Keuka Lake

Watertront Revitalization and
Scenic Viewshed Protection Plan

This project was prepared for the New York State
S Department of State with funds provided under
Comell University Title 11 of the Environmental Protection Fund.




This report was created in part of the work of
Cornell University’s Spring 2014 class, CRP5072 :
Land Use Environmental Planning and Urban
Design Field Workshop.

The following students participated in the class and
compiled the information in this report:
Nicolas Azel
Dan Kuhlmann
Petra Marar
Nicholas Parisi
Jennifer Rowe
Asea Thompson
Yujiao Wen
Yilin Zhang
Any photos not directly sourced were taken by either

Professor George Frantz or students on field trips to
the watershed.

Page 2 of 52



Table of
Contents

Introduction

Our Task
Our Approach
Background Information

Methodology

Suggested Process
Process Step Outline
Example of Process Implementation

Tools

Overview

Purchase Development Rights

Public Lands /Right of Ways

Scenic Byway Designation

Scenic Viewshed Preservation Tax District
Overlay Districts - Design Standards
Overlay Districts - Steep Slopes

Site Plan Reviews
Cluster/Conservation Subdivisions
Flag Lots

Fixed Ratio Zoning

Viewshed Impact Analysis

Light Pollution Plan

Growth Center Designation

Rural Design Guide

Moving Forward

o~ D

21
21
25
26
28
30
32
34
36
38
40
41
43
46
48

51

Page 3 of 52



Introduction

Our Task

Our Approach

As part of the City and Region Planning class, “Land Use
Environmental Planning and Urban Design Field Workshop”, we
were tasked with contributing a viewshed planning report as part
of an overall Local Waterfront Revitalization Plan for Keuka Lake.
We created a methodology for developing a viewshed vision that
highlights the importance of community ownership of the
watershed and defining its future character. This report outlines a
methodology for ensuring action is representative of community
interest, as well as provides a index of tools for viewshed
preservation. Through this process we gained understanding of
the local watershed, its assets, key issues, and opportunities.

The Lake Waterfront Revitalization Plan (LWRP) program
stresses generating community ownership, strengthening
community involvement, establishing partnerships between public
& private sectors, and building an understanding of opportunities
for preserving key scenic resources In order to create a coherent
and cohesive participatory process for the Keuka Lake
Watershed, we set off on a tour of the watershed for some
preliminary fieldwork. During the tour of Keuka Lake we took an
extensive amount of photos of various vistas. We also had a
chance to speak with a few community members to get a better
understanding of the significance of the watershed as well some
concerns there may be about the future of Keuka Lake and
surrounding areas.

After collecting photos and documenting statements from
community members, we went on to analyze our photos and
create process recommendations for the Local Watershed
Revitalization Plan document. We created a list of patterns
based on our acquired photos, which were essentially a list of
common features found throughout the watershed. We also
created an inclusive process and a set of tools, which can be
implemented into the LWRP as well as local municipalities
throughout the watershed.

In the following sections of this document there will be
further explanations on how to use and implement the
recommended process and tools. There will also be examples to

show how some steps in the process or a tool mav look in action.
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Introduction

Our tour of the watershed took us to the following
locations where we examined the views from each location and
cataloged the surrounding landscape.

A. WATKINS GLEN

. TOWN OF WAYNE TOWN HALL

. SILSBEE RD., HAMMONDSPORT

. PENN YAN

. WAGNER MANSION & GARRETT MEMORIAL CHAPEL

. KEUKA LAKE STATE PARK (Parking Lot)

. (Point included for map making purposes)

. 3363 ESPERANZA DR, BRANCHPORT
ESPERANZA MANSION & RESTAURANT

. MENNONITE FARM, PULTENEY

. BULLY HILL VINEYARDS

. HISTORIC SQUARE, HAMMONDSPORT

. WATERFRONT PARK, HAMMONDSPORT

. BASEBALL FIELD, HAMMONDSPORT

Z I MR TTITomMmMmMmOO®
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Introduction

Background
Information

In order to fully understand the task at hand as well as
the local culture of the Finer Lakes region our class utilized
several resources to build a foundation of knowledge before
constructing our solution.

Lecturers:

-Stephen Butchko, Town of Wayne Supervisor on community
context and project vision

-Nicole Landers, Executive Director, Cornell Cooperative
Extension of Yates County on agriculture in the watershed
-Elizabeth Newbold: Finger Lakes Land Trust

-George Frantz on Mennonite history and culture

-Pauline Burnes, Regional Landscape Architect, NYS Dept. of
Transportation Region 6 on Scenic Corridor designation

Key Readings:

-“Yates County: Looking Ahead” (1990) - Roger Trancik
-Keuka Lake Watershed Protection Plan

-“Preserving Cultural Landscapes in America” (2000) - Arnold
Alanen & Robert Melnick

-NYS DOT Scenic Byways Program

Other Resources:

- Classmate research reports on towns and villages in Steuben
and Yates Counties, including historic and current demographics,
land use, zoning, and planning

- Tour with Prof. Frantz and Steve Butchko around Keuka Lake
along Route 54/54A

- Photographic analysis of tour photographs to identify scenic
views, viewsheds, and landscape patterns
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Methodology
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Methodology

The following process is made with the sole interest of
Views as a cultural and esthetic resource. We do not deal with
environmental justifications for regulation and view preservation.
Though there are many environmental issues that would support
legislation that would both provide environmental and esthetic
preservation, issues of environment where not presented within
our prompt and subsequently not explored.

In order to insure any legislature or action for the ends of
view shed preservation represents the desires of the
communities around the watershed, it is necessary to have a
thorough process of compiling and documenting public opinion
and landscape condition.

This process may be slightly different depending upon the
mechanism of intervention and municipal capacity. The ideal
would to have a inter-municipal group develop this process for a
watershed wide implementation, however it can be done on a
individual basis. The process outlined below explains a method
for determining what specifically comprises the scenic resources
that preservation and promotion are desirable. In addition to
identify the object of intervention, technique for prioritization
locations of intervention is described.

The process of finding and labeling/classifying patterns
helps to craft a vision statement and determine what it is that’s
valued and needs regulation and preservation. This is about
establishing character of the watershed that is worth preserving
or promoting.

Source: Google Maps
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Methodology

Process
Step Outline

1. Convene Stakeholders

The first step is to convene stakeholders and determine a
group to undertake the process of generating the vision
statement. All further actions will be conducted by this group
and will have their final products answerable to the initial
stakeholders.

2. Survey Public

A first step is surveying the community, and analyzing
responses to find trends of desired character and prominent
locations of quality views. The survey should help you
understand what places and vies are most important to
residents, and the characteristic of the landscape make those
valuable. The survey should aim for a broad audience, and target
all stakeholder groups. The survey process should aim to use
multiple strategies, tables at events, door-knocking, mail survey,
interviews via boat, etc.

The product up to this point in the process should consist
of desirable and undesirable characteristics identified by the
public, linked with locations that represent them. A report of this
should be delivered to stakeholders and displayed in a public
forum, so that feedback and verification can be provided by the
watersheds population. This presentation should allow for the
identification of new patterns, and the dismissal of identified
ones. Edits should be made to the report and re-presented until
sufficient consensus is reached.
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Methodology

Example Of While conducting the community survey, a huge task will
Pr be to compile both desirable and undesirable patterns and
ocess determine which sites or vistas will be prioritized. Below are

Implementation some examples of patterns that may come up throughout

surveys given to local community members.

Desirable Patterns
Valleys
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Methodology

Close View of Vineyard

Distant View of Farming
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Methodology

Views of the Bluff

Close Views of Farming
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Methodology

Lake Front Cottages

Historic Architecture
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Methodology

Undesirable Patterns

Non-Vegetated Parking Lots
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Methodology ™

Clear-Cut Land

Prominent Structures
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Methodology

Below are examples of sites we found around the
watershed, which encompasses some of the patterns previously
identified. These examples may be similar to the views
collected through the surveys given over the summer.

Esperanza Drive

e Close views of Vineyards
e Valleys

e Distant views of Farmland
e Forested Areas

e Views across the lake

e Distant Views of the Bluff

Esperanza Drive is a significant view because it
showcases close views of vineyards. You are also able to see
distant views of valleys where the shoreline meets the lake and
the forested areas resting above the shoreline. There are views
across the lake as well as distant views of the bluff.
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Methodology

Garrett Memorial Chapel

¢ Views across the lake

e Historic Architecture

e Activity (Recreational)
¢ Distant View of farming
e Valleys

e Forested Areas

Garrett Memorial Chapel is a pretty significant view
because of the various landscape elements it encompasses.
This view gives you views across the lake, which is a
predominate feature within the watershed landscape. There is
also historic architecture and a rich history attached to the
chapel. One can easily view lake activities from the chapel such
as: ice fishing, ice sailing-boating, regular sailing, regular fishing,
and ice camping. There are views of the valley where the
lakeshore meets Keuka Lake and views of distant but distinct
farmland.
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Methodology

3. Identify Appropriate Tools

Once a verified list of characteristics is obtained. It is
important to determine what situations and actions are putting
these good characteristics at risk, or prompting undesirable
conditions. This is that starting point in choosing interventions
for preservation. We are providing a index of regulatory,
educational, and planning mechanisms that address specific view
shed concerns and can be a reference point once inventory is
complete and issues to be addressed are firmly identified. Once
relevant tools are linked with values or landscape aspects that
require preservation, a process of determining the areas that
qualify for implementation of this tool needs to be undertaken.

4. Create Prioritization method

In order to determine the space of implementation a
second round of field survey is necessary. Each tool may have
different ways of identifying or prioritizing implementation
space. This second round can be as easy as looking at
topography maps for steep slope zoning, or more involved and
may require steps like further community surveys. This involves
indexing and rating locations and determining all spaces of
eligibility across the watershed.

All criteria should be developed through community input,
and reference to state and federal criteria for potential
preservation programs. Each location within the landscape
inventory should be described within this framework and
assessed on scales of each criteria. This will allow for prioritizing
locations and regions with higher scores. This approach assumes
it’s unnecessary to preserve all potential viewing locations. This
involves indexing and rating locations and determining all spaces
of eligibility across the watershed.

Page 18 of 52



Methodology

Site Evaluation Sheet
Place Name:

View Point[___| View Shed [ ]

Location/Region:

Describe & locate on map

Type of Location:

Roadway, recreational, Rest-Stop, etc

Desirable Characteristics Present:

Farm, Lake, Gorge, forest

Total Count: | |

UN-Desirable Characteristics Present:

Total Count: | |

Score the Following Aspects:

Low High
Traffic Level © @ @ @ @
Bad Good
Infrastructure Condition @ @ @ @ @
Far Near
Proximity to Commerce © @ @ @ @
None Many
Cultural Events © @ @ @ @
near/small far/large

view or area size © @ @ @ @

Total Score: I:I

Score = (# of desirable characteristics - # of undesirable)+sum(Aspects score)

An example of a community survey to catalog and prioritize

sites.
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Methodology

Once all locations have been processed through the
valuation framework, another community review of findings
should be conducted. This should be a time for chosen
assessments to be checked against community opinion. For
example a site might be initially assessed as having good
infrastructure, but community review actually notes that
infrastructure is worse then assessed due to time of year
assessment was made. All assessments should be collected and
formatted in a manner that allows for direct comparison between
all locations in a single document.

5. Match Tools to Identified Areas

With areas indexed for suitability of a particular tool, areas
for application can be defined. The original stakeholder group
that came together to form the analysis task force should
conduct this. Once areas have been defined, with justification
from the indexing and field survey process, implementation may
begin. With the method described above Implementation can be
conducted with strong justification. Interventions will have been
established as regionally desirable and specific locations have
been well established as suitable for intervention.
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Tools

Overview

Purchase of
Development

Rights

Tool Description

Goal

Pros

Cons

The following tools have been assembled as a general
‘toolbox’ of suggestions. Each tool’s pros and cons should be
evaluated and determined which combination of tools could be
applicable to aid in preserving views. Examples of how the tools
has been previously implemented are also provided with
additional resources for further investigation.

A voluntary legal agreement allowing a landowner to sell
his/her right to subdivide or develop the land to a trust or
agency, which then holds a deed restriction (easement) on the
land in perpetuity. The landowner’s unsold rights remain intact,
including the right to possess, lease, or sell the land.

Its goal is to preserve important scenic areas as open
(green) space.

e Purchase of Development Rights (PDR) is completely voluntary.
Thus, it does not impinge on private property rights, making it
more politically palatable than regulatory approaches.

e The easements apply in perpetuity, permanently preserving
land.

e Selling development rights keeps land affordable for agriculture
and forestry uses.

¢ PDR keeps land in private ownership, minimizing administrative
burden.

¢ PDR requires purchasing rights, which can prove costly.

e The PDR process involves complex legal statutes surrounding
property rights.

e The easements require monitoring and enforcement to ensure
that the terms are met in perpetuity.
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Tools

Implementation A trust or agency records a deed restriction (easement)
on the land, removing the right to develop the land for
residential, commercial, or industrial purposes in perpetuity. The
landowner’s remaining rights remain intact, including the right to
possess, lease, or sell the land

Examples PDR is already happening and expanding all around New
York State. Within the watershed, the Finger Lakes Land Trust
(FLLT) holds easements on three farms in Yates County, as well
as a hillside property overlooking the lake in Steuben County. In
New York State, PDR Programs may be run by nonprofits like
FLLT, or by cities, towns, and counties.

Finger Lakes Land Trust: Tip of Bluff Point

A local nonprofit example is the Cutler Property: last year
Bruce and Leslie Cutler and their two daughters, longtime
summer residents of Keuka Lake, donated an easement on their
property at the tip of Bluff Point. The 4.2 acres of mature
hardwood forest will remain undeveloped, while the family
continues to sustainably harvest firewood and enjoy the
property. The FLLT agreed to hold and enforce the easement,
and the Bluff Point Association provided financial support to
cover the transaction costs associated with the project.

Source: http://bluffpoint.org/
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Tools

Town of Ithaca: Agricultural Land Preservation Program

In 1999, the Town of Ithaca established a PDR program to
protect its agricultural land resources for future generations.
The Ithaca Agricultural Land Preservation Program has
recommended 3,500 acres of farmland for PDR, and has set
aside funds for the purpose in an Open Space Reserve account.
So far, Ithaca has obtained two agricultural conservation
easements: the 40-acre Laughing Goat Fiber Farm, and a 42-acre
Indian Creek Farm. The latter was funded in 2009 by New York
State’s Farmland Protection Implementation Grants program.

Suffolk County: Farmland Preservation

Suffolk County was the Nation’s first PDR program to
preserve farmland. Since 1974, the program kept 10,500 acres
of land in private, agricultural land uses. The program has utilized
a mixture of federal, state, local, and private funding.
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Tools

Additional e Conservation Easement Donation Protects Keuka Lake
Information  ghoreline. Finger Lakes Land Trust. 23 January 2013. fllt.org/
news/index.php?id=133

e Daubenmire, Joe and Thomas W. Blaine. Purchase of
Development Rights. Ohio State University. ohioline.osu.edu/
cd-fact/1263

e Jersey City. Transfer of Development Rights: An Overview and
Frequently Asked Questions.cityofjerseycity.com/hedc.aspx?
id=6876

e Suffolk County Government. Farmland Preservation. 2014.
suffolkcountyny.gov/Departments/Planning/Divisions/
OpenSpaceandFarmland/FarmlandPreservation

e Town of Ithaca. Agricultural and Farmland Protection Plan.
November 2011. town.ithaca.ny.us/a-f-protection-plan
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Tools
Public Lands

Right of Way

Tool Description

Goal

Pros

Cons

Municipalities can opportunistically implement strategies
for public lands and rights-of way, such as utility easements and
major intersections, that thin and reduce masses of vegetation.
This method of thinning vegetation is particularly useful in
considering views that develop and enhance views that have
been identified as representative of desirable patterns, such as
those of the Lake and Bluff Point.

The goal is to reduce vegetation to increase in distant
views from roads in a scenic corridor.

e This method of land management is relatively easy to
implement as it requires action taken on public land and rights-
of-way.

e The thinning of vegetation provides an immediate and large-
scale impact on scenic corridor viewshed improvement.

e One drawback may be the increase in maintenance costs of this
form of land management.
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Tools

Scenic
Byway
Designation

Tool Description

Goal

Implementation

Scenic byway designation is both a state and federal
program that awards special status to roads with special scenic,
recreational, cultural, natural, historic, or archeological
significance. To qualify as a scenic byway in NY State, a route
must receive special designation by the state legislature or some
other official declaration. There are a number of benefits to
obtaining scenic byway designation: NY State offers grants for
infrastructure improvements, marketing efforts, and economic
development activities. In addition, scenic byways receive
funding to install consistent signage advertising byway status,
and are included in statewide scenic byway marketing efforts.

The goal of the scenic byway designation program is
highlight distinct roadways within the state. For municipalities
along byway routes, the byway designation spurs an influx of
tourists into the area, increases tourism revenues and economic
development. In addition, the program helps foster intra-
municipality cooperation in coordinating tourism and scenic
preservation efforts.

Obtaining scenic designation status requires a grassroots
effort. Any individual or municipality may commence the
application, but approval requires involvement of all
municipalities along the proposed route, and their residents. The
application process can take a number of years, in some
instances, as long as a decade. Once the designation is awarded,
however, the benefits of the program (signage, grant funding,
etc.) are both immediate and ongoing.
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Tools

Pros

Cons

Additional
Information

e The byway designation is an extremely low cost tool and can
have substantial benefits—both monetary and in the form of
increased awareness of the scenic beauty of the lake.

e The process requires intra-municipal cooperation, which is itself
an esteemable goal.

e Designation process takes a long time, as much as a decade in
some instances.

e A successful designation effort requires many hours of
volunteer time.

There are a number of resources available for more
information on the scenic byway designation process, including
The New York Department of Transportation’s Scenic Byway
Guidebook (https://www.dot.ny.gov/portal/page/portal/

content/engineering/Scenic-Byways/Byways-repository/
guidebook.pdf)
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Tools

Scenic
Viewshed
Preservation

Tax District

Tool Description

Goal

Implementation

A scenic conservation special tax district is a way to raise
funds for preservation efforts directly from those who stand to
benefit from those efforts. The program would implement a new
property tax, and use the revenue to preserve the scenic
character of areas within the viewshed of the properties paying
into the tax. For example, lakeshore properties on one side of the
lake could create a special property tax district. The tax does not
need to be large, it could be a small as a ten cents for every
thousand dollars of assessed value. The revenues could then be
used to purchase development easements on undeveloped land
across the lake.

The goal is to collect revenue for conservation efforts
directly from those who most stand to benefit from the
activities, and create a steady and dependable funding source for
conservation efforts targeted at land of special scenic value.

A scenic viewshed preservation tax district could be set
up within the confines of a single municipality, within a county, or
across the entire Keuka watershed. The proceeds of such a tax
could be used for conservation easements, as mentioned above,
or other view preservation efforts, like fee-simple purchase or
long-term lease of scenic land.
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Tools

Pros

Cons

Additional
Information

¢ A tax district would have the potential to generate significant
amounts funding for scenic conservation efforts.

e By our conservative estimates, if all of the lakeshore property
around Keuka lake were levied a tax of 10 cents per $1,000
assessed, it would generate between $100,000 to $200,000
annually for scenic conservation efforts.

e For the program to be the most successful, it would require
intra-municipality cooperation.

e The program would require administrative capacity to oversee
the tax and allocation of funding.

A tax district explicitly for scenic preservation, from our
research, has not yet been attempted. Similar programs have,
however, been very successfully implemented for other
purposes, most notably for business improvement districts. More
information is available on BIDS from the following sources:

¢ Guide to Starting a Business Improvement District in NYC:
http://www.nyc.gov/html/sbs/downloads/pdf/
bid_guide_complete.pdf

e Starting a Business Improvement District in Philadelphia:
https://business.phila.gov/Documents/guides/

StartingaBIDinPhiladelphia.pdf
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Tools

Overlay
Districts
Design Standards

Tool Description

Goal

The overlay zoning technique is a modification of the
system of conventionally mapped zoning districts. An overlay
zone may cut across several different conventional or underlying
zoning districts, overlays the underlying zoning designation (such
as commercial, residential, etc.), and adds another set of
regulation processes to help protect certain sensitive areas, such
as height limits, setbacks, landscaping, and screening standards,
in addition to those normally required by underlying zones. The
underlying zoning, and all of its regulations, will remain in place.

Some common examples of overlay zones are the flood
zones, historic district overlay zones, areas of steep slopes, a
waterfront zone, or an environmentally sensitive area.

To protect a neighborhood’s established design character

or create a new, desired design character that is not ensured by
existing zoning regulations.
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Tools

Pros

Cons

Example

Additional
Information

e Overlay zones give flexibility to traditional zoning to respond
to additional needs.

e Overlay zones are effective at protecting the environment or
historic characters.

e Overlay zones are generally publicly and politically acceptable.
Their creation and implementation are straightforward and
familiar to planning staff, developers, and residents.

¢ Overlay zones add another layer of review and regulation to the
permitting process; can introduce a set of requirements that
may be challenging or even impossible to adhere to given
underlying zoning requirements.

e Very restrictive overlay zones can significantly curtail the
reasonable use of property creating over regulation that could
lead to a regulatory taking claim.

Scenic Corridor Overlay Zone - City of Tucson, AZ

This project’s goal was to protect the city's unique visual
setting and promote its economic well-being. Performance
regulations are established to assure design sensitivity to the
natural scenic quality. Provisions of the Scenic Corridor Zone
apply to any portion of all real properties or parcels which are
within 400 feet of the future right-of-way line of any Scenic
Route designated.

Provisions include preservation and reestablishment of
vegetation, structure height, siting, parking areas, screening,
utilities, additional design considerations, site design review, etc.

e http://resiliency.lsu.edu/wp-content/uploads/2014/01/
Print_final.pdf

e Land Use Code: Art. 2 Div. 8 Section 2.8.2 http://
www4.tucsonaz.gov/pdsd/land-use-code-art-2-div-8#2.8.2
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Tools

Overlay

Districts
Steep Slopes

Tool Description

Goal

Pros

A special zone created over areas with steep slope, placed
over existing zoning district(s). The overlay requirements do not
replace the underlying zoning district regulations, but are in
addition to them, and would only apply in the overlay district
corresponding to a defined and mapped geographical area of
steep slopes in the municipality.

These regulations are formatted to be adopted as an
amendment to existing zoning law. However, with a few revisions,
they could be adopted as a stand-alone local law. A steep slope
law would regulate development on areas with slopes greater
than a specified percentage, usually in the 10-15% range.

The Steep Slope Overlay District shall be further divided into the
following two categories: (1) slopes of 15% but less than 25%,
(2) slopes of 25% or more.

Allow reasonable use of steep slopes while ensuring
development will not induce soil erosion, require excessive
grading, increase slope instability, or create sewage disposal
problems.

e Steep slope overlay districts can directly benefit the water
quality of a watershed by imposing additional restrictions on
the type of land use allowed.

e Steep slope overlay districts can protect landscape, biological
resources, and scenic views.

e Depending on the environmental conditions, it can be combined
with other regulations. More than one overlay district may apply
to a single area.
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Tools

Cons

Example

Additional
Information

e There is resistance from landowners and developers due to
their concerns over perceived loss of land value.

e The proposed development, and all necessary materials, must
be brought before the proper reviewing agency before the
issuance of a permit. Lack of political will may result in weak
enforcement of administrative or discretionary standards.

Land Conservation Overlay District - Town of Wayne, NY

The purpose of the Land Conservation Overlay zone is to
delineate those areas where substantial development of the land
in the way of buildings or structures is not encouraged because
of special or unusual conditions of topography, soil quality,
drainage, floodplain or other natural conditions. Considerable
damage to buildings or structures and possible loss of life may
result from the processes of nature and the lack of proper
facilities or improvements in these areas. Additionally, this zone
serves to protect sensitive ecological resources and the
community services they provide.

The Land Conservation Overlay (LCO) zone seeks to
preserve the most vulnerable and perhaps the most beautiful
natural settings in the Town of Wayne, as well as to protect the
water quality of Keuka Lake. This zone will provide additional
protection for natural and cultural resources, including steep
slopes (grades in excess of 15%). New construction is not
prohibited outright in this overlay zone, but building projects
should be subject to higher review standards. Wayne will develop
standards in concert with the Keuka Watershed Improvement
Cooperative (KWIC) and Land Use Leadership Alliance (LULA) to
ensure that these environments remain pristine in the long run.

Town of Wayne Land Use Regulations draft, May 1, 2013 http://

nyupstateplanning.org/wp-content/uploads/
2013/11/000_Draft-LUR-12-10-12_final.pdf
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Tools

Site Plan
Review

Tool Description

Goal

Pros

A site plan is a detailed graphic and written document that
shows how a site will be developed. It is a legally binding,
professionally prepared proposal for the use and development of
a parcel of land. Site plan review, commonly considered
supplemental to other land development guidance controls, is a
formal detailed review of site plans to ensure that a project or
proposal for development, redevelopment, or for changes of use
at a given location meets local zoning ordinance standards as
well as state and federal statutes.

This process takes into careful consideration the proposed
design (massing, scale, materials, etc.), function, location,
operational aspects, type of use, and compatibility of the
proposal with the surrounding area to ensure that individually,
and cumulatively, any potential adverse impacts are addressed
and mitigated early to protect land values, and to protect and
promote the public health, safety, and general welfare in support
of the goals and objectives for which this chapter is established.

e The site plan review process takes into consideration sufficient
factors, including regional and local environment, nature
features, circulation, design and aesthetics. This requires
applicants to carefully review their project proposal to ensure
goals are met.

e The site plan review is also an important supplement to zoning
and subdivision laws, not only offering flexible choices of land
use regulations, but ensuring the authority and enforcement of
local planning laws and regulations.
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Tools

Cons e The whole procedure may require a relative long period,

especially when a disapproval occurs.

¢ This approach has not been tested in any litigation and a court
would carefully scrutinize such a local law to assess whether
adequate constraints could be placed upon the exercise of this
power.

e The planning board would be required to assess the desirability
of a particular site plan without any commitment by the
municipality as to the character of the surrounding property.

Example Site Plan Review Implementation in New York State

The general procedure of site plan review in New York
State is shown in the right figure. The power to approve site
plans may be delegated to a planning board or other board within
the context of a zoning ordinance or local law. It should,
however, be understood that this merely reflects the fact that
planning boards are the bodies most commonly vested with such
authority. In fact, any other board may now be given site plan
approval power.

Required documents for site plan review in Ithaca

Site Plan Review Cover Letter & Checklist

Site Plan Review Application Form

Short Environmental Assessment Form

Full Environmental Assessment Form

Site Plan Review Application Notification Requirements

Site Plan Review for Projects of Limited Scope Application Form

Additional e The forms and their detailed content are available at official
Information website of Ithaca, http://www.cityofithaca.org/departments/

planning/siteplan.cfm

e American Planning Association Michigan Chapter’s UPDATED
and REVISED Planning Commissioner’s Toolkit, Planning and
Zoning Officials Academy Vol. 14, No.2

e Site Plan Review James A. Coon Local Government Technical
Series
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Tools

Cluster/
Conservation
Subdivisions

Tool Description

Goal

Pros

A cluster subdivision generally sites houses on smaller
parcels of land, while the additional land that would have been
allocated to individual lots is converted to common shared open
space for the subdivision residents. Typically, road frontage, lot
size, setbacks, and other traditional subdivision regulations are
redefined to permit the developer to preserve ecologically
sensitive areas, historical sites, or other unique characteristics of
the land being subdivided.

To create interconnected networks of protected lands as
development occurs, so as to ensure conservation of contiguous
tracts of open space and scenic resources at little or no public
cost. It is specifically designed around the most significant
natural resources of each site, and the economic marketability of
the community to add value to benefit both the environment and
economy of the community.

e Maintain critical character of the area and provide open space
for community members.

e Reduce site development costs involving the construction of
roads and water/sewer infrastructure.

e Meet a market need for low-maintenance housing and reduce
impacts of development on watersheds.

Comparison images of a conservation subdivision (left) vs a conventional subdivision
(right) with same number (55) of home sites on the same 130 acre property.
http://www.landchoices.org/naturalneighborh h .htm
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Tools

Cons

Example

e May have to provide incentives such as density bonuses to see
option exercised, adding a potential time delay to the project.

e The maintenance of open space normally requires the formation
of a homeowners' association and the assessment of
maintenance fees to each subdivision lot owner to pay for
taxes, insurance, and the general upkeep of the land in the
open-space areas.

e The smaller-sized lots often result in close proximity to
neighbors' homes and are considered a disincentive to some
homeowners.

Cluster/Conservation Subdivision in Town of Wayne

Comparison of conventional subdivision (left) and
conservation subdivision (right). Conservation subdivision design
preserves working landscape, scenic corridor, view sheds of
individual homes.

Key procedures and factors of consideration during conservation
subdivision:

1. ldentify primary conservation areas, avoiding unbuildable
lands.

2. ldentify secondary conservation areas, giving considerations
to vegetative cover, soils, natural boundaries, viewshed, geology,
constructed features, historic sites, trails, easements and slope.
3. ldentify potential development area (the remaining part of
the property).

4. Locate house sites. Generally, house sites should be located
not closer than 100 feet from Primary Conservation Areas and
50 feet from Secondary Conservation Areas, considering the
potential negative impacts of development to such areas as well
as positive benefits.

5. Align streets and trails. Generally, street design shall be
encouraged to minimize impacts on Primary and Secondary
conservation areas and other open space.

6. Draw in the lot lines to delineate the boundaries of individual
residential lots and the remaining permanent open space.

Page 37 of 52



Tools

Flag LOtS A flag lot is a large lot not meeting minimum road frontage
requirements and where access to the public road is by a narrow,
private right-of-way or driveway. It has two distinctive parts:

1. The flag, which is the only building site; and is located behind
another lot;

2. The pole, which connects the flag to the street; provides the
only street frontage for the log; and at any point is less than the
minimum lot width for the zone.

Tool Description

Pros e Allowing the efficient use of otherwise deadlocked areas;
e Maintaining rural character;
¢ Keeping development costs down;
e Limiting the creation of addition streets.

Cons *May cause potential negative impacts on privacy, visual impact
on established view corridors, architectural quality of proposed
home and traffic impact on neighborhood.

e Potentially increase the number and density of driveways. If
these driveways provide access to an arterial highway they will
interfere with the safe and efficient operation of the highway.

e Proposals to create flag lots should be regulated and carefully
reviewed.

side | x—\ Side

Street

Source: Google Maps
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Tools

Examples Oneida County, NY

Additional
Information

Requirements that should be included in an ordinance regulating
flag lots:

e Minimum lot size (typically larger than standard lots), exclusive
of the driveway;

e Minimum front, side, and rear yard requirements, exclusive of
the driveway;

e Limitations on the number of flag lots using a common
driveway (no more than four)

e Maximum length and minimum width of the driveway, as well as
construction specifications, particularly if the driveway is to be
shared;

e Ownership of the driveway (easement opposed to fee simple
title);

¢ Maintenance of the driveway (the municipality should not be
responsible for maintenance)

e Location of utilities

e Screening of lot and driveway

e Provision for emergency vehicle access and turnaround area.

Town of Southold, NY

e A flag lot located within the residential zones shall contain at
least the minimum lot area of the applicable zoning district in
which it is situated.

e A formal private lane or common access driveway is required to
allow flag lot arrangement into subdivision.

e The Planning Board may adopt further policies or regulations to
assure compliance with these requirements, including design
and legal specifications for the creation of lanes and common
access driveways over such flag lot arrangements.

e Keuka Lake Local Law Assessment and Analysis--Component 1
of the keuka lake looking ahead project Jan.2008

e Oneida County Preparing Farmland Protection Plan, Outlook: An
Overview of Planning Issues in Herkimer and Oneida Counties:
Volume 17, Number 2, Spring 1998
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Tools

Fixed Ratio
Zoning

Tool Description

Goal

Implementation

Pros

Cons

Example

Fixed Ratio Zoning is a tool which limits the ability to
subdivide and create non-agricultural lots. It sets a specified ratio
of lots per square acres i.e. “1 lot per 25 acres”, with non
agricultural lots usually limited to less than 2 acres. This is
sometimes helpful because flag lots and cluster subdivisions
enable farmers to sell lesser quality lands for development.

Limit residential development

Limit on the number of land subdivisions is allowed, and a
maximum lot size cap is placed on land sold for non-agricultural
residential use in addition to the traditional minimum size lot.

e Easy for rural townships with limited staff and lay boards to
implement.

e Easy to track land subdivisions and number of potential lots
available to prospective landowners.

e Limits availability to subdivide and therefore create non-
agricultural lots
e Does not promote mix use

Fixed Ratio zoning has shown very effective in Southeastern
Pennsylvania to preserve agricultural lands and provide ease for
rural townships to adopt a zoning ordinance where all parcels are
subject to new regulations. These parcels have been identified on
town maps, and then the maximum allowed subdivisions have
been recorded and the map is updated as sections become
approved.

Source: George Frantz, showing a conventional 2-ac lot then with 1:2 and finally 1:10 Fixed Ratio Zoning.
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Tools

Visual
Impact
Analysis

Tool Description

Goal

Implementation

Visual impact analysis (VIA) is a process through which
municipalities review the visual impact of a new development as
it is being approved. VIAs can take a number of different forms,
from a simple checklist of design considerations to a more
complex review process that quantifies the aesthetic
characteristics of a proposed building. How binding each VIA is
varies depending on the specific goals of the municipality.

The goal of VIA is to give a municipality the opportunity to
review the design impacts of a new development before it is
constructed.

Most municipalities in the watershed already have a zoning
review process in place, which approve projects based on the
compliance with local zoning ordinances. A VIA is the same basic
idea, but instead assesses a proposed project’s aesthetic impact
to the surrounding environment.There are a number of different
ways that a VIA could be implemented. At its most simple, it
could be a simple checklist of design considerations (building
height, lighting, etc.) to be completed concurrent to the permit
application process. A more involved VIA might require each
proposed development be ranked based on a number of
aesthetic criteria, ultimately generating an impact score on which
various projects can be compared. VIAs can be a mandatory
component of the permit process (e.g. projects must meet a set
VIA score before zoning approval is granted) or may be informal
reviews aimed at raising awareness of the visual impacts a
proposed project will create. VIAs may be implemented across an
entire municipality or targeted only at areas with high visual
impact (e.g. lakeshore properties, or land that can be viewed
from the surface of the lake).
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Tools

Pros

Cons

Example

Additional
Information

e If implemented correctly, a VIA would be a low cost process to
review new development before it occurs.

¢ VIAs fit well with planning tools that are already widely used in
the watershed.

e Since VIAs allow comparison of very different developments by
using objective, measurable characteristics.

¢ VIAs might not be enforceable, if current zoning does not allow
aesthetic considerations in the zoning process.

Tahoe Regional Development Council

The Tahoe Regional Development Council—a regional
planning agency with jurisdiction across the Lake Tahoe basin—
requires a VIA process for all new development, including single
family residential, that takes place along the shore (or in
specifically designated shore zones) of Lake Tahoe. Lake Tahoe’s
VIA requires assessment of all new developments on a number of
criteria, including tree coverage, building height, surface
reflectivity, and building materials. Each aesthetic consideration
is given a score, all of which are compiled to give arrive at an
overall impact score for each proposed development.

A detailed guide for their review can be viewed online via
this address: http://www.trpa.org/wp-content/uploads/
Scenic_Assessment_for_Shorezone_Projects.pdf_. A number of
assessment criteria used in the Lake Tahoe VIA can be viewed.
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Tools

Light
Pollution
Plan

Tool Description

Goal

Pros

Cons

Light pollution is light that is obstructive and
wasteful, diminishing others enjoyment of the night sky. A
light pollution plan would set guidelines for easy ways to
reduce individual’s contributions to light pollution.

The goal of a light pollution plan is to abate one or
more of the following forms of light pollution: Skyglow
which is wasteful light that shines skywards, reflects into
the atmosphere, and causes a glow over urban/suburban
areas, making it difficult to see the stars at night; Light
trespass which is light illuminating areas where it is
unwanted, i.e., intruding into neighboring homes, keeping
people awake at night; and Glare which is light shining
dangerously into peoples’ eyes as they walk or drive

e Dark skies improve quality of life universally in the
watershed, as well as create a more attractive nighttime
landscape for tourism.

e Lighting plans improve access to, incentivize and/or
mandate the adoption of already-available technologies.

e Long compliance timeframes allow adoption when old
lights need replacement.

e Much of the costs fall on individual business owners and

residents.
e Regulations require monitoring and enforcement.
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Tools

Implementation

Examples

First, remove obstacles in the way of combatting light
pollution. This requires working with local retailers and utilities to
discourage sale and installation of unshielded light fixtures,
encourage sale of appropriate ones. Next, develop incentives to
encourage lighting retrofits of existing properties through tax
incentives or regulations at sale. Finally set decide on a series of
regulations to targeted at light pollution. Examples of such
regulations include: limiting the height and location of buildings in
a manner that preserves views of natural and historic landmarks;
mandating that lights that minimize light/dark contrast; banning
lights that may create traffic hazards; requiring all outdoor lights
be fully shielded and downlit; restricting downtown/commercial
lighting during off-peak hours and during times businesses are
closed; and setting reasonable time tables for light retrofitting to
balance lighting goals and financial burden.

Boulder County, Colorado:

=  Minimum outdoor lighting requirements

= Fully shielded and downlit, shield opaque so not light can
pass through

= No lighting source (direct or reflected) can create traffic
hazard to motorists on public roads

= No colored lights that could be confused or construed as
traffic control devices

= No blinking, flashing, fluttering lights or changes in light
intensity, brightness, color, or lighting which exceeds 12 ft
in height (except required by state/fed law or holiday
uses)
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Tools

Additional
Information

City of Boulder, Colorado (over and above County regulations)

e Outdoor lighting ordinance- 15 years to comply if not in
compliance

e Property owners with building permits required to provide
lighting plans in compliance, as well as new buildings and
redevelopments

e Maximum allowable lighting levels based on zoning district and
use

e Lighting must be reasonably uniform to minimize light/dark
contrast

e All light in excess of 2,400 lumens (roughly a 150 watt
incandescent bulb) must be “white light” including metal halide,
fluorescent, and induction light bulbs

Dallas, Texas:

e Considering ordinance to darken city lights for four hours each
night, when consumption at local businesses is low

e Businesses would have to turn off most exterior and sign
lighting between 2-6am

e Exemptions for security, hospital, traffic control, residential,
transportation lighting, and facilities/businesses open between
2-6am

e Holmes, Joe and James van Hemert. Peacefulness & Livability:
Sustainable community Development Code. Rocky Mountain
Land Use Institute. aw.du.edu/images/uploads/rmlui/rmlui-
sustainable-peaceLive.pdf

e Kopel, David B and Michael Loatman. Dark Sky Ordinances: How
to Separate the Light from the Dark. March 2006.

davekopel.com/env/DarkSkies.pdf
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Tools

Growth
Center
Designation

Tool Description
Goal

Implementation

Pros

Cons

Source: h

A growth center is a compact area planned for
concentrated, mixed-use development. In theory, contains a
core with commercial and community services, residential
development, and natural and built landmarks and boundaries
that provide a sense of place

To integrate existing and future uses of areas within the
growth center and increase connections between currently
disconnected areas.

Common procedure includes creating projections for
population, housing, land area needed to calculate projected
growth. The potential town center is then assessed to
determine whether it can accommodate the projected growth,
then core and growth center boundaries are determined.

e Growth Centers have the potential to preserve historic
properties in center’s core, and land use patterns outside of
core.

¢ By including areas with scenic views outside of the boundary,
municipalities can limit further development.

e Complex, long application and approval process
e Limited by natural boundaries such as waterways, mountains,
etc.

.vermont.gov/si files/Documen ron mmuniti ignation
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Tools

Example | ,ijle Village District:

Principal growth center of Waitsfield, VT

The Irasville Village District has experienced 30 years of
displayed, concentrated growth due to “smart growth” planning
techniques.

Located in the Mad River Valley, the district includes
approximately 190 acres of land, with nearly 200,000 square
feet of mixed-commercial space, over 80 residential dwellings,
and several recreation facilities.

However, the lack of community wastewater or water
systems, and lack of integrated stormwater management, have
resulted in a fragmented development pattern and limited
capacity to accommodate anticipated growth pressure

e http://www.waitsfieldvt.us/docs/Irasville_plan_2002_Il.pdf
e http://accd.vermont.gov/sites/accd/files/Documents/

strongcommunities/cd/designations/GrowthCenter(hr).pdf
e http://www.waitsfieldvt.us/planning/irasville.cfm

Additional
Information
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Tools

Rural Design
Guide

Tool Description

Goal

Pros

Cons

Implementation

A rural design guide is a document that illustrates,
explains, and endorses principles of good, locally relevant rural
design.

Rural design Guidelines ensure good design decisions that
meet the needs of those seeking to build, without
compromising the integrity of the Lake.

¢ Adoption of recommendations is entirely voluntary, allowing
flexibility in design, and avoiding resistance met by new
regulations.

e There’s no monitoring or enforcement required.

¢ A rural design is locally specific and relevant.

e The guide may inspire understanding and pride for community
assets.

e Because the guide is voluntary, on its own it may be
insufficient to achieve scenic preservation goals.

e Preparing the guide requires many volunteer hours and
publishing costs.

e The task force must mediate between different opinions on
what patterns and views are most desirable.

First, identify community’s existing character and
patterns. This should be done while gaining public input on
valued pattern. Once principles have been set, next publish
guide to patterns, recommendations, and implementation.
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Tools

Example coynty Kilkenny Rural Design Guide—Kilkenny, Ireland

County Kilkenny shares Keuka’s topography of rolling
hills and lowlands, as well as its predominantly rural, agricultural
landscape.

The County Kilkenny Rural Design Guide documents a
range of traditional:

i. Landscape character
ii. Location and siting patterns
ii. Built forms

iv. Elements and materials
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Tools

The Guide outlines the desired characteristics and patterns:

Location and siting patterns
¢ Building placement
¢ Overlooking neighbors
e Landscaping
e Boundary treatments
e Access
¢ Parking
Built form:
¢ Building scale
e Form and shape
e Massing and volume
Elements and Materials:
e Preferred colors
e Locally distinctive materials
¢ Native landscaping
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Tools

Additional
Information

e Thorbeck, Dewey. Presentation: Rural Design: A Way to Build
Community. University of Minnesota Center for Rural Design. 11
December 2008.

e Placer County, California. Rural Design Guidelines.
placer.ca.gov/departments/communitydevelopment/planning/
documentlibrary/designguidelines

e Geoghegan, Delphine and Philip. Westmeath County Council.
Westmeath Rural Design Guidelines. June 2005.
westmeathcoco.ie/en/media/ruraldesignguidelines.pdf

e County of San Diego. Residential Subdivision Design Guidelines.
May 2012. sdcounty.ca.gov/pds/advance/
Residential_Subdivision_Design_Guidelines.pdf

e Maher, Tom and Joe Crockett. Kilkenny County Council. County
Kilkenny Rural Design Guide. kilkennycoco.ie/eng/Services/
Planning/County_Kilkenny_Rural_Design_Guide.pdf
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Moving Forward

The Keuka Lake Watershed community seems to be well
on their way in discussing and brainstorming ways to preserve
and enhance the watershed. Since many of the community
members are already convening on a regular basis, the next step
would be to continue getting feedback from the community on
concerns and suggestions regarding the welfare of the
watershed. Also leaders should begin to tailor the recommended
process to better suit the community's needs. Starting the
surveying process slowly will be beneficial in order to give oneself
time to alter anything that seems to not fit well within the
survey. Once the perfect process and survey method is chosen,
each following step will fall into place.

The community of Keuka Lake has already made
significant progress in the Local Revitalization Waterfront Plan
and on behalf of our team we wish continued success.
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