4
Provide appropriate recreational opportunities.

Goal 5
Promote economic prosperity that is compatible with goals 1-4.

Highlands Conservation Act

Congress has passed the Highlands Conservation Act which establishes a funding
mechanism for land acquisition within the mapped Highlands Region (See Figure 102,
Highlands Conservation Zone).?* The project site is located within the Highlands Region,
and therefore could be eligible to receive matching Federal funds (50%) for acquisition
within this program. This law supports the interests of municipal, county and state
governments, landowners and the public’'s efforts to protect open space, green acres and
water supplies in this critically important four state region. #

The program requires the Governor of New York to submit a list of proposed acquisitions
annually for review by the Secretaries of Interior and Agriculture for conformance with
Federal programs and criteria.

To be eligible, the landowner must be a willing seller.

Agricultural District

Legacy Ridge contains two parcels; the southern parcel (3-1-12.5 and 7-3-55), which will be
developed and the northern parcel (3-1-11), which will be dedicated as open space. The

2 pyblic law 108-421.
2 pyblic law 108-421.

256 HDR | LMS



Legacy Ridge at Highland Mills: Town of Woodbury June 15, 2006
Draft Environmental Impact Statement

northern parcel (291 acres) is adjacent to Orange County Agricultural District 1 (See Figure
103). Even though the northern parcel will remain undisturbed, it must be examined in order
to determine if any farming operations are within a close proximity.

Agricultural and Markets law governs farms and adjacent land uses in Section 305a of
Article 25AA of Agriculture and Markets law. Section 305-a requires that the Project
Sponsor prepare an Agricultural Data Statement consistent with the requirements of the
legislation and submit it to the Town of Woodbury Planning Board. Before the Planning
Board can issue subdivision or site plan approval, they must review the Agricultural Data
Statement for possible impacts of the project on functioning farm operations.
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3.8.2 Potential Impacts to Land Use

The proposed change in zoning from R-3A to R-2A would not adversely impact the adjacent
land use that remains R-3A, R-2A and R-1A. Potential impacts to the existing land use due
to the Legacy Ridge project would be confined to the site itself. The development pattern is
consistent with the permitted uses for the zone, and would not adversely affect the land
uses for adhering property owners. Legacy Ridge’s most important attribute regarding the
existing land use is that it reduces the environmental impact through the implementation of a
clustered layout.

Land uses adjacent to the northerly parcel are not anticipated to be negatively impacted by
the rezoning, as the northerly parcel is intended to be dedicated for open space. Land
values for those parcels adjacent to the northerly parcel may rise, as adjacency to open
space is a desirable amenity.

For the southern parcel, the land uses, and direct impacts will differ.

On its westerly side, the Legacy Ridge site is adjacent to the NYS Thruway. No impacts
from development of the site are excepted on the Thruway.

On the northerly and easterly edge, adjacent to Trout Brook Road, the project site will
impact a few existing houses. The project improvements will change conditions to the south,
east and west of those houses, however, views to the north will remain unchanged as the
northerly Legacy Ridge parcel will become dedicated open space lands.

Likewise, there are a few homes along Smith Clove Road, across the street from the Legacy
Ridge site. These owners may see a marked change on the Legacy Ridge parcel. However,
the southeastern portion of the property will remain in its existing condition as this corner is
dominated by an exiting wetland complex which will not be disturbed. As the site has been
zoned residential, and marketed for development for years, it is the opinion of the project
sponsor that development of the site can not be considered an unanticipated change.
Further, as the value of the homes on the Legacy Ridge site will exceed the value of the
average home in the Town of Woodbury, the existing nearby homes may see their property
values rise.

Along the southern edge, Legacy Ridge is bordered by the vacant “Audi” parcel to the
southeast. As the two parcels are separated by a large wetland, and there will be no
development on the Legacy Ridge parcel in the southeastern portion of the parcel, there is
likely little impact of one site to the other. Further to the west is the recently added Foxwood
parcel. As the Project Sponsor intends to keep this parcel as open space, instead of
allowing the approved single-family development to go ahead, the property owners adjacent
to the Foxwood parcel will see less disturbance than previously expected. The Romano
parcel, an approximately 9-acre parcel along the southern edge of Legacy Ridge with a sole
single-family home, will experience development along the shared border. This may
represent a significant change for this property owner, as the Legacy Ridge site has
heretofore been vacant. However, as noted above, due to the zoning of the site, it should
not be a surprise to see development on the site. Further, a minimum of a 50 buffer will be
maintained between the Legacy Ridge development and this parcel.
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There are several more homes which are part of the Skyline Drive development which back
onto the southern border of Legacy Ridge. It appears that in most cases, a significant buffer
of greater than 100 feet will be provided between their property line and development on
Legacy Ridge. This will serve to address any significant impacts as a result of development
on the Legacy Ridge site.

Town of Woodbury Master Plan

The project density is more than 2.5 acres per dwelling unit, significantly less than adjacent
Skyline and Valley Forge areas. This is slightly higher than the Open Residential
recommendation of 1 dwelling unit per 4 acres®, but clearly identifies the Legacy Ridge site
as a transition area from the adjacent Low Density Residential community. Further the
project site lies between Smith Clove Road and Pine Hills Road, east of the Thruway and is
therefore consistent with the area described as Low Density Residential in the Plan.?*

It is the opinion of the Project Sponsor that the project clearly meets the plan goal of keeping
increased density in areas with central water and sewer, by expanding and upgrading the
Town’s water and sewer systems and bringing central water and sewer to the Legacy Ridge
site.

Much of the data which exists on the impact of property values for properties surrounding
gated communities centers around two precepts:

1) In an urban setting, a gated community forces crime outside of the gated community,
raising crime levels there, and therefore reducing property values outside of the gated
community.?

Legacy Ridge is not set in an urban or high-crime area, and therefore this data does
not fit this site.

2) Data exists that property values do not increase outside of the gated community as
quickly as they increase inside the gates.?®

This is likely true, but does not address the concern that a gated community has a
negative impact on surrounding property values.

There are various factors which impact the appraised value of a property®’

neighborhood
location

proximity to schools
zoning

comparable sales
design

floor plan

23 1988 Town of Woodbury Master Plan, page 34 — 35.

 |bid page 34.

% Renaud Le Goix, The Suburban Paradise or the Parceling of Cities? -- An analysis of discourses, fears and facts about the
seprawl of gated communities in Southern California , UCLA International Institute, 8/25/2003.

% Michael LaCour, Little, and Stephen Malpezzi, Gated Communities and Property Values, June 10, 2001.

7 http://www.domusappraisals.com/fags. html#factors.
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A gated community, such as that proposed by Legacy Ridge is expected to have a positive
impact on surrounding property values in this setting as it provides a stable, attractive
neighbor, without significant negative impacts.

The Legacy Ridge parcel surrounds, on 3 sides, a 9- acre parcel identified as the Romano
parcel, with a Tax ID number of 7-2-1. The properties to the south of Legacy Ridge and this
parcel are zoned R-1A. Therefore, if the Legacy Ridge site is rezoned, this parcel will be the
sole remaining R-3A parcel. It is therefore conceivable that the parcel would be rezoned in
the future to R-2A to be consistent with the surrounding development pattern of R-1A and R-
2A. This could increase the development potential of this additional lot.

The following is a list of how the project maintains consistency with the adopted Plans.

Goal 1:

The Project Sponsor intends to construct an upscale residential gated community.
This development, with the provided open space buffers, being residential will
preserve the semi-rural character of the Town. The residents of the project will likely
shop in the vicinity of their residence, aiding the stability of area merchants.
Likewise, the positive fiscal impacts of the project will enable the Town to further
invest in programs which will both protect and enhance the Town’s resources.

Goal 2:

The Project Sponsor intends to create a community of high quality single family
homes. As such, the project will consist of 287 lots, which will vary in various
architectural styles and sizes in order to meet different income levels. This
development pattern will allow for an intermingling of ages within the project
consistent with the goals of the plan.

Goal 3:

For the benefit of the existing surrounding developments, the design of the
subdivision made use of extensive, well positioned buffers and preservation of open
space. Current environmental features include open space, incorporating the
streams and wetlands, fields and forests, and a few steep slopes with ridges
providing important view sheds. Approximately 319.07 acres will be developed for
residential units, while over 430 (+/-) acres of open space, acting as a visual buffer of
the project, will remain undeveloped. The proposed open space would provide a
buffer between this project and the adjacent neighborhoods and would also provide
mitigation for surface water runoff and contiguous pathways for wildlife.

Goal 4:

Legacy Ridge will be designed for central sewage services, the impacts to the
subsurface waters beneath the Legacy Ridge site will be significantly less than those
resulting from typical on-site individual septic systems.

e \Wastewater treatment facilities are regularly monitored for discharge
qguality. Septic systems can, and frequently do, go for years without being
tested or inspected. Failure can go un-noticed, but can impact subsurface
water quality conditions.

e \Wastewater treatment facilities discharge into streams and other bodies of
water. Septics discharge directly to the subsurface, and therefore have a
greater potential of impacting drinking water sources.

e The site is not located over a sensitive aquifer, and is therefore not
impacting potential drinking water sources.
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Goal 5:

Legacy Ridge (As shown in Section 3.15) is expected to have a significant positive
impact on the taxing jurisdictions. The residents of the project will likely shop in the
vicinity of their residence, aiding the stability of area merchants. Likewise, the
positive fiscal impacts of the project will enable the Town to further invest in
programs which will both protect and enhance the Town'’s resources.

Goal 6:

The preferred plan (As discussed in Section 3.5) will not significantly impact cultural
resources on the site or generally in the Town and will not adversely impact any
existing historical resources within the vicinity of the project site.

Goal 7:

The project (As discussed in Section 3.7) has been designed to provide safe, orderly
transportation movements. Access is to County Highways, for nearly-immediate
distribution onto the major regional highway network.

Goal 8:

The proposed subdivision would be gated, and therefore managed by the
Homeowners' Association (HOA). The project would provide residences with a
community center, which would help offset demands on other town facilities. The
community center would include a fitness center with lockers, recreation lounge,
great room, conference room, and club room. A swimming pool and tennis courts
would also be provided to residences of the project. Further, the open space being
provided within the preferred plan involves the preservation of 138 +/- acres of open
space on the site that's being developed, and 291 +/- acres of open space on the
northern parcel.

As part of the preferred plan, the on-site roads will remain private and under the
control and responsibility of a HOA, thereby reducing impacts on the Town Highway
Department. Under the alternative plans, the site will be developed with Town-
owned and —maintained roads.

Under the preferred sewage treatment alternate, the Valley Forge wastewater
treatment plant will be completely rebuilt to a state-of-the art treatment facility at no
cost to taxpayers, thereby improving the wastewater flows for the region. Under the
alternative plans, either onsite septic or onsite centralized sewage treatment will be
utilized, and the benefit of upgrading the Valley Forge plant will not be realized.

A significant water supply will also be offered to the Town, offsetting usage within the
proposed development. Further, upgrades within the site will improve pressure and
delivery to existing water users within the Town.

Town of Cornwall Comprehensive Development Plan

Land Use Goal

Legacy Ridge at Highland Mills will provide future accommodations for families in the

surrounding Cornwall area, while providing homes of various architectural styles and sizes
to meet different income levels. Land use impacts may include impact on values of
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neighboring properties. Gated communities generally have positive impacts on the value of
neighboring properties, which would be beneficial to the Town and also positive impacts for
neighboring properties. The proposed development complies with Cornwall’'s
Comprehensive Development Plan in regards to residential clusters.

Natural Resources Goal

The proposed development advocates a positive and protective plan towards the
preservation of natural resources through the preservation of over 430 acres of open space,
including the entire northern parcel of 291.70 acres. No negative impacts on natural
resources will be caused by the proposed plan.

Economic Development Goal

There are no commercial or retail uses associated with this project; Legacy Ridge does not
directly impact this goal, thus not affecting the character of the Town. The development,
with the provided open space buffers, being residential will preserve the semi-rural character
of the surrounding municipalities. Since the development is in Cornwall’s school district, the
tax base would expand due to the increase of school taxes generated by the gradual five
year development schedule of the site. In addition, the increase in residents on the Legacy
Ridge parcel may provide additional patrons for the businesses within the Town of Cornwall.

Transportation Goal

The project addresses the goal to provide a variety of motor vehicle, rail and
bicycle/pedestrian transportation alternatives by providing a jitney with access to the bus
and train nodes as discussed in Section 3.7.3 above .

Utilities Goal

Sewer and water facilities will be rebuilt and offered for dedication to the Town of Woodbury
at no cost to the Town. Central water and sewer services will be provided and will enhance
the ability to cluster the housing to the greatest degree possible, reducing land disturbance
and clearing while maintaining significant external buffers. In addition, Valley Forge
wastewater treatment plant will be completely rebuilt to a state-of-the-art facility, thereby
improving the wastewater flows in the region. The preferred development plan is consistent
with Cornwall's Comprehensive Plan, and doesn’'t impact Cornwall’'s or the Region’s water
and wastewater supply.

Community Facilities Goal

The internal lands be privately owned and maintained by the HOA, would include the
development of a Community Center to help offset any potential increase in demands on
other town facilities.

Aesthetic Goal

Incorporating a design mechanism such as a Conservation Cluster Development will allow
the connection of important open space areas within the Town, Woodbury has the

opportunity to create an open space network or “greenways” that would be valued for their
ecological, economic, and aesthetic benefits and would contribute to an overall greater
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value than individual scattered open space parcels throughout the Town. Since the
proposed site is within close proximity to the Town of Cornwall, the impacts to the Town will
be minimized by incorporating a CCDOD. Most significantly, the preservation of the
northern 291.70 acre parcel, which lies directly on the Town of Cornwall border, greatly
enhances the aesthetic quality of the area.

Historical Resources Goal

The project sponsor has undertaken a Cultural Resources investigation to confirm the
presence and significance of any cultural and historical resources on the site. If any cultural
resources are found, those resources will be preserved, either in place or through a
recordation process for future generations.

Housing Goal

The development will provide 287 additional homes to the surrounding area that vary in
architectural styles and sizes in order to meet the housing needs for residents of the area.
The preferred plan is consistent with the Housing Goals of Cornwall's Comprehensive Plan.

Orange County Comprehensive Plan
Overall Goal: Open Space Environment

The Applicant is proposing to dedicate approximately 291 +/- acres located on the northern
parcel (3-1-11), which would be permanently dedicated as open space, including 138 acres
of open space located within the development. Under the Conservation Cluster
Development Overlay District Law, the Town has jurisdiction to determine the extent of
appropriate public access for Conservation Open Space.

The project will have no impact on waterfront access and usage, or on farmland
preservation.

Overall Goal: Residential Environments

Legacy Ridge at Highland Mills has been developed to have transportation access to Trout
Brook Road, with immediate access to Smith Clove Road and Route 32. There is also
emergency access to Skyline Drive and a roadway for 17 lots onto Smith Clove Road. The
extensive treed buffers exterior to the site along these major transportation corridors will
assist in retaining a rural and landscaped ambience for the residential community, and by
funneling the traffic into the major transportation crossroads, the impact of the additional
traffic from the project will be lessened.

Overall Goal: Transportation Systems
The project will have no impact on the goal to improve multi-modal access.

Overall Goal: Economic Development
As there are no commercial or business uses associated with this project, Legacy Ridge
does not directly impact this goal. The positive fiscal impacts of the project will enable the

Town to further invest in programs which will both protect and enhance the Town’s and
County’s resources and quality of life.
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Overall Goal: Housing and Neighborhood Preservation

Legacy Ridge at Highland Mills will accommodate single-family-detached housing. The
Project Sponsor intends to create a community of high quality single family homes. As such,
the project will consist of 287 lots, which will vary in various architectural styles and sizes.
The project would provide residences with a community center, which would help offset
demands on other town facilities. The community center would include a fithess center with
lockers, recreation lounge, great room, conference room, and club room. A swimming pool
and tennis courts would also be provided to residences of the project.

Overall Goal: Environmental Infrastructure Strategy

The Project Sponsor proposes to provide the necessary improvements to connect to the
existing water and sewer infrastructure. Under the preferred plan, the upgrades to the
existing Town water and sewer facilities will improve the overall environmental infrastructure
of the area, including benefits beyond the limits of the project.

Under the alternative plans, an on-site sewage treatment plant will provide high-quality
infrastructure for the Legacy Ridge Site.

Similarly, under alternative plans, upgrades to the water supply system would not be
accommodated.

Overall Goal: Historic and Cultural Resources Strategy

The project sponsor has undertaken a Cultural Resources investigation to confirm the
presence and significance of any cultural resources on the site. If any cultural resources are
found, those resources will be preserved, either in place or through a recordation process
for future generations.

Southeastern Orange County Traffic and Land Use Study
A copy of the executive summary of this Study is attached as Appendix 9.16 in Volume lll.
Existing Zoning Full Zoning Build-Out Scenario

The proposed subdivision complies with many components of the Town’s Master Plan and
supports the goals of the Town of Woodbury’s proposed Conservation Cluster Development
District through the proposed preservation of open space within the property. It is the
opinion of the Project Sponsor, that while the proposed rezoning and the proposed CCDOD
may allow a modest increase in the number of lots otherwise permissible under present
zoning, the number of lots (see Section 3.9), which has been evaluated on a Town-wide
basis, is not considered significant. First, the Town’s Master Plan, which specifically
supports increases in density from R-3A to R-2A in areas such as the subject site, and
therefore, the term “existing zoning”, should be deemed to include recommended concepts.
Second, the recommendation for low-density zoning (up to 5 acres per unit) in northern
areas can also only be understood as part of the Study’s overall recommendations, which
seek to have density as high as 7 units per acre in other parts of Woodbury, along Route 32.
It is questionable whether these recommendations of the Southeastern Orange County
Study are consistent with other aspects of the Town of Woodbury Master Plan. Third, the
Southeastern Orange study was a general study of a wide area, which did not included
detailed evaluations of particular sites and particular factual circumstances.
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In other respects, the proposal is consistent with the Southeast Orange Study. The Study
also includes recommendations to reduce the number of curb-cuts onto the new collector-
distributor road, and to minimize development on the “significant” ridgelines.?® The Legacy
Ridge CCDOD layout focuses traffic into two points of entry into the site along Trout Brook
Road, a County road, therefore reducing access points. The project does anticipate an
interconnection to the Skyline Drive subdivision to the south via an existing fire access
route. However, this interconnection is proposed solely as an emergency access point. To
create a permanent, full time interconnection between these two communities would require
a much wider roadway designed to Town standards which would result in significant
regarding and tree disturbance to upgrade this connection point to the standards necessary
for everyday traffic. As discussed elsewhere in this EIS, the proposed cluster development is
designed to minimize curb cuts and reduce ridgeline impacts, and is therefore the method
used to achieve these goals.

Village Center Scenario

Legacy Ridge is not located within a Village center. The Study recommends development
within Village centers at a density of 7 dwelling units per acre.*® The Legacy Ridge project is
proposed at a density of just over 2.5 acres per unit. Based on R -2A zoning, the permitted
lot size is 2 acres. Therefore, Legacy Ridge does not compete with the proposal to focus
development in the Village centers.

Reduced Density Scenario

The Southeastern Orange County Traffic and Land Use Study recommend that all
residential districts be rezoned to a 5-acre minimum.*® This is not consistent with the
Town’'s Master Plan, or the Project Sponsor’'s objectives. Additionally, development with a
5-acre minimum would require significant clearing for roads throughout the Legacy Ridge
site, placement of houses along ridgelines to maximize the landowners return on
investment, foregoing the offer of open space, and foregoing the significant water and sewer
upgrades being proposed by the Project Sponsor.

From a planning point of view, such densities are inappropriate in areas with immediate
access on to major construction routes in an area identified as a Priority Growth Area in the
Orange County Comprehensive plan, and an area with central water and sewer.*! (See
Figure 101, Orange County Priority Growth Areas). A 5-8 acre zoning density in such areas
would encourage sprawl, and discourage “Smart Growth” initiatives, to concentrate
development in areas with central utilities and access to transportation routes.

Infrastructure Based Zoning Scenario

The Infrastructure Based Zoning Scenario is a combination of the Reduced Density
Scenario, (by recommending down-zoning to 5 acre minimum lot size) and the Village
Center Scenario (by limiting development to those areas within sewer districts).* The
preferred development plan includes the alternative of completely rebuilding the Valley
Forge treatment plant into a state-of-the are facility, consistent with these goals, and
provides development much less dense than the Village scenario as discussed above.

28 | i
Ibid.
# goutheastern Orange County Traffic and Land Use Study. December 2004, page 3.3, footnote 1.
% |hid, page 3-4.
%2003 Orange County Comprehensive Plan, Strategies for Quality Communities, page 33.30
2 bid page 3-4.
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New York—New Jersey Highlands Regional Study

A copy of the Highlands Conservation Act and Regional Study is attached as Appendix 9.20
in Volume Ill.

Goal 1:

The preferred plan of development is designed to reflect the ecological constraints of the
site by clustering the development and preserving more than 430 acres of open space for
wildlife and vegetative diversity. The Conservation Cluster Development Overlay District is
a mechanism to preserve important stream corridors, wetlands, water bodies, recharge
areas, wellhead protection areas, ridgelines, slopes or scenic vistas that contribute to the
Town’s open space and resource system.

Goal 2:

Through development with a central wastewater treatment, the project will have no
significant impact on the regional groundwater, as waste will be discharged at intermittent
stream standards (the highest NYS DEC classification). Should the project be developed
alternatively, with individual septic systems, each system would discharge waste into the
groundwater, and failed systems could impact water quality. The preferred plan would
support the Study in that it would not impact the quality of ground and surface water within
the Highlands region.

Goal 3:

The site is not part of a contiguous forest, and does not therefore impact this goal.
However, the preferred plan provides significant buffers which can be linked to other
undeveloped properties adjacent to the Legacy Ridge site in the future.

Goal 4:

The open space being provided within the preferred plan involves the preservation of 291 +/-
acres of open space on the northern parcel (3-1-11), with the addition of 138 acres of open
space on the southern parcels (3-1-12.5 and 7-3-55). Under the Conservation Cluster
Development Overlay District Law, the Town has jurisdiction to determine the extent of
appropriate public use for permanently preserved lands designated as Conservation Open
Space and turned to the town or designated entity or conservation organization. Though
population growth is inevitable in the region, the preferred plan supports the Study in that
the plan provides additional recreational resources.

Goal 5:

Though Legacy Ridge will have some positive impact on construction job creation, overall,
the project does not contribute significantly to the regional economic prosperity in either a
positive or negative manner.

Highlands Conservation Act

The Highlands Conservation Act was designed to foster state and federal partnerships to
protect priority conservation lands as identified in the USDA Forest Service’'s NY-NJ
Highlands Regional Study: 2002 Update.*®* The Highlands region is recognized as a
landscape of significant importance that stretches from eastern Pennsylvania through New
Jersey and New York to northwestern Connecticut. The USDA has identified various

% Highlands Conservation Act (H.R. 1964, S. 999): Summary and Talking Points. http://www.highlandscoalition.org/HSA.htm.
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municipalities within Dutchess, Orange, Putnam, Rockland and Westchester counties in the
New York Highlands region that have a significant amount of natural resources that would
be eligible to participate in the program.

The Town of Woodbury and the project site is located within the Highlands Region, and
therefore could be eligible to receive matching funds (50%) for acquisition within this
program. Although the law supports the interests of landowner’s efforts to protect open
space if their willing to sell the land, however the applicant has not indicated the willingness
to participate in the program, and therefore the project site is not eligible.

Although the Town of Woodbury was identified in the New York-New Jersey Highlands
Regional Study: 2002 Update as having high conservation value. The Legacy Ridge site
was neither submitted or identified for acquisition under the program, and therefore may not
be eligible for funding.

The proposed development does not impact the Highlands Conservation Act, as it neither
impedes implementation of the acquisition program nor seeks funding from the program.

Overall Impacts

Adverse Impacts to land use resulting from construction of the subdivision would be
confined to the site itself. The adjacent zoning districts to this proposed community already
exists as an R-1A, R-2A, R-3A and C-R districts. Therefore, the adjustment of the zoning
boundary between R-2A and R-3A to place this site within the R-2A zoning district will not
adversely impact land use in the community.

The most important aspect of the proposed development is the reduction of environmental
impact through the implementation of a clustered layout and a road system which minimizes
cuts and fills. Both characteristics minimize impact on land, and preserves significant tracts
of open space.

The proposed development pursuant to the amendments proposed (Conservation Cluster
Development; zoning classification of R-2A) would not result in any serious adverse impacts
due to the zoning change; also would not conflict with the current Town Master Plan or the
Orange County Comprehensive Plan. The development provides economic, social and
environmental benefits to the Town and the surrounding community, while posing no threat
to the goals that were established in either Plan. Woodbury is in the process of amending
its Master Plan, which is presently targeted for completion in 2006. It is our understanding
that the Plan intends to examine ways to obtain and protect Open Space such as
conservation zoning and cluster development, supporting the Open Space Protection
Strategies in the Town of Woodbury’s Open Space & Natural Resource Protection Plan.**

The principal purpose of the conservation cluster development overlay district is to provide a
mechanism and incentive for the developments which preserve significant tracts of open
space, which, under the law would consist of at least 25 acres, and could constitute
substantially larger parcels.*® The proposed law would encourage developments which
preserve more open space than conventional cluster subdivision allows, because the
convention cluster provisions of the Town’s code have very strict provisions on the minimum

% personal communication between Nicolett Wagoner, Saratoga Associates and Shaun Logue of LMS Engineers, LLP on
April 26, 2005.
% § 310-31A Conservation Cluster Development Overlay: Draft for Discussion. March 7, 2005.
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lot size allowed. The Conservation Cluster Development Law does not require that lots be
as large as the conventional cluster law, thus facilitating the preservation of more open
space. The nature of the incentive provided in the law is the provision of a calculation
method for determining the permitted number of units in the proposed development, which
does not require the creation of a “conventional plat,” as required under the conventional
cluster law. Instead, the calculation itself provides for the deduction of certain percentages
of constrained lands (slopes, floodplains, etc). The percentages decrease as the amount of
proposed open space increases. The net result is to provide a modest increase in the
permitted number of dwelling units. The extent of this increase is analyzed under section
3.9 “Zoning Issues.” Thus, the Conservation Cluster Development concept combines the
layout benefits of cluster development, while also incorporating incentives to encourage
preservation of large tracts of open space. Cluster development or zoning is a land use
planning concept and tool for subdivision platting, and is an alternative to the so-called
traditional or Euclidean land use planning approach of creating generally equal sized
subdivision lots as permitted by the applicable zoning for the area.*® Conventional
subdivision design is sometimes considered to be wasteful, more expensive for the
developer, homebuyer, and taxpayer, and more damaging to the environment.*’ The Town
of Woodbury’'s Draft Open Space & Natural Resource Protection Plan recommends that the
Town refine their existing Zoning Local Law to ensure the preservation of open space
through creative development design.

The proposal is consistent with the concept of cluster development, which was
recommended in the Draft Open Space & Natural Resource Protection Plan,* and would
provide positive synergies within the Town of Woodbury which will enable the Town to better
meet its goals of resource preservation and open space protection. The CCDOD law
recognized that only certain large tracts should be considered eligible for CCDOD
development, since it is important that permanently preserved tracts of land should have a
certain “critical mass” of size.  These significant tracts of open space will potentially allow
the connection between important open space areas within the Town, creating an open
space network or “greenways” that would be valued for their ecological, economic, and
aesthetic benefits.

Land use impacts may include impact on values of neighboring properties. Also, the Town
is not setting any legal precedent for gated communities by allowing Legacy Ridge to be
gated. Similar to the process in applying the CCDOD law, the Town must look at every
application which proposes a gated community individually and consider the facts of that
particular situation before making a decision. The Town will always retain the discretion to
approve, disapprove or modify a project as long as that decision is reasonable based on the
facts of the particular situation.” Such communities, which additionally incorporate significant
amounts of open space to be permanently preserved under Town control would be expected
to have impacts at least as positive.

As the development will take place in a residential setting, with substantial open space and
vegetated buffering, site lighting, noise and the character of the community will remain
exactly as they are today: a residential community. All site lighting will be in accordance
with the Town’s minimum light standards and will provide aesthetically pleasing light fixtures.
The site lighting will be designed to maintain a zero foot candle increase along all property

% Callies, David, L. Robert H. Freilich, and Thomas E. Roberts. Cases and Materials on Land Use. Saint Paul: West Group
Publishing, 1999.35

%72.600 Land Use Policies. Stafford Regional Planning Commission. June 15, 2004.

% 2004 Draft Town of Woodbury: Open Space & Natural Resource Protection Plan.
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boundaries except at road entrances where lighting will be consistent with Town standards
for street lighting. Individual fixtures will be designed to minimize or eliminate off site light
pollution. Additionally lighting, signage and mailbox posts installed will comply with all
MUTCD and NYSDOT standards. Some of the land will be reworked to provide housing, but
significant tracts of land, including the large area surrounding the existing pond, will be
preserved as a natural buffer. In addition, the 291.70 acre northern parcel (13-1-11) will be
preserved and dedicated to the Town, which would serve as an area for active recreation
and wildlife study. The southern parcels that will be developed will also include
approximately 138 acres of open space, which will provide additional recreational
opportunities to the Town of Woodbury.

Further issues relating to the Conservation Cluster laws are discussed in section 3.9 Zoning
Issues.

Additionally, the Town of Woodbury’s Town Code, Chapter 143 sets forth a schedule of
fees, which is to be charged in the administration of town laws, ordinances, regulations and
resolutions and to permit an annual review and modification of such fees by the Town
Board®. The process of building inspection during construction and project inspection is
under the authority of the Town Board. The inspection of major projects is usually provided
by collection of an inspection fee/escrow (6% of infrastructure costs). This fee is used to
defray costs for inspection by the Town’'s designated consulting inspector (usually a
professional engineer), Town Water/Sewer and Highway Departments as well as work by
Town Engineer.

Agricultural District
Agricultural Data Statement

Name and Address of the Applicant:

Legacy Ridge at Highland Mills, LLC
16 Microlab Road Suite D
Livingston, NJ 07039

A description of the proposed project and its Location:

See Sections 1 and 2 above.

The name and address of any owner of land within the agricultural district, which land
contains farm operations and is located within five hundred feet of the boundary of the
property upon which the project is proposed:

Hiromi Shinya

305 East 55" Street, Suite 102

New York, NY 10022

A tax map showing the site of the proposed project relative to the location of farm operations
identified in the agricultural data statement:

See Figure 103, above (Orange County Agricultural Map).
This data is to be used to determine potential impacts to functioning farm operations.

* Town of Woodbury’s Town Code.
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3.8.3 Land Use Mitigation Measures

Mitigation included in the design of the proposed project and incorporated in the provisions
of the proposed zoning amendments, which will address any potential impacts on the land
use includes the following:

The proposed development conforms to and supports the Town Master Plan, the
Draft Open Space & Natural Resource Protection Plan, the Draft Town of
Woodbury Comprehensive Plan, and the Orange County Comprehensive Plan.

This proposed conservation cluster development, which has been designed with a road
system following existing terrain, will minimize development impacts and preserve desirable
terrain features, sensitive ecological features and open space.

272

Water and sewer facilities will be offered for dedication to the Town of Woodbury
at no cost to the town. The improvements will provide added water supply to the
Town and potential benefit to existing residents, but there will be no costs to tax
paying area residents for such improvements.

Central water and sewer services will be provided and will enhance the ability to
cluster the housing to the greatest extent practicable, reducing land disturbance
and clearing while maintaining significant external buffers.

The internal lands will be privately owned and maintained by the HOA would
include the development of a Community Center to help offset any potential
increase in demands on other town facilities.

The Project Sponsor intends to create a community of high quality single family
homes. As such, the project will consist of 287 lots, which will vary in various
architectural styles and sizes in order to meet different income levels. This
development pattern will allow for an intermingling of ages within the project.

A gated community with private roads will reduce impacts to the Town budget
while maximizing property values and the tax base.

The proposed change in zoning from R-3A to R-2A would not adversely impact
the land that remains R-3A.

The proposed density of 2.5 acres per dwelling unit is significantly less than the
adjacent Skyline and Valley Forge developments, and furthers the Town goals of
significant open space preservation through dedication of the northern 291 acre
parcel to the Town of Woodbury, preservation of natural resources, and upgrade
and extension of the Town’s water and sewer systems.

The proposed Conservation Cluster Overlay District will help to assist the Town’s

open space policies by encouraging preservation of substantial tracts of open
space.
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Agricultural District

While the northern parcel (3-1-11) of the Legacy Ridge site is adjacent to an Agricultural
District, it is not anticipated that the project will impact farming or agricultural opportunities.
Much of the site is wooded with deciduous forest (See Section 3.3 above), and it is doubtful
if current farming operations could be viable on this property based on the soils (potential for
seasonal high groundwater) and topography (nearly 20% of the site greater than a 20%
slope) of the site (See Section 3.1 above).

o The site is separated by other parcels from the Agricultural District;

o The site is separated by significant distance such that noise will not likely be
transmitted from the agricultural district to the Legacy Ridge site.

o The site is separated by significant topography such that drainage the
agricutural district and from Leagacy Ridge flow separately.
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