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200 Depot Hill Rd.
Amenia, N. Y. 12501
March 19, 2608

Town of Amenia Planning Board
Town Hall
36B Mechanic 8t
Amenia. N, Y. 12501
Re; Comments on Silo Ridge

Dear Chairman Fenn and members ofthe Planning Board,

Silo Ridge may be a welcome addition to our town but in my opinion it will be too large, if
R built as proposed.. Ifthere were fewer houses, a smaller hotel, and more open space, othet than
the green ofthe golfcourse and the woods, it would be more appropriate for this area. I feel very
strongly that the planned building on the Toop oTDel.aVergne Hill should Be moved back much
farther toward the Miller house, or eliminated altogether. If placed in the area where the wooden
Qy outline was constructed a few months ago, it would definitely interfere with the beauty ofthe
scenety for drivers traveling both down and up the hill. Please don't let them compromise our
view.

Sincerely,

Cloaditts # s
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To: Mr, George Fenn
Chairman.
Amenia Planning Board

Love of Amenia, its beautiful countryside, and respect and concern for the well-being of
its citizens, require that [ offer some cautions and suggestions regarding Silo Ridge’s
‘proposed development along Route 22. '

In light of the current economic downturn, the failure of similar developments further
south (with twice as many golfing days per year), and the failure of other proposed
developments to obtain financing, careful consideration must be given to the following
issues.

A 1. The magﬁitude of this project destroys the beauty and tranquility which is

intended to draw the prospective buyers, renters and golfers to Silo Ridge.

2. While Amenia needs the jobs we hope this project might generate, we need to
determine the cost and impact of the enlarged village infrastructure needed to

B ‘support this greatly increased population. The number of future units at Silo

Ridge, combined with the number of units proposed for Keane Stud, the Syms |
project, and Westerly Ridge, will create an explosion of overgrowth ‘How will
Amenia handle the mushrooming demands? Another vital question is, will

C Amenia have enough water to supply all these additional households?

3. If Amenia is going to enter into business with the proposed develdpers of Silo

D Ridge, we need specific and comprehensive financial and business information

on this group: 1) their financing; 2) the number of development projects they
have previously built, and their dates; and 3) the success rate of these projects.

4. How does Amenia protect itself when Silo Ridge is unable to sell or rent

E enough of their properties to cover the increased tax load needed? What if the

hotel is unable to cover its costs? Amenia could be left holding the financial
bag. In addition, the countryside would be left scarred with empty or
incomplete buildings. This has already happened to other developments in the
past 12 months. That is why the bond is imperative in this case.

5.  Similarly, placing a building in the curve of Route 44 on Delavergne Hill
F destroys the beautiful view and puts another blot on our sought-after landscape.
There must be another spot to place such a building which will neither disfigure
our Jandscape nor create a serious traffic hazard.
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The solution to the problem is twofold.

.

A realistic and intelligent downsizing of this development to half to one-third of
its proposed size. In the current recession this would facilitate fund-raising by
Silo Ridge and also enable them to sell/rent a greater portion of their buildings.
Both Silo Ridge and Amenia would therefore have a greater chance of success

with the project, and the benefits to each would be realized sooner.

Tum Silo Ridge into a “green” project. Green buildings and communities are all
the rage now, both in the U.S. and Burope. Green projects such as the Naval
Yards in Brooklyn, and hotels in San Francisco and down south, are either

under construction or are already in existence. The New York Times and many
other national and international publications have gjven excellent coverage to
these projects. This is free advertising. A “green” Silo Ridge would serve as a
magnet, drawing people from near and far to visit, to learn, to buy, to rent and

to play golf. It would make a national name, both for Amenia and the

developers. =

With imagination and careful planning, we could create this wonderful addition to our
cornmunity. It would be an example to the rest of the country. We could make it a

 learning center for the creation of “green” communities. We could offer weekends of
fectures and tours of this trend-setting project. This would draw, entertain and delight
new residents to our area. It is an exciting and achievable project.

A “greén” Silo Ridge could make Amenia both profitable and proud.

’ '\"/r;'z(/v-t V2N
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Romia B—¥imball
09 Bella Vista Road

- Amenia, New York '3/,? L//O‘{s'
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Andrew Durbridge
37 Clark Hill
Wassaic, NY 12592

March 14, 2008

To: Town of Amenia Planning Board.
Ref: DEIS Silo Ridge application.

Dear members of the Planning Board,

Please consider the following comments in their entirety, as a matter of
record pertaining to the current planning application by Silo Ridge.
Firstly, let me say that I am not opposed to appropriate and well planned
development at the Silo Ridge golf club. If done properly Amenia has a
chance to grow and prosper, with the concomitant growth in job
opportunities, and to have a fully supported Waste Water treatment
facility. There are still however many questions to be explored and
answered; what will be the effects of such a huge increase in traffic and
the proposed mitigation, what is the planned bonding, density and
viewshed mitigation, what are the actual local construction

-opportunities, as well as types of permanent jobs and salaries to be

created? These are just some of the many issues that still require
answers and assurances. [ will address in more depth some of my
concerns here. : - ‘ -

While T understand that within the context of the DEIS, the -
applicant is not necessarily obliged to provide detailed market feasibility
studies to support the viability of such a large scale project, 1 will suggest
that, especially in this economic environment, the financial viability of
the project is of prime importance to our town.

Given that the developers stated fiscal impact and tax revenue
projections assumes a market value of the units to be significantly higher
[up to 250%)] greater than both the current home prices in the Town, and
for the similar proposed developments in surrounding communities,
surely the applicant needs to substantiate their assumptions? The SEQR
process, and any subsequent approval for this development may be
entirely in vain if the project is not built due to poor economic conditions.
In fact the consequences of such failure might well be the wasted
investment of tax payers money, time, and energy, on the part of the

‘town, and the desecration of an historic and unique viewshed. What is

the town left with if the project is only partially completed or if many of

the houses remain unsold?
E v '
REAEED
Pa-|
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The present Recession has resulted in a serious downturn in property
values and a huge slump in the nation’s housing sales, making this
project’s economic viability an important consideration for the Planning
Board. In light of this, it is imperative that the Planning Board have at
hand a recent, thorough, market viability study done by independent

_experts. Research completed in an earlier buoyant economy and paid for

by the applicant may not, in my view, present an accurate and thorough
picture. We all know that, even in areas with year round golfing, the
countryside is littered with failed similar projects. Amenia taxpayers
cannot afford a failed project of such magnitude.

At recent public hearings, speakers, experts in the field of finance and
resort development, have warned that, because of current economic
conditions, the probable success of this type of project has become far
less favorable. In fact, at a previous public hearing, one expert, familiar
with the funding of such projects, cautioned against such a project at
this time. :

Another critical factor to be considered is that the local market for such
a project includes the overlapping Carvel project just a few miles away,
as well as similar projects at the former Harlem Valley Psychiatric N
Center, and in Hyde Park. The DEIS currently only pays lip service to the
existence of the Carvel project. These projects are vitally important
factors to be considered, and despite some reports, they will be marketed
to a similar demographic market. These massive projects will constitute
the majority of several thousand new residential units proposed within a
20 mile radius. |

Supporters of the project, seeing the “glass half full,” say that even if the
project fails the town would be left with a sewer. It is my understanding

that the Silo Ridge project is building a WWTP for its own use, but that it
will build increased capacity so that Amenia may connect to it. The Town

. will then have to assume the costs of -connection, the costs of all
infrastructure building, as well as the land costs. In addition, the

conistruction and maintenance costs for at least one pump station (since
the plant is so high and waste must be pumped up hill from the hamlet)
will fall upon the citizens of the water district. Contrary to what some are
saying, Silo Ridge is NOT about to “build Amenia a sewer”. We must have
at least a realistic estimate of the infrastructure cost to the Town, and
the annual tax cost to the water district residents before we begin such a
potentially expensive undertaking. It is only realistic to assume that if
the project doesn’t sell, the cost burden will become exponentially higher
to the residents of the water district. '

G R
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It is not sufficient to say that the supposed benefits resulting from the
project will offset all or any community concerns, as has been said in the
local press. The town should be assured that it will not be permitting a
large scale project simply because there is a list of possible benefits to
the town, which may or may net come to fruition. There is no guarantee

_that the benefits will eventually be provided by the developer. Answers to

all questions are absolutely essential.

' In reading the recent independent [Hudson Group] analysis report, it is

quite apparent that the apphcant needs to improve the accuracy of the
research and information used in making their assumptions and

predictions for the project. The size and scale of this project if approved

as currently proposed, would conservatively double the size of our
community. Consequently, I believe that the current size and scale of the
full proposed build out is too large. Some residents wish to believe that
there will be a local tax windfall to follow, and might use this message to
promote the approval. It is imperative that they look more closely. There
are many communities who have grabbed at this same ‘carrot’ and failed.
There is not a direct increase in local tax revenue without the requlred
cost of an increased local budget to provide thé services. Several
speakers at the public hearings have pointed out that the taxes recelved
from condominiums are also much less than those from single family
houses.

Lastly, and no less importantly, any build out of this project located
within the DeLaVergne ‘horseshoe’ area will be a visual blight, and a
serious traffic and safety hazard, and should be drastically scaled back
or removed from consideration. _ :

As planning board members representing town taxpayers, there is no
such thing as too much scrutiny. There may be a temptation to support
the applicant, when they complain about delays. There may be a

tendency to yield to those who shout, “Just do it!” Please do not be
pressured by either faction, our town has too much to lose if this project
fails. There is no obligation to rush this. The questioners at the public
hearings and the Planning Board members should be commended for
their diligence and for their thoughtful questions and deliberations.
Amenia has only one chance to get it right, please take the time
necessary to do a thorough and careful analysis.

Yours sincerely,
Andy Durbridge.

i
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George Fenn, Chairman, & Members
Town of Amenia Planning Board
36B Mechanic Street

Amenia, New York 12501

Date: March 18, 2008
Re: Silo Ridge Development

I am a resident of the town of Amenia and respectfully take this opportunity to make some
comments on the Silo Ridge Project currently before the Planning Board. My comments relate to
the DEIS specifically sections 1-5, followed by some general comments.

The Silo Ridge community as planned is very, very large and if completely occupied will
dramatically increase the population, affect town service delivery systems, and change a recognized
reégional, historic view-shed. Yet, the developers claim, but which I find hard fo fully believe, that
it will have: .
o minimal visual impact,

- no impact on roads and transportation,

no impact on land use and zoning,

no negative impact on community character,

no impact on the town’s water district, and

it will be very environmentally friendly.

* 9 0 0

They do acknowledge, however, that there is likely to be an increase in the need for emergency
services, and an increase in the school population by 128 students. They go on to say that both of
these service providers will be the recipients of increases in revenue: the former by $200,000 “to
increase staff and new equipment”, and the latter by $2,140,000 (DEIS sec. 1.0-3.13-8). The town -

relies on volunteers for its fire and emergency departments. So how does that work? | And while the

school district does have the ability, at this time, to readily Tacilitate an increase in pupil population
some parts of their annual budget, such as bus transportation, general supptlies, and food service, as
examples, most likely will be affected, upwards, in time.

Section 5 of the DEIS discusses the alternatives to the project. In my opinion, if approval is your
decision, then the Traditional Neighborhood Development scenario would appear to be compatible
with the town’s Master Plan. However, considering the fact that the figures for revenue for the town
from this project seem to be predicated on it being fully developed, it may be a scenario that never
really plays out, especially as we compete with other similar developments bemg planned for
Eastern Dutchess. Then what?

1

The Town of Amenia can grow, there is no doubt. But is such a community within a community an
integrating component of town life? Will it really be a “boon” to our economy? Will the jobs it
offers really sustain an individual and/or a family? 1 wonder, and so should everyone.

Very truly yours, ) | | '
(Dt el - Zec'd ?)r%)os

Arlene Tuliano,
5103 Route 22, /
Amenia, NY 12501 ' ﬁfo
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MEMORANDUM

TO: Town of Amenia Planning Board
FROM:; G. A. Mudge -

DATE: March 19, 2008

RE: . Silo Ridge Resort Community

Some have high hopes for Amenia based on the Proposal for the Silo Ridge Resort
Community, but a sober assessment reveals the hard nut of the truth. The Proposal is not
a winning lotto ticket. The Developer is not Santa Claus. Christmas will not come to
Amenia 365 days a year if the Resort is built. Above and beyond these basics, there are
very real reasons to reject the Proposal.

- 1. The Resort Will Cause a Tax Increase on Existing Property Owners. As

- documented by planning authority James Sheldon, “large housing developments and a

growing population almost always lead to higher property taxes for all residents of a
community and its surrounding school district” and “judging from development patterns
in every other town in the Hudson valley, the costs of providing education and other
public services are likely to be much, much greater than the additional tax revenues
received.” (emphasis added) '

‘The Draft Environmental Impact Statement (“DEIS”) suggests otherwise, but the
projections in the DEIS are based on unrealistically high prices for units in the Resort.
The Report of the Hudson Group, consultants to the Planning Board, notes (a) the lack of
a viable market study, (b) that the Silo Ridge prices are substantially above those
proposed for comparable nearby developments and (c) that the Silo Ridge prices are

" substantially above recent actual sales in Amenia. Simply stated, the DEIS projections re

fiscal impact are not reliable.

The hope that Silo Ridge would somehow be an exception to the geﬁeral trend across the
country and in the Hudson valley is wishful thinking.

The Planning Board should not approve the Resort, which will increase property taxes on
existing landowners. '

2. The Resort Will Violate the New Comprehensive Plan and Zoning Law. Much of-
the new Comprehensive Plan and new Zoning Law is designed to protect the open space,
ridge lines, views and viewsheds within Amenia and the rutal character of the Town. The
proposed Resott is so large that it would ruin much of what the Comprehensive Plan and
Zoning Law were designed to protect. The proposed townhouses high on the DeLavergne

Hill are obvious examples.

PEuseD
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The Planning Board should not approve the Resorf, which will violate the new
Comprehensive Plan and new Zoning Law,

3. The Resort Is Not Realistic. The proposed Resort is simply not realistic. The
downturn in the real estate market is real and possibly long-term, both across the country
and in Amenia. We are in a recession. The project is unlikely to get the necessary
financing, The units will not sell for the prices used in the projections of the Developer.
The Report of the Hudson Group documents that the Silo Ridge units are substantlally
overpriced in a competitive market where supply exceeds demand.

Failure to obtain financing and to proceed with construction will have a negative impact

on Amenia. Approval of a “stalled project” will have a negative impact on other, more
rational development which might otherwise proceed at a modest pace. '

Starting the project and not finishing it would leave the Town with a terrible mess.

" The risks of failure are very real, and the consequences of failure are very great.

" The Planning Board should not approve the Resort, which is clearly not viable.

4. The Sewer Smells Fishy. The hope that the Town might use the Waste Water
Treatment Plant of the Resort is just a hope, probably unrealistic. The feasibility and cost
of the Town’s using the WW'TP of the Resort needs to be carefully studied. Is this
realistic? What is the cost? Will it really work? How must this be structured and

financed to protect the Town? These are compllcated technical, legal, financial and

political questions.

The Developer is not Santa Claus, and Santa Claus does not give away sewer sygfems,
even to Amenia.

The Planning Board should not approve the Resort on the false hope that the Resort will
somehow solve the sewer problems facing Amenia.

5. The Developer?

Who is the Developer?

What is its experience in creating golf resorts?
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We know that some operators are worthy and produce good work and some are less
competent and produce disasters.

The totally unrealistic financial projections of the Developer in the DEIS put the
competence and integrity of the Developer in serious question:

The Report of the Hudson Group clearly raises this issue.

6.

I Have a Nightmare. We all have dreams for Amenia, but I have a nightmare -

_The Planning Board makes the mistake of approving the Resort.

The units do not sell at the projected prices.
Many units are not sold.

With an over supply of housing, real estate prices in Amenia continue to fall.

Property taxes on current landowners go up to provide services for the Resort
whose property taxes do not cover the cost of services to the Resort, in part
because of the. clever “condo” structure of the Resort,

The Resort becomes a primary home for many with children who attend the public
schools, many more than projected by the DEIS.

New school construction is needed to accommodate new students from both the
Resort and other development (there will be other development).

State aid to the Webutuck School District is substantially reduced as a result of the

Resort as projected by the Report of the Hudson Group.

Serious traffic congestion develops as a result of many more vehicles in the Resort
than projected in the DEIS. While it is possible to take a train from NYC to
Wassaic, it is not practical to get around Dutchess County without a car. One
should assume that many units in the resort will have at least two cars.

New stores and restaurants appear within the village of the Resort, but not within

the Town of Amenta; the village in the Resort is very active, but the Town of

Amenia is not revitalized.
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. The Resort destroys the views, ridge lines and rural character of a town we all
" love.
. The Resort becomes a “gated community,” and those who live outside are

outsiders (including a large number of service personnel for the Resort, and their
children who will attend the public schools),

. We end up with an elegant “resort community” and a subservient “town

community” rather than an integrated community, which would emerge from
multiple moderate development projects over time.

. It is either impractical or uneconomic to use the WWTP of the Resort to treat
Town sewage,

[ Z. | =

. Other healthier development does not procecd, as it inevitably will in the absence

of the Resort.

While it might be possible to protect the Town against some elements of this ni ghtmare
through financial bonds provided by and at the expense of the Developer, it is not
possible to protect the Town against all elernents of the mghtmare

The Planning Board should not create this nightrnare and should not appfove the Resort.

I understand that you will give these comments to the Developer with the expectatmn that
the final environmental impact statement address these concerns.

Thank you in advance for your diligence and hard work in considering these challenging
issues.
' )/{#, £~ | G. A. Mudge
.ﬁ : 123 Kennel Road
’ Wassaic, NY 12592
. 845.677.8342 (T)

845.677.4169 (F)
amudgemoby@aol.com

cc: James Sheldon



MEMORANDUM

TO: Town of Amenia Planning Board

FROM: G. A. Mudge
DATE: March 19, 2008

RE: Little Town Views — Statement of Principles

Letdter (o

As we think about the proposed Silo Ridge Resort Community and other development in
Amenia, the Statement of Principles on www littletownviews,com provides a useful

anchor. Attached is a copy.

The most important point:

“... our central view; based on in-depth research and level-headed analysis, is that
runaway growth of the sort proposed for many of our rural towns would lead to
substantially higher property taxes, more crowded schools, less affordable housing,
and little economic gain other than for the developers and builders whose high

returns we, the taxpayers, would be forced to subsidize.”.

We have been fairly warned.

(4 Me))e
_

ce: James Sheldon (without enclosure)

G. A. Mudge

- 123 Kennel Road
Wassaic, NY 12592
845.677.8342 (T}
845.677.4169 (F)
amudgemoby@acl.com

RE@EW%
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Statement of Principles

LittleTownViews.com Is designed as a community catalyst and
fnformation resource dedicated to the proposition that we all
have the right to live and raise our children In a small town
setting.

The site is neither pro-growth nor anti-development in Its vision,
neither right nor left in its politicai leaning, nelther for nor
agalnst “progress.” Rather, our central view, based on In-depth
research and level-headed analysis, is that runaway growth of
the sort- proposed for many of our rural towns would lead to
substantially higher property taxes, more crowded schools, less
affordable housing, and little economic gain other than for the
developers and builders whose high returns we, the taxpayers,
would be forced to subsldize. i

The rural character and quality of life we enjoy teday has great,
lasting value. Indeed, it s the rural appeal of aur towns that has
allowed the region to post one of the strongest econamlc arowth
rates In the entire northeastern U.5. over the past five years.
Only by means of effective, legally sanctionad planning tools can
our government offlcials protect this small-town way of life to
the benefit of all our nelghbors whether rich or poor, natlve or
newcomer.

Responsible government, thoughtful planning and active
community Involvernent do not stand in the way of progress;
they are essentlal ingredients in helping us all define what we
view as progress iself,

HOME | ABOUT THIS SITE | ABOUT JAMES | PUBLIC SPEAKING | CONSULTING | CONTACT JAMES

COPYRIGHT®) 2005-2006, Little Town Views, LLC. ALL RIGHTS RESERVED

http:/f'www littletownviews.com/about.html

©3/19/2008
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MEMORANDUM

TO: Town of Amenia Planning Board
FROM: G. A. Mudge |

DATE: March 19, 2008 .
RE: Silo Ridge Resort Community — A Framework for Analysis

By separate memorandum dated March 19, 2008, I am urging you not to approve the
Proposed Silo Ridge Resort Community for the reasons set forth in that memorandum.

By this memorandum, I am sharing with you the e-mail dated February 8, 2008 from

“James Sheldon, together with several printouts from www.littletownviews.com, the

website which Mr. Sheldon runs.

Mr. Sheldon is a well-respected planning authority. While the enclosures do not directly
address the Silo Ridge Resort Community, they raise issues which must be addressed by
the Town of Amenia Planning Board in assessmg the proposal for the Silo Ridge Resort
Community.

I hope the enclosures will be useful in your deliberations.

Thank you in advance for your diligence and hard work in considering these challenging’
1ssues.

A _ G. A. Mudge

6 A ‘ - 123 Kennel Road
¢ Wassaic, NY 12592
/ 845.677.8342 (T)
845.677.4169 {F)

amudgemoby@aol.com

ce: James Sheldon (without enclosures)

Enclosures:

Sheldon e-mail dated February 8, 2008

Durst Watch (3): By the Numbers dated March 2, 2008

Durst Watch (2): Meet the Family dated February 15, 2008

Durst Watch (1): Laying the Groundwork dated February 8 2008

Once Upon a Time ... dated January 14, 2005

Lessons from Our Neighbors dated May 24, 2005

A Small Number That Will Make a Big Difference To Your Taxes dated March 9, 2006
Battle of the Experts Begins in Durst Subdivision Review dated January 2, 2006

h uLB\L
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Subyj: New Website Feature: "Durst Watch”
Date: 2/8/2008 5:26:41 PM Eastern Standard Time
From: members@littletownviews.com

To: members@littletownviews.com

Dear Members and Readers,

The largest residential subdivision in our region’s history-- Douglas Durst’s proposed'951-home
development on the Columbia-Dutchess border-- is entering the final stages of public review and
comment. :

In order to highlight our concerns and galvanize civic scrutiny of the Durst plan, LittteTownViews.com
will be posting several pieces in the coming months about the likely financial impacts of such rapid

- development and the prospects for stopping or substantially restricting the current proposal which, if

approved, would propel our rural towns quickly towards the brink of suburbanization.

For starters, we will be re-posting several “Views From Gallatin” columns written over the last three
years which remain pertinent to understanding the fiscal and social implications of the Durst plan. In
addition we will be publishing new research findings of our own and studies from other analysts about
the myths and realities of rapid growth in small towns.

Next, we will be posting the results of our detailed investigation into the Durst Organization and its
development partner, Landmark Land, contrasting their rosy financial projections of an _
“environmentally sensitive resort community” with the hard realities of similar projects in once-rural
towns and school districts. o

Finally, we would like to post your own thoughtful and persuasive comments on the project, which we
urge you to share in person at one of the public hearings scheduled over the coming weeks and submit in
writing to the Pine Plains Town Planning Board, the lead agency charged with reviewing the
subdivision. (Public hearings will take place on February 29 and March 12 at the Pine Plains High
School at 7:00 pm and on March 6 at the Milan Town Hall at 5:00 pm.)

- We begin our “Durst Watch” series this week at www. LittleTownViews.com with links to four columns
we’ve published since 2005. The first lays out the basic principles for our analysis of the costs and
complications of growth in small towns. The other three explore in more detail the primary cause of tax
increases brought on by rapid development: the cost of educating the children from new homes who
attend the local public schools. ‘

Please let us know youf thoughts on the Durst development and en what you would like to see from our
efforts at Little Town Views. :

Sincerely,
James Sheldon

isheldon@LittleTownViews.com
518-789-3094

Friday, February 08, 2008 America Online: AMudgemoby
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« Durst Watch (2): Meat the Family | Main

Durst Watch (3); By The Nu mbers

March 02, 2008

The following ts a copy of a letter to the Pine Plains Town
Planning Board, the lead agency charged with reviewing the
potential impacts of Douglas Durst's proposed 1,000-home

subdivision,.
Ladlies and Gentlemen of the Planning Board:

The Durst Organization has produced for you a labyriuth of
nambers in its 1,500-page Environmental Impact Statement, all of
which paint a glowing portrait of an env'iroumuntnlly sensitive,

financially beneficial windfall for our rusal commu'niries. ’

T would like to focus your attentmn on ten simple, common-sense
numbers which, when studied alom, with supporting data I wilt
subinit later, should help to canvince you that the Carvel
Development will not look anything like the upscale golfing resort
proposed and that it could well becone a financial disaster for the
towi, its properly owners, its local businesses and the Pine Plains
Central School District.

The first set of numbers concerns the claim mads by Durst and his
team that they have identified a market for 1,000 homes to be sold
to affluent, avid golfers and resort lovers, mostly from the New

York metropolitan area,

THIRTY-THREE PERCENT: The decline in the numbers of
Americans who played golf at least twice a month from 2000 to
2005, In other words, overall demand for golting and golf-oriented

communities has plummeted by one-third.

THREE THOUSAND TWO HUNDRED: The number of new
homes surrounding golf facilities, including the Durst application,
that are cirently proposed for construction within 40 miles of
Pine Plains, In oi-Hr:.r wuonds, even if theve were grow i'hg- demand for
golf resorts, every home Durst puts on the market will likely be
competing with two other very similar units only a short drive

away.
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SIXTY-TWO DEGREES FARENHEIT: The average high
temperature, from November to March, for the six golf
communities that Durst and his partner, Lanchmark Land, identity
in their impact statement ag “comparables” for Carvel, The average
higl temperature in winter at the other 11 resorts that Landmark is
managing, but which ware not included in the filings, is 68 degrees.
The average high winter temyperature for Pine Plains: 37 degrees. If
there are truly comparable developments for what Durst is

proposing, we have not seen them,

EIGHT-HUNDRED-THOUSAND DOLLARS: The median

home price Durst is seeking for his 1,000 units and the basts of his
salenlations for Property kax vevenues contributed to the town and
school district by the Carvel Development. The 2007 median home

price in Dutchess County was $330,000, 60% less.

ZERO: The number of development projects outside of New Yol
City that the Durst Organization has completed. Zere is also the
number of golf communities that Landmark Land. has designed and

built out to completion.

Faced with collapsing deménd, exploding supply, no
comparable projects and no proven track record, how can
. an)}nnc expect that Durst will deliver an upscale golf
. community in a climate like ours with homes priced at

two-to-three times the going rate?

1f the (]e‘.’el()[)lflﬂ.nt will not be what they elaim, what might it
actually look like instead? If the last 60 years of history in the
Hudson Valley is any guide, these 1,000 lots, if approved, will

© attract middle-class tamilies moving in from cities and suburban
argas in order to find more ntfordable housing, quicter

communities and better public sehools for their ehildren,

Unless the history of owr region is about to change drastically, here
then are two key numbers to highlight the impact one new

neighbors could have.

ONE-POINT-THREE-FIVE: That is how many students enrolled
in the nearby Arlington school district for évery new house built
there during the mid-1990s when the area experienced a housing
boom, spurred by in-migration, It is a number that many other
school acininistrators have described as conservative, and it is also
supported by data from ather fast-growing school districts in the
mid-Hudson Valtey, If the same envollment ratio holds for Carvel,
it will equate to 1,350 new students attending the Pine Plains public
schools, or nearly double the 1,400 students enrvolled in the distvict

last year.

ONE-THOUSAND-NINE-HUNDRED DOLLARS: The

" httnfAwww littletownviews.com/2008/03/durst watch 3 by the numbers.htmi 3/5/2008
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average merease fn school taxes for eacht home in the district
necessary to cover the annual deficit ereated by adding those 1,350
students,

Tunderstand the community’s coneern that recent declines in
school enrollment ulay continue. There is plenty of opportunity for
growth that wilt boost etrollment. The question 1s how much you
want, how quickly and at what cost, Doubling the student hoely
with one subdivision over a five- or ten-vear period hﬂl'-d!}' seems

an attractive solution,

One last sct of numbers, which shiows who stands ko win if this
development is approved and who, along with the taxpayers, will

tikely be the big losers.

EIGHTY MILLION l-)OLLARS: The estimated profit that
Douglas Durst stauds to make if he were to sell the 1,000 approved
i lots at Carvel before i)utting a single shovel in the ground. You can't
1 blame him if he coneludes his resort plan is nq"c viable and decides
to sell out the ubfinished building lots, but yon needn't feel any
svmpathy for him cither, ’

ONE-HUNDRED-AND-FIFTY-THOUSAND SQUARE
FEET: A rough guess of how much retail space will be needed to
meet the local shopping needs of the 2,500 or s0 new residents al
Carvel. “Good for onr local hu.'s-inesses'." you might say. But, again if
history is a decent guide, most of this new space will vot be
developed in the maiddle of town but in strip centers along Route
199. These retail conters 'typically attract national and regionat
chains like Flannaford’s, CVS, Applebee’s, and Ace Hardware with
their strategy of nnder-pricing focal merchants in order to dyive
them out of the market fov good, Such a rapid increase in new
haowmes loeated so far from the central hamlet will liely to put an
end to Duell’s Hardware, Pine Plains Pharmacy, Peck’s Market and

other business stalwarts of the town,

_TWO HUNDRED: The total number new homes built in the ten
towns of Northern Dutchess County {2 a strong year for housing,
The Carvel proposal, in other wards, will floed the market with a
five-year supply of building lots that will dramatically reduce ﬂle
selling prices of existing homes and raw land for miles arond, 17
that's not a eonfiscation of private property rights from all of us

who ;wn property in the area, 1 don't know what is.

So, menmbers of the Planning Board, these areten npn}bgrs that
suggest there could be severely negative financial impacts from the
Carvel Developwent as cinvently proposed. T cannot ask vou to
accept my numbers as the only, or even the best, estimate of what
the futnee will bring. But T urge you to accept them as a realistic

and carefully researched finaneial scenavio of what could indecel

- http:/iwww littletownviews.com/2008/03/durst watch 3 by the numbers.htm) 3/5/2008
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happen here. And if you do accept the possibility of a financial
outcome very ditferent from what Dusst predicts in his filings, then
You must take steps to ensure that the town is not left holding the

lag il his estimates prove to be wildly optimistic.

You can and should request that Mr. Durst put his money where his -
noukh is by posting a boud large enough to mitigate the financtal
impacts on the town and the écllool district should his resort
community in fact tien ot to be just another sprawling subdivision
of new families whose demands for public services will far exceed

their propeity tax payiments,

You can and should Insist that if he s going to take such huge
profits out of your town, he does not do so at the expense of the
towi's property owners and businesses, Restriet the number of lots
and houses be can sell in a given vear, Make him pay for new fire
tencls, highway equipment and sehool buildings should the need
arvise. Make him provide affordable housing for qualified town
residents, Make him help revitalize local businesses in the hamlet.
In bhort make him m1tu,.1te the potentially dive impacts of his
development so that whatever you approve on the Carvel properiy
is consigtent with the goals set putin your town’s Comprehensive

Plan.

No one can ask you to stop development in the town, only
to anticipate and mitigate potential problems so that the

worst case scenario does not become a reality.
Sincerely;

James Sheldon
Gallatin, NY

_read full story >>

Postad by jsheidon@llttletownvuews com | Permalink >> |
Comments (1) .

I COMMENTS

Mr. Sheldon: | have been following your website for over a year
now. Your insights and research about the untouted impacts of
megadevelopment in a rural setting have great relevancy for a
development in my neck of the woods, Tupper Lake in the
Adirondacks. You can read about our fight Upstate (really
Upstate) to conserve the Small Town charm of our dying timber
town by visiting TupperLakeLandOwners com, We could use a few
more realistic thinkers like you up here. .

Jack Delahanty
Tupper Lake, NY

Posted by; Jack Delehanty [ Mar 2008 09:12 PM
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Durst Watch (2): Meet the Family

February 15, 2008

In a recent blitzkrieg of mailings to our homes, the Durst
Organization extols the glories of its past accomplishments, the
smiling family af its helm and the “envivonmental” virtues of its
proposed Carvel development. But the glossy brochures, which
offer a slew of miélendi.ng environmental claims and wildly
inaceurate finandial projections, neglect to tell ng anything ahout
the key players overseeing the project, their motivations ov their

track record in guidihg comparable developments.

One of the mass mailings invites us as “dear neighbors® to “meet
the Durst family,” and in this and future postings we hope to get to
know the Dursts, not their soothing, sepia-toned portraits gracing
the brochures, but their capabilities, their chavacter and their

business steategy,

Our first liuk, Denr M. Durst, is a letter we wrote to the company's

CEQin 2005 asking him to explain why “a man of your
environmental vision, tremendous wealth and civic'generosity”
would stake his reputation on a development whoie Tikely legacy
will be to “turn our tural way of Eifs into the next front line of
suburban sprawl.” The letter remaing unanswered, as do the
questions it Fuised, leaving us little choice but to assume that this )
man with a personal fortine estimated at over $2 billien simply

wanis to pocket ancther $100 million or move at our expense,

There is another member of the Durst "family,” one who has been
emitted from any mention in the brochures: Durst’s primavy
ptanning, construction and marketing partner, the Landntark Land
Company, which we-profile in a guma ‘our own Lesearch,
hased on publicly available sources. Landmark, the relncarnation of
it brinkrupt savings & loan, appears to have plenty of experience in
real estate speculation but virtually none in developing from

seratch a project of this scalé in a snow-belt region,

Also included in the Landmark report is a brief outline of the 1.8.

golting industry, which raises further questions about Mr. Durst's

http://www.littletownviews.com/2008/_O2/durst_wwatch_2_meet_the_,_family.htrnl
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ability, or his intention, to market the Carvel development as an

upscale, second-home golfing resort.

We end this installment of our "Durst Wateh ™ with a letter from the
Dutchess County Department of Planning and Development which
takes the Durst team to tasl for the “disturbing incongruity”
hetween the exivimnmentally sensitive wonderland deseribed in
their public filings and the destructive, sprawling behemoth they
dre asking for approval to build, “Clearly,” the coundy’s letter states,
“many portions of what is being proposed is not green

development, but ‘greenwash,”

read full story »»

Posted by jshaldon@fittlctownviews.com | Permalink »> |
Comments {1) _

l COMMENTS

Thank you James for pubticly pursuing the facts on this _
development. | found the presentation on the 6th dismaying.

As a LEED-certified architect and weekend resident for almost 20
years, | find the Durst family's efforts to greenwash this project
using their track record in Manhattan high-rise development
offensive,

Furthermore, regarding Landmark Land Company | can add the
following from personal experience:

I spent my childhood summers on my grandpareht’s farm in Upper
Marlboro, Maryland. Then a sleepy rural landscape outside
Washington DC, it has given way --in the space of one generation -
to one of our natfon’s densest, most faceless suburbs. Landmark
Land Company, The Durst Organization's partner at the Carvel
Property proudly advertises their role in that transformation as
co-owners of Lake Presidentiat Gokf Club in Upper Marlboro,
where 1,680 houses and 720 multi-Family units are being built, alt
couched.in much the same language put forth to support the
Carvel project.

Nobody -- not the Durst family, not Landmark Land Company and
its shareholders, not the residents of this area and thefr children -
really needs 900+ undistinguished new houses around a 27-hele
golf course in exchange for the area’s character. We can all go to
Upper. Marlboro, Maryland for that. '

Postéd by: -Edwlard Tuck | February 15, 2008 04;59 PM

I POST A COMMENT

{If you haven't left a comment here befere, you may need to be
approved by the site owner beforé your comment-will appear.
Until then, it wan't appear on the entry. Thanks for waiting. )
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Durst Watch (1): Laymg The Groundwork

February 08, 2008

We l)egin our “Durst Wateh” sevies with links to four columns we've

published since 2005, The first lavs out the basic principles for gur
analysis of the costs and complications of growth.in small towns.
The other three explore in more detail the primary canse of tax
increases brought on by rapid development: the cost of educating

children from the new homes who attend the loeal public schools,

Our first plece on the costs of growth, a 2005 column entitled Onee
Upon A Time..,, vaises the central questions that resldents of Pine
Plains and nelghboring towns must grapple with in order to make
informed decisions on the Durst proposal. The next coulmn,
Lessons From Owr Neighbors , draws on our own extensive
resenrch into the nearby Dutchess County schaol district of
Arlington, which provides a compelling pr(-l.cc,@ent for estimating
the size of the school tax burden the Durst developers will likely
leave behind as their most lasting financial legacy. A Small Number
refutes the assumptions in the Durst team's own analsyis of the
project's impact on school taxes. Rinally, Battle of the Experts tries
i eut through the contentious data dueling and underscore the
irvefutable thet that "judging from development patterns in every
ather kown in the Hudson valley, the costs of providing education
and other public services are likely to be much, mueh greater than

the additional tax revenues received.”

read full story »>>
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Once Upon A Time..,

January 14, 2005

Onee ui)un a time,r.i n a quiet storybook town very much like our

own, citizens awoke one morning to a shock: seemingty overnight,

the town’s population had. doubléd, everyone’s property tax bills
had tripled, school classrooms were jamyned to capacity, and many
_ long-time residents could not atford.to buy or rent a home

anywhere in town.

. This storvhook town is not in some far off sprawling suburl, hut
right down the road on the Dutchess-Columbia border. And its tale
of reckoning is not.set in the distant fature, but, very pussébly.
within the next five or six years. The town is Pine Plains—not as it
stands today, but as it could be if ewurent propnsnis to more than
double the number of homes in the town are approved without

substantial municipal efforts to moderate such explosive growth.

As trends elsewhere in the region and the nation suggest, large
housing developments and a growing population almost always

leudt to higher property taxes for all residents of 8 community aod

its surrounding school distriet, which in Pine Plain’s case includes a

large chunk of southern Columbia Counky. It the Pine Plains
Planning Board does approve even a fraction of the 1,300 homes

currently under review, it 1s not a question of whether town

and school taxes will rise and but when and by how mruch.

“Everywhere we go, towns tell us, ‘We need to bring i1t more
residences to build up our tax base.' But that's not usually what
happens,” said Nan Stolzenburg whose fivm, Community Planning
and Environmental Assoctates, is a lead consultant to the Pine

Plaing Planning Board.

"It’s too early to say,” Ms. Stolzenburg added, what the impact will
be an taxpayers from the four major proposals now facing the
Planning Board: the 975-unit Caivel country ¢lub developiment, the
285-home Village Green subdivision on Route 83, the 49~
apartment senfor citizen complex on Route 199, and a 40-house

project on Lake Road.

http:/fwrww littletownviews.com/2005/01/once_upon_a_time.html
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Town and school officials bave voiced coneorn over possible tax
Increases, but they have deferved tuking any action uitil they
receive later this year the so-called “fiscal impact” studies, prepared
by the developers’ consultants, which aim to analyze the finaneial
effects of their projects on schools, roads, fire, police and other

public services.

“We need to get a lot more information on what the economie
impact will be and what we can do to mitigate it;” said Town
Su]')m'visor Gregg Pulver, who noted that the Carvel de\-'elnpmeni
along is ten times lavger than the biggest subdivision the town hag

ever approved before,

“If the Planning Board is unhappy, they can say no,” Mr. Pulver

said. “But there's a lot of legwouk to be done first.”

The financial studies, along with “environmental impact .
statements,” arve also designed to park public debate on which, Ir
any, measures should be taken to seale back the proposed
subdivisions or ta vequire the developers themselves to cover some

of the resulting public costs.

As these studies emerge in the months alead, this colwmn will réy
to analyze the sowrces of higher costs likely to face local taxpayers.
We will also examine planning strategies used elsewhere to reduce

the public cost of rapid developmant,
Some of the issues we hope to address include:

School Taxes: Accounting for t.ﬁro-thirds of a typical property tax
bill. school costs are highly sensitive to new residential
development. Based on trends in other Dutchess towns, an influx of
1,300 new homes in Pine Plains would almast double the current
enrollment of the school district, 1'c.c_|uiring major investments in
new school buildings, buses and staff, Though no officlal cost
estimates yet exist, the resulting deficit could easily lead to a more
than two-told increase in school taxes for every house in the

district,

The actoal deficit may well be much less, but how mueh less is npen
to debate. If the Carvel developers, for instance, sell houses only to
weekenders, and all at high prices, the scheol district coutd gain in
net tax revenues, but it would also lose much of its state aid, which
last year covered $6 million of the total $19 million school budget.
And, as Supervisor Pulver pointed out, “Second homss one day

become primary hormes,”

The Pine Plaing School Board “has been talking and thinking about

the issue,” said Chairwoman Sara Doar, noting that the hoard has

_ http://www.Iit’fletownviews.con1/2005{0 I/once_upon_a_time.html _ 3/5/2008
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discussed the need for a demographic study to better understand

the budgetary effects of enrollment from new developments.

Public Sgfety: Doubling the town's population could more than
double the co.‘::t ot providing adequate rond, five, police and other
services, A recent study for the Town of Rhineheck concludes that
converting the eiprrent all-volanteer five cfc}:mrhnént toa "pﬁ rtially
paid’ squad, manned mainly by volunteers with some
protessionals, would quadruple the current tax levy on all homes

served,

Publie Works: Maintaining roads, watcr and sewage systems
comprise the lazgest part of a town’s ann nzbbudget. The vaderlying
Issve seems to be that even if developers build the roads and
systems, will the town be obliged to maintain them and at what

cost?

Among possible responses to the concerns outlined above, future

columns will address: -

Impact Tees: In many states, municipalities have vequired

developers i pay for the increased costs for public services,

Transfer Taxes; Some towns and counties charge a spucial tax on
home sales, whichis esrmarked for preserving open space and
funding other strategies that can reduce the fiscal impact of

residential development,

I..?.m:.c_h_a_sgsx_f.m}:glgmngh_miglu&.Witl_i funds supplicd, in
part, by town taxpayers, these “PDR” programs can save a lot of
maney. A recent bond {ssuedt by Red Hook to purchase potential

housing sites could over time save $5 for every $1 invested.

Threshold Moratorium; A few'connties in Maryland have laws

that halt home building onee demands on the carrent public
infrastructure reach capacity. Before lifting the moratorium, the
county and developers must agree ou how to finance the additional

services needed to meet futare growth,

Affiordable Housing: Sadly, most communities attracting rapid
development find that home prices are pushed beyond the reach of
many native residents. In addition.to providing direct incentives to
developers of lower-cost homes, some states and towns requive
developers to set aside a certain partion of their subdivision for
“aftordable” housing, Bfforts now underway in the towns of Copake
and North East to supply affordable housing will be thetopic of

next month's column,

read full story >

Posted by jsheldon@littletownviews.com | Permalink > |
Comments (0)
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« A Question of Appearances | Main { The Pace of Growth »

Lessons From Our Neighbors
May 24, 2005

At Arlington High School, the classreoms were eropping up
everywhere. On the stage of the auditorium, in the art studio, in )
what once had been home to a thriving music program. After lunch,
the cafeterin doubled as a gymnasiom because the gym was divided
up to house four classrooms. Class sizes, once 20 to 25 students,
_topped 30. Theee was gridlock in the hallways. Tempers Nared,
Teachers were unhappy. Administrators were over-stretched,

Everyone was on edge,

[ took three years befors the Arlington Centrat School District in
mid-Dutehess County managed to relieve the over-crowding by
completing a major expansibn of its high school, at a cost of $38
million, Two years later, faced with similar disruptions at jam-
packed middle and elementary schools, the district board asked
voters to approve a $44 million bond to build two new schools. The
new buildings, which opened last fall, have solved the crowding in

~ younger grades with room to spare. But back at the high school,
classroams are once again hriimming to eapacity, aud the district is

onee again reviewing its options for expansion,

This porteait from Arlihgton is a familiar one to muny school
distriets that have been foreed to absorb rapldly rising enrellments
caused by widespread housing development that swept through

much of Dutchess County and the mid-Hudson Valley in the 1990s.

With the development wave quickly moving north, school boards in
the smaller, rural distriets serving Columbia and northern
Dutchess towns are faced with similar and, probably, much more
severe challenges, How well these elected boards manage to predict
and regulate the impact of growth will determine whether their
schools can maintain their curvent educational standards and at

what cost to district taxpayers.

In the Pine Plains Central School District, which includes nine
nerthern Dutehiess and southern Columbin towns, developers nre
seeking approvals to build more than 1,300 new houses. Judging by

comparable trends inArlington and elsewherg, if 1,000 homes

http:/fwww littletownviews.con/2005/05/lessons_from_our_neighbors.html
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were built over a five-year period, they would add 1,350 new
students to the district, nearly doubling the current enrollment of
1,400, ’

Beyond the stress and overcrowdi ng in the cﬁissrooms, the -
financial cost of aecommadating such a larges influx of new students
would, in tive years time, inerease the current annual school levy to
existing tax payers by 75%, aceording to a prelimi nary analysis hy

this columnist.

Pine Plains school taxes for the coming year are budgeted at $13
million, Research indicates that the addition of another 1,000
homes would, in. five years time, create an additional deficit of $11.5
million, or a gap of $11,500 between the cost of cducati ng kids from
each new house and the tax revenues that each house contributes to
the school district. The higher costs would-be shared by all
taxpayers in the distriet, including the new residents, hut the vast
majority—more than 80%, according to U.S, Census data-- would

fall on today's property owners,

‘Taxpayers will also suffer from the rising cost of educating the
current student body, a bill which experts expect will continue to
increase at 8% annually. Faced with the dual burden of cost
inflation and 1,350 new students, the average homeowner today
would. see his school taxes more th douhle in five years, the

preliminary research indicates.

Asked to comment on these estimates, Superintendent of Séhools
Lindd Kaumeyer replied, “The Pine Plaing Central School District
cannot endorse any (research) model that is not commissionad by

the Pine Plains Board of Bducation.”

Ms. Kaumeyer added that the board is looking to launch
demagraphic studies and other reseaceh that will help the district
estimate the potential costs and distuptions posed by the new

subdivisions,

Could the burden of 1,000 new homes prove less damaging to the
schools and the taxpavers who suppu.rt them? Possibly, The
developers wha aim to build 975 homes on the 2,000-acre Carvel
estate in Pine Plains claim that the houses will be sold to upscate
weckenders whose children will not be attending locat schools. But
several experienced realtors ave skeptical, suggesting there is little
demand for the Carvel plan from weekenders. Instead, they see i
pleaty of appetite for mid-priced, fall-time homes from suburban
New Yark fumilies looking for cheaper housing, quister .
surroundings and sold public schools-- the same package that has
drawn thousands of similar families to Arvlington and other nearby

districts over the past 15 years,

_ http://www.litt]etownviews.com/20OS/Q5/lessons_ffom_our_neighbors.html
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What clsc can local school boards do to prepare for the possihility,
if not the probability, that the housing market may delivar a huge

and expensive erop of new students in the comying years?

“One of the tliiugs we can do fs begome an informed partner in the
subdivision veview process,” said Susan von Reusne r, & memiber of
the Red Hook Sehool Board, which has taken an active and frmal
tole in advising town planning boards in the district how to

quantify and cope with the ensts of rapid growth,

Among other steps, Red Hook officials have explored zoning
policies that would. delay excessive development until the school

* district and the town can provide the facilities and public services
needed to absorb the increased population. Similar approaches to
“phasing in” development, which have worked successf;ully in
Maryland, Massachusetis and other states, will be tbe topicof a

future column,

read full story >>
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‘ : News From the Region
: As applications to build thousands of new homes crowd the desks
Far The Record . . Members Mention
| - of planning boards in our rurel towns, planners and citizens alike
Little Town News o , N Community Link
] are beginning the tricky task of estimating how much these unity g

Views From Gallatin Refaerence Desk

subdivisions are likely to raise our properly taxes o pay for the new

Words Worth Repeating: schools, roads and other public sevvices their future residents
would require.
_ Go to the
Search this blog: Much of the debate over forecasting the impact of development on Resources Page » >

.our taxes can be boiled down to a single number; how many
children from each of the new proposed homes will envoll in our
public schools. With school taxes accounting for move than bwo-

thirds of most praperty tax bills, and with ample evidence that each

ending

new home contributes far less in tax revennes than it absorbs in -{ﬂp
) K

costly public services, the number of additional school students per R },,,i q!?r
Statement of Principles newly built home-- the "enrollment ratio--" is one of the keys to L
About James Sheldon predicting the financial impact of development. *{O EEU ena.

small town”

Public Speaking How the enrollinent ratio is calculated, and on what key

Consulting asstumptions it is based, should be the focus of great atiention by
Member Survey our town planning officials as they review the onslaught of new
Contact James subdivizions now before them,

Fou example, there are curvently theee diffevent-“fiscal impact”

studies making thelr woy to the Pine Plains Town Planning Bosrd,
where developers have proposed doubling the town’s current

h:_)usi ng stock of some 1,200 homes. These studies typically base
their enrollment forseasts on the flawed assumption that the
families moving into new subdivisions in o predominantly cural
selling will mirror the pepulation profile of the people now living in’

crowded suburbs to the south.

The most defective approach to forecasting enrollment ratios cim
be found in what the Durst Organization has introduced to support
its proposal for 951 new building lots on.the former Carvel estate
that straddles the towns of Pine Plains and Milan in narthern

Dutchess County, Tn their preliminary Environmental Impact

http:/fwww littletownviews.com/2006/03/a_small_number_that_will makea html 3/5/2008
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Statement {EIS), Durst's consultants claim that the demographic
composition of the Carvel development, if it is inhabited Ly full-
time vesidents, will mirror the combined population traits of thiee

suburhan counties: Dutchess, Putnam and Westchester,

Drawing on 2000 1.3, Census data for the three connties, Durst
estimates that 22% of the homes will be owned by people older
than 65, that ouly 34% of the Carvel homeowners will have school-
aged children, and that the additional enrollment in the Pine Plains
school district, which now educates 1,460 students, would be 399

new kids, or roaghly 0.4 students for each of the 951 new houscs,

Under Durst’s spurious logie of mirroring multi-county averages,
we would also expect 129 of Carvel's future residents to he African-
American, another 20% to speak a for -eign language at home, 4% to
have mental disahilities and about 7% to be illegal i lmlmgrﬂnta,
according to U.S. Census data on the three counties in question.
(Durst’s representatives have refused to comment on the details of
their study until an oftieial period of public eomment begins later

this year.}

A second study, commissioned by the Pine Plains Central Schaol
District, uses the same three-county starting point as Duest, but it
assumes that abmast all of the 951 houses will attract families with
school-aged children. The Carvel development, aceording to this
report, would send 634 new students to the school district, an

enrollinent vatio of ahout 0.7.

A third analysis is nlso underway, sponsored by Pine Plaing United,
a citizens’ growp concerned abotit the financial and environmental
damage to the region trom large-seale developent. It is not clear
whether this study, due for release in the spring, will uge a similar
niulti-counly averaging to estimate enrolltuent or whether it will
adopt a method that many seasoned planners elaim may be mare

reliable,

This method acknowledges that peaple who move to new homes in
vural school districts tend, on average, to have very different
demographic traits from the city and suburban neighbors they
chose to leave behind, By tracking historic entollient ratios from
qchoul districts that have éx;)m'ienoetl rapid residentiaf
development, this approach may provide a more rc-,vcal mg
estimate of the trends that schools in our regmn can

expect in the coming years.

Research conducted by this columnist on the Arlington School
Distriet, just 20 miles south of Pine Plains, indicates that during a
housing boom that swept through the district in the mid-1990s the
enrollment ratit was 1.2 stadents for cach new house built, n

inuch higher figure than multi-county averaging methods

_ http://www.Iittletowrwie’ws.corn/2006/03/a*smaIl_number__that_will_makea.htm1 3/5/2008
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suggest. (For detalls, see the "Views From Gallatin® colamu
entitled Lessons From O WNeighbors,}

Relatively small variations in the enrollment ratio can have a huge .
influence on our future property taxes. An analysis of various

school districts in aur region suggests that if the Arlington trends

repeat themselves in Pine Plaius, annual school taxés for existing

property owners will rise by more than $10 million once the Carvel

build vut is complete. If the enroliment ratio at Carvel is anly 0.7,

the additional costs which current te'lxp'u_vers will have to bear

would be about 83 million each year.

"We shonld not be focused only on the number itself, which i hard
to prediet,” said Pine Plains Séh.ool Board member Henry
Boehringer, “We shonld be focused on how best to pr'otect the
school district from being overwhelmed by an influx of new
students by making suve we have the staff and the facilities to meet

their needs before our towns create too many building lots,”

With so many variables invelved in predicting demographic trends
and their effects on our ttixes, town officials would be wise to take
Mr, Boeh l‘ingét’s comments to heart and consider various ways to
slow down the pace of growth so they can monitor its fiscal impact
before issuing blanket approvals that cannot be reversad, (One
promising approach to phasing in growth is detailed in the "Views

Erom Gallatin" column entitled The Pace of Growth.)

read full story »>>

Posted by jsheldon@littletownviews.com | Parmalink == |.
Camments (2)

J comments

Fascinating analysis; wish you could took at the Hudson City
School Dfstrict. The public schools here have lost 15% of their-
enrollment while property taxes have skyrocketed. Connection
there? '

--peter m,

My experience with this issue as a professional planner for 25
years is that these studies are all guesswork, using either
unreliable “rear-view mirror” trend analysis or comparisons with

" other places which make untestable assumptions that may or may
not be valid. There is no way to rellably predict the # of students
per'new'household, and even if the initiat predictions turn out, by
luck, to be valid, there’s no way to predict what will happen when
homes are resold to new owners. The only correlation I've
observed is that those school districts that have reputations as
being very good, such as Arlington, tend to be magnets for
families with school-age children, while inferior school districts

_ http://ww.littletownviews.com/20064§)3/a“small_numberu_that_will_makeé.html 3/5/2008.
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are less likely to attract more students. But even that pattern
breaks down in places where the family housing pressures are very
strong and families are jus't looking for an afferdable place to

live, The type of home and layout also may have an effect, as
homes in tightly clustered traditional neighborhood developrnents
{TNDs}) with small lots and multi-family units tend to attract more
empty-nesters and young people without children, whereas houses
on large lots'with big yards tend to attract more families with
children. Finally, |'ve seen excellent school districts that have
declining enrcliments because the community is aging, prices are
increasing, and the housing stack has hecome unaffordable to
most families with children.

Posted by: Joel Russell § March 12, 2006 06:09 PM
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Battle of the Experts Beging

In Durst Subdivision Review
January 02, 2006

A debate is hfow'mg which, though very techndcal in nature, seeks to
answer a question that will largely determine the future of Pine _
Plains and niany neighbering towns: how will the gg1-home Carvel

subdivision now under review affect property taxes and the .

finaneial well-being of the town and surrounding school district?

Well-trained and expensive consulting teams-- one hired by the
town and one blv the developer-- are already dueling about how
best to study the question in an exercise that is nothing short of
forecnsting the futore profile and behavior of the thousands of new
residents who would inhabit the homes on the former Carvel estate

and more than double the population of the town.

In a recent memo to the Pine Plaing Town Planning Board, the
town's consultants write that “we cannot aceept any of the fladings™

P )

of the developer's “terribly flawed” preliminary study, which claims
that the subdivision, proposed by Manhattan hillioagive and real
estate scion Douglas Durst, will actually reduce town and school

taxes by some $4 million per year,

As the Durst group addresses what the town's experts call “eritical
ervors” in their analysis, we will revisit key aspects of the debate,
such as the number of students the dovelopment is likely to add to
the public school system and how current assessment practices

limit the amount of school taxes the new homeowners would likely
pay.

We will also refine our own initial analysis, which indieates that
adding 95t new homes will increase school taxes alone to existing
taxpayers by more than $10 million per vear. (See the "Views From
Gallatin® column from May, 2005 entitled "Lgasg ng Froni Qur
Neighbors, ")

In the meantiine, it is important not to lose sight of the paramount
issue nt hand, The planning board is not being asked to approve a

hitp://www.littletownviews.com/2006/01/battle_of the experts begingin.html
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Irigh-end golf resort that, as the Dursts envision it, will attract
buyers willing to pay an average of $640,000 per home with little .
interest in sending their children to the public squoLq. Rather, the
board is heing asked to approve the creation of 951 building Jots,
which, once created, ean be sold to anyone at any price the market
allows regardless of the additional demands thf_:‘ buyers make on

public education and other services,

The p[am}ing board’s consultants may not be able to predict with
precision what kind of buyers will emerge for the homes, how many
school-aged children they will have, or how much it will cost to staif
the fire, police and highway departmnents needed to serve them, But
they do need to acknowledge that, Jjudging trom development
patlerns in every ather kown in the Hudson valley, the costs of
providing those services are likely to be much, mueh greater than

the additional tax revenues received,

The hoard mcmbei:s themselves need to understand that if their
consultants underestimate the net new costs by too wide & margin,
their approval of the Durst plan will (iepri\re the town and the
school district of the sound finaneial footing the}." enjoy now and

that they have evary vight to deserve in the future.

read full story >>
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Lana Anguin

From: AMY [peacesearcher@optonline.net]
Sent:  Monday, March 10, 2008 11:08 AM
To: Lana Anguin

Subject: AMY THOMPSON

Heilo,

| could not find any e-mail addresses on the Planning board site to send anything in reference to the Silo Ridge rheeting. Please
forward. THANKS! :

A

I have been in Amenia for over 20 years. | listen to the words that the town will have to pay for the Sewage System if we do not
‘allow Silo Ridge to do this project. Well, 1 do not believe this. | do believe that it is the Town's responsibility to uncover every aven

to help the town in any way they can with every issue. | do believe that it will NOT cost the town millions if the town was to BUY a
* piece of property and apply for the GRANTS that are out there for the Sewage System! Please request and obtain the facts before

approving anything as massive as this project. We have a Grant Writerll|
The Facls are that this town will not benefit in the long run with this project! Thank You. AMY THOMPSON

+3/10/2008
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Town of Amenia Planning Board
Amenia Town Hall

Mechanic Street

Amenia, NY 12501

Dear Town of Amenia Planmng Board:- '

A lﬂt I have tried to keep current with the apphcat1on of the Silo Ridge County Club
concerning their expansion project. |It appears to me, from what 1°ve read, that we as a
town should do everything we can to encourage and promote this application. What Silo

P‘ . offers us with this proposed expansion, (besides a free sewer plant) is a chance for the
town to prosper and grow correctly in the right direction, with the right type of high-end
development, a development that requires little service for it’s high tax revenue.

I’ve lived in Amenia since 1969, raised 7 children and have been in business here,
since 1983, Only 2 of my children were able to stay in Amenia, although they do
b' commute out of town to work. Besides the tax benefits, it would be nice to see another
large employer base in town. '

The Planning Board has a difficult job, but I’'m confident it will see the
overwhelming benefits greatly outweigh the few critical unsubstantiated comments.

| \\\0' I encourage the Town of Amenia Planning Board, and Town board to work
aggressively with Silo Ridge to promote this project, and make if a reality that will
benefit all of Amenia.

Singerely,
Joseph Ducillo Jr.

RESHED

ce Pl Brd
‘ T. Rk -
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George Fenn

Chair

Town of Amenia Planning Board
Amenia, NY 12501

Dear Mr. Fenn,

1 write this letter in support of the proposed Silo Ridge Resort- Community. This is an
ambitious project, and one of historical impact. As such, a proposal to create a hotel and
series of homes in one of the most scenic parts of eastern New York State is a serious
matter that deserves close scrutiny.

In addition to the easy positives such as economic growth, improvements to the tax base,
and improvements to Town infrastructure, there are some concerns, such as the impact on
flora and fauna, as well as the viewshed. Additionally, there are concerns that such
development could have unintended effects on the community from population shifis.

Development will come to Amenia; She cannot remain the bucolic farmland that was her
earlier history. The question before us is, how can the growth be managed in such a way
as to protect the character of our Town and owr historic way of life? How can we look at
this opportunity as way to improve the economic climate of the area, and at the same time

-protect the vital resources that that drew the Resort Community to here in the first place?

The Silo Ridge Resort Community looks forward with a close watch on the impact it will
have. I am confident that the SEQRA was written with care, and with an eye to the
necessary details at issue here, The viewshed has been looked after, with little or no

- impact from DeLaverge Hill or State Route 22. Great care has been taken to ensure the

safety and health of groundwater;, as well as the impact on flood control. The plan takes
into account the impact on wetlands, and takes measures to protect amphibians. Sufficient
groundwater resources exist so that other homes should not be left high or dry.

The economic benefits will be diverse. Not only will the Resort itself be a steady source
of income to the workers that operate it, and to the Town, but the increased burden on
services such as the schools and highways should be well offset by the increased income.
Local businesses that struggle will see a much needed influx of cash.

All tbgethcr, this is a gteat opportunity that should benefit not just us, but our children as
well. Turge cargful gpnsideration and support for this project.

52 Folan Rd

P.O. Box 98
Amenia, NY 12501
(845) 373-7020
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EMILY RUTGERS FULLER

255 PERRY’S CORNERS RD.
AMENIA, NEW YORK 12501

January 25, 2008

Town of Amenia Plannihg Board
P.O. Box 126
Amenia, New York 12501

Re: Silo Ridge Development

Ladies & Gentlemen:

As a property owner and landscape artist at the above address, this letter is to
raise my deep concern about the upcoming planned development of the Silo

Ridge propert
‘\m ‘Ridge property.

The lead architect, Robert A M Stern is wel.l known and designs work that is
aesthetically pleasing. However, it is my opinion that this development will brlng
much higher taxes, more traffic congestion, and alr pollution to Amenia.

What | object to is the number of condo units, and hotel rooms in this project. The
P\- number is just too many for the area. The project should be a third of the size
it is currently planned for now to make it a positive addition to the town.

The historic view south from the top of de la Vergne Hill on Rt. 44 is of great

m‘ significance as a view shed. The fact that this view would be blocked with the
placement of the winery is not in the best interests of the Town. The winery
should be tucked into the property the developers are purchasing to the north
where it can't be seen from the road.

It is my hope that the Plannfng Board will make the developers scale down the
A project by a third and carefully work to assure the Town'’s best interest so that
Y\\ our citizens will be left holding the financial tag in taxes, crowding, pollution, and
services for these developers who are motivated solely by profit.

Sincerely yours

M%m

Emily R. Fuller

ORIGINAL

ccr PB ifaslog@
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Lefer VN

PO Box 1838
Amenia, NY 12501

November 26, 2007

"George Fenn, Chairman
Planning Board

Townh of Amenia

Town hall

Mechanic Street
Amenia, NY 12501

for distribution to Planriing Board members

CC: Janet Reagon, -Supervisor
Amenia Town Board

for distribution to Town Board members

Dear Mr. Fenn and members of the Planning Board:
This letrer Is a written public comment on the Silo Ridge DEIS,

The DEIS is a formidable document. Its level of detail is beyond ali but experts
in the field, and the. amount of time needed to read it critically -- not to skim it,
but to read it with pencl! in hand, marking notes and guestions in the margins --
is certainly beyond me, and | expect beyond most of the other citizens of our

town as weil.,

h’b\ | read that the developmant company hopes to build 300-some residential units
for sale. A rough calculation suggests that they expect a payout, or gross sale
income, of something like $ 150 million.

Even though the name “Millbrook” may be on the document, let me suggest that
no one embarking on a project of this size does so with local financing. The
money comes from folks who wilt never set foot in Amenla, and may not even
know where Amenia is. It is not disrespectful of them to say that thay are not
interested in the future of our town. They are interested in the future of their
invested money, which as businessmen and managers of thelr shareholders’

interests they should be,

You Planning Board members are dedicated volunteers, and I thank you for your
service, Butyou must know that a project of this size may singtehandedly
determine the future of our town, even if it succeeds: 300-plus new families,
400 or so new shoppers, maybe 400 new cars, who ¢an guess how many new
school children: who can accurately predict who will choose to live in an
attractive, relatively affordable community two hours by reliable commuter train

CC:Pe Yas/pe@
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from Grand Centrai? Silo Ridge hired consultants can spin the rosiest scenario,
but we have to live with (and pay for) what goes down.

And If it fails as an investment -- the real estate market is not anywhere so
buliish as it was when this project was proposed and financed - it could ruin
our town's prospects, and property values, for a decade or more. And further,
you must know that none of you has the expertise and the time (several of you
have either one or the other) to look at this proposal as closely as you need to,
considering that the future of our town depends on it.

I'am writing to say that the stakes in letting this project misfire are terrifyingly
high. Let me propose two simple, relatively cheap safeguards to help protect us

- from the greatest risks we face:

a4

1) Insist that an outside consultant review the DEIS proposal to give a
“reality check” an the assumptions it is based on and verify the projections.
Some of the assumptions in the DEIS -- how many units can be sold at the
projected price, for example -- depend on trends in the real estate market.
Someone (or same firm) knowledgeable about the real estate business as we//
as planning, englneering, and environmental considerations should be engaged
to tell us how much of a risk the developer is taking.

1. suppose that such a study might cost no more than $10,000. The developer
could easlly bear this cost. Those on aur Town Boards who love to calculate
percentages will note that this cost is less than SEVEN HUNDRENTHS of 1 per
cent of the anticipated gross income. Way less than ATM fees. For a family that
makes 40,000 a year, about the cost of a video rental. ‘

The developer and Planning Board could agree on the consultant, Qur town
could extend public comment period until this report is available, a couple of

months probably.

2} Insist that the project be bullt in several progressive stages. That way, if
the whole thing fails to fly we will be left with only a small amount of wreckage,
and not a Titanic-scale disaster, .

The USA is fuli of golf courses which have been bull-dozed to make room for
new housing. We don’t need to bullied by a bottom-feeder who may buy a
bankrupt development at a bargain price and then try to set his own terms.

Please consider these two suggestions, which will cost little but may save us
rhuch grief in the future.

Respectfully,

Yoy Py

Jerry Thompson
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February 27, 2008

To: Amenia Planning Board/ Chairman George Fenn

Re: Silo Ridge Project

To Whom It May Concern:

I am writing concerning the Silo Ridge development. I am for the project and feel that it’s
benefits would be favorable and positive for the commumry

The town needs to grow and the Silo Ridge Project could be just what is needed to fuel its
economy and allow its local businesses to prosper.

Our families have lived and been taxpayets in Amenia for over fifty years. We feel the

Silo Ridge Project will ease the tax burden and enhance productmty for the future
generations of this town to enjoy.

Sincerely, -

/Mt“a/ 7]3% _
/)Ox/’ /4 1/7//,7%}'17,
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November 30, 2007

Plaoning Board
Amenia NY

Dear Board Members,

My comments below are in reference to the Nov.ll’r’, 2007 meeting held at Silo Ridge
concerning the planned development of the laud in and around the present golf course.

(1) Those who spoke at the meeting had grave concerns about the many aspects of this
“\'\ project. The questions and concerns of Mr. T. Flexner and that of Mr, Benardete
sums up the question concerning the viability of the project and how the Town of
Amenia residents could see a negative impact if this prolect is approved.

(2) My business experience is to always ask the questton “What If” _
The following is what I believe Millbrook Ventures may have said as quoted in some of the

local newspapers.

P‘ | (a) That the town taxes would go down.
: WHAT IF the taxes go up. Where is the supporting data that the taxes will go down.

(b) That there would be 220 full time equivalent jobs. Did they mean 440 part time jobs?
Q?' WHAT JF they are mostly all Jow paying part time jobs.

.

(c) That the town would realize a $ 2,000,000 benefit if they connect to Silos
wastewater treatment facility.

(- WHAT IF the data used to come up with that bepefit was incorrect and that the actual
cost was substantially less, What if the figure was inflated in order to influence the
residents of Amenia concerning their opinion of the project. What if we don’t get detail
specifications and cost to build lift stations and all the connections required.

(d) That 1200 construction workers would be needed for 4 years. |
V ' WHATIF the workers are transported from other states, as happens in many of these
large projects, to work here at Silo. How will the Town be affected by short term

residents.

'(; 3) My own concerns of WHAT IF ate ag follows:
WHAT IF the golf course, after numerous home sales have taken place is reduced to 9

holes eliminating the other 9 holes in order to build more homes. Myrtle Beach S.C.
recently experienced this when 12 courses were cloged in order to build more homes.

dc'.?\.\—,,;,,{ Pﬂ’l
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p WHATIF our fire and rescue and ambulance services has to be expanded.
' Will we need a police force.

WHATIF the Silo residents demand from cur town official more , bigger and better
(A' services then our small town neighbors could afford thru tax increases,
Silo residents will have a large block of voters.

WHATIF potential business locations in town are turned into apartments to house
“ . construction workers that will be building Silo for the next 5-10 years.
: The same applies to the possible 440 part time on going Silo workers.

WHAT IF workers migrating to this area become a burden on, the
‘S/' school system and health services.

Had this pmjrect been proposed in a viable location such as 30 miles South, Fast or West of
Amenia it most likely would be successful,

Amenia js not the place for this project.
[ ask that the board give Silo what ever they are legally allowed and nothing more. I also ask the

board to reject Silos offer to connect to their waste water treatrent facility.
The greed of Silo executives to attempt to build on Del.avergne Hill at the location of the famous

view.area is a bad sign.

Sincerely
William J. Burke :

Ve W@M
Arventa, NY,
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176 Leedsville Rd.
Amenia, NY 12501
January 29, 2008

Amenia Planning Board

PO Box 126

36B Mechanic St.

Amenija, NY 12501

Planning Board Members:

My comments about the Silo Ridge proposal and the DEIS are as follows:

Having been a member of the CPIC plan committee, I know the large amount of time we
spent in proposing the Resort Development Overlay District (RDO) and the planning
tools that are a part of that overlay. We specifically had Silo Ridge in mind when the
overlay district was being planned. It was with that plan we gave tools to deal with
visual, scenic, utilities, roads, open space, water, septic, traffic, emergency services,
school impact, and other concerns. If properly planned, and I think the planning
committee is doing a good job in that effort, I believe the proposed development will be
an asset to the town in many ways.

My concern is if objection to this proposal delay or stop this plan from taking place the
following could be the result: : ‘ '

¢ Instead of gi‘ouping the number of planned houses on that property,‘ in time, the
same number of homes will be spread over the town leading to approximately
250-300 individual wells, driveways, and septic systems.

* Families in the spread out homes will require transportation over town, county
and state roads into the village for services and normal shopping needs. Some of
this requirement could be met with scheduled public transportation from the Silo
Ridge site to town and or the train station. This service would not be feasible in a
spread out format,

* Some of the tools that are given in the RDO a5 part of & cliistering plan are ot
available in normal ZBA guidelines for individual plots such as clustering,
posturing of homes on a site plan, demanding that homes be visually situated to
avoid scenic view objections and other considerations,

* The sewage treatment plant alone in the Silo Ridge proposal has so many benefits
to the town which would not be captured in a spread out format.

¢ The economic impact of the clustered housing at Silo Ridge as well as the hotel
will support many jobs as well as establishing Amenia as a travel/resort
destination similar to those in Vermont, New Hampshire, and Maine. This is the
first positive economic impact to the town since the decline of dairy farming
which was the main economic source for many years. )

Pg '_
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Turge you to continue your efforts to achieve the best plans for the proposed Silo Ridge
Q‘ de:velopment._ Abs:ent any major negative environmental or economic impact, I support
- the plans at Silo Ridge as a viable positive jimpact fox our town.

Sincerely,

Gl

h Eschbach
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THE MILLERTON NEWS

THURSDAY, OCTOBER 11, 2007

EDITORIAL PAGE B
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When you think of Amenia, what
do you think of as its moxt unique
situatlon, its greatest asset? I think
the five-mile view down the Harlem
Valley from Dela¥Yergne Hill is so
outstanding.

Now there are plans to sacrifice
that arca, which up untl) dow has
remalned se litde changed, Silo

M A — e

. Amenia view is remarkable — let’s save it

Ridge plans 1o pul a 400-uni( resi-y ‘stay at the proposed 120-room hotel

dential developmeni there fXssin.
ing {hat eactiunit has an avérage of
three bedrooms, with an average
f three people peér unit who have
total average of two cars, that
vould amount to an addltional },200
people and 800 cars to the hamist..
hatexeludes the people who woold

{which could potentially expand (o
300 rooms, according 10 Silo Ridge
developers).

_ This has the potential to sreatly
mpact the population of all of Ame.
hia, including Smithfiptd, Wagsaic abid
South Amenia. There are other turpe
tracts of fand that could be used for
alarge development if Aimenia wants
1g expand that way.

Eo Y \ m\fﬂ
Rﬁ%@l o\&w&(

il you agree thal Amenla ShouT™

not sitrrender s best nsget — the e
landscape view that stii) exists — all
fora development that promises much
financiat adjusting by the community, -
thenwriteor talk o the Plavning Board
or gther officialy, Tell them not 1o ap-
prave such a deveiopment.

Arlouine Wy

Q:uép Unbeer W

Amenia

-

T
§
!
f
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received
I tf7for 74 l

Amenia Town Board,

This letter is pertainipg to the Silo Ridge public hearing. We at
Amenia Fish and Game, are working with Silo Ridge to find a new
location for us. As of yet, we have not and may. not ﬁnd a suitable
location. We would like the town board to please bear in mind that if you
grant Silo Ridge permits to move forward that we have been told that it
is illegal to grant them a permit that makes us nonconforming. So we
feel any permits issued should be kept in mind that we may always be
there. We would appreciate it that anything you do would not affect us at

R

Amenia Fish and Game. Thank you very much.

€< T Rend
G. Fern ‘
L-ﬂnj‘w\-r\ .

I\lIS\mC
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November 16, 2007

Mr. George Fenn, Chairman
Town of Amenia Planning Board
PO Box 126

Amenia, NY 12501

Re: DEIS for proposed Silo Ridge Resort Community project

Dear Mr. Fenn:

i am writing to you today to provide comments on the October 2007 Draft Environmental Impact
Statement (DEIS) prepared for the proposed Silo Ridge Resort Community to be located in the
Town of Amenla adjacent to NYS Route 22 and US-Route 44,

In that the Dutchess County Water and Wastewater Authority (*Authority”) is under contract with
the Town of Amenia (“Town") to help fund the cost of a Map, Plan and Report for the possible
creation of a sewer district in the Hamlet of Amenia, we fee! it appropriate to comment on the
aforementioned DEIS, but to limit our comments to those sections pertaining to the proposed Silo
Ridge Wastewater Treatment Plant ("WWTP”) and its potential role in the operations of the future
Amenig Hamlet sewer district.

Roger £. Akeley, Commissionet
1. C. Dent. of Planning & Developmant

Slaft

Scott G Chase
Exesulive Director

Bridget Barclay
Cepuity Direcior

A.
cort

DEIS Section 3.14 Utilities — Wastewater

In late 2006, the Silo Ridge developer (ak.a. Higher Ground/Milibrook Ventures) presented a
concept to the Town's Wastewater Committee whereby the developer would construct a
wastewater treatment facility that would include expansion capacity far the future Amenia Hamlet
Sewer District. The developer later enhanced that proposal in thelr May 29, 2007 letter to Town
of Amenia Supervisor Janet Reagon by indicating that the Silo Ridge “wastewater treatment
facility could be initially constructed so as to include the expansion capacity, thereby alleviating
the need for the Hamiet fo recoup the wastewater treatment facilily expansion costs, currently
estimated fo be In the range of $2 million, through the sewer assessments to be paid by the
rasidents of the Hamlet. The only cost that the residents would have to bear, under this scenario,
would be the costs of the conveyancing system ltself..... We believe that this proposal offers the
best opportunity to the residents of the Hamlet and at the same time aflows us to realize
significant cost savings during the initial construction of the facility by adding the expanded
capacity to the facility right from the outset (as opposed fo constructing the expansion in a later
date.}”

According to Town Supervisor Reagon, the Silo Ridge developer has not rescinded their May 29,
2007 offer to build a new Silo Ridge WWTP that would include treatment capacity adequate for
the projected needs of the future Hamlet sewer district. However, the aforementioned DEIS
makes no reference to this additional treatment capacity being included in the WWTP's initial
construction, design or projected wastewater flows. Rather, the DEIS states under section 3.14.2
(Potential Impacts) that "z new on-site wastewater collection and treatment system will be
designed and constructed to accommodate flow from the proposed development.” According to
Table 3.14-1 that follows this statement in the DEIS, the project's total average daily flow at full
build-out will be about 219,020 galions per a day {gpd).

{continued)
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Letter 16

Mr. George Fenn, Chainnan

Town of Amenia Planning Board
Sile Ridge Resort Community DEIS
November 18, 2007

Page two

However, this calculation does not factor in the significant daily flow that is anticipated from the future
Amenia Hamlet Sewer District. If the Silo Ridge WWTP is being designed and built from the outset with
sufficient treatment capacity for the future Amenia Hamlet Sewer District already included, then this
additional flow should be so noted in the Projected Wastewater Flows illustrated by Table 3.14-1 and
elsewhere in the DEIS as part of the total design flow for the proposed Silo Ridge WWTP.

In addition, the requested discharge limit for the NYS DEC SPDES permit for this proposed Silo Ridge
WWTP should not only be based upon the project's total average daily flow at full build-out (219,000 gpd),
but should also factor in the average daily flow anticipated for the future Amenia Hamlet Sewer District.
{(We defer to the Town’s engineer to furnish any specific flow data that may be projected for the Hamlet)

Finally, on page 3.14-5 of this section on wastewater treatment, the DEIS states, “Discussions with the
Town indicate that all foreseeable expansions would approximately double the capacity of the WWTP to
nearly 400,000 gpd over several years. The Town would be responsible for this future expansion, The
flow rate of 219,000 gpd identified above represents what is required to service only the Silo Ridge
development.” Again, what has been stated in the DEIS is at variance with the deveioper's May 2007
proposal to the Town which had included constructing treatment capacity in the proposed Siio Ridge
WWTP to handle the anticipated flows from the future Amenia Hamlet Sewer District with such treatment
capacity being provided at no cost to the Town or its residents.

The Silo Ridge developer should clarify whether their May 29, 2007 offer to the Town fo build a new Silo
Ridge WWTP that would include, at no cost to the Town, or its residents, treatment capacity adequate for
the projected needs of the future Hamlet sewer district, remains valid or not. If the offer is no longer valid,
it would be appropriate for the Silo Ridge developer to communicate that immediately to the Town and to
the Authority so that public funds are not further expended on preparing a map, plan and report for &
future Harnlet sewer district that may not then have a viable means of wastewater treatment.

Otherwise, it would be In the public interest for this DEIS to clearly state that the proposed Silo Ridge
WWTP would be built from the onset with sufficient treatment capacity to handle the intended flow from
the future Amenia Hamlet Sewer District and that as a result, said flow from the future Hamlet Sewer
District’s collection system would then likely be conveyed to the new Silo Ridge WWTP via a direct pipe
conhection.

SEQR Wastewater Concept (DEIS Appendix 9.8} — On page 14 (section 4.2.1) of this Appendix to the
DEIS, It states that, “The Town of Amenia is considering construction of a community WWTP along Route
22, just east of the Silo Ridge property. However, this concept is not fully developed, has not yet recelved
public approval or funding, and may progress on an unpredictable schedule.” This statement in the DEIS
is inaccurate and misleading as it presents a concept for the potential siting of a WWTP that the Town's
Wastewater Committee has not seriously considered since 2008, following the defeat of a public
referendum on the Town's proposed purchase of land for this and other municlpal purposes. The
proposed conslruction of a community WWTP along Route 22, just east of the Silo Ridge property, by
either the Town or the Authority, is not currently a practical alternative for off-site treatment of wastewater
from the Silo Ridge project, nor is It a realistic option for the immediate future.

Thank vou for the opportunity to commaent ori this matter.

Sincerely,

7SI

Edward J. Mills 1I1
Project Facilitator
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October 29, 2007

George Fenn, Chairman

Town of Amenia Planning Board
36 Mechanic Street

Amenia, NY 12501

RE: SILO RIDGE RESORT COMMUNITY
NYS ROUTE 44 AND NYS ROUTE 22
TOWN OF AMENIA, DUTCHESS COUNTY

Dear Mr. Fenn:

This office has reviewed the material for the proposed Silo Ridge Resort Community
transmitted by The Chazen Conipanies via cover letter dated October 11, 2007 This
office has a concern about the findings of the Traffic Impact Study conducted for the
project. Inthe analysis of the Route 22/Lake Ameénia Road/Dunn Road intersection,
it appears that the proposed action will result in a decrease in Level of Service (LOS)
for Dunn Road westbound traffic under all peak times studied. It is apparent that the
westbound traffic on Dunn Road at this intersection is originating from northbound
County Route 81 (Old Route 22) a few hundred feet to the east, Vehicles must
negotiate a Jeft turn trom CR 81 onto Dunn Road at a severely skewed intersection
with poor geometric. glignment, ‘

As this intersection will be subject to additional traffic- as a result of the proposed
action, the CR 81/Dunn Roead intersection should be evajuated for safety and
capacity. Safety enhancements of the CR 81/Dunn. Road intersection should be
proposed and implemented as necessary by the applicant to prevent a decrease in the
safety or LOS of this intersection. This office will teview proposed safety

improvements as necessary.

Please call this office at (845) 486-2925 with any questions.

e

Robert Balkind, P.E, .
Assistant Director of Engineering

Sincer

Is
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March 25, 2008

Mr. George Fenn, Chairman

Town of Amenia Planning Board
P.O. Box 126 / 36B Mechanic Street
Amenia, NY 12501}

- RE: Draft Environmental Impact Statement, Sile Ridge Resort Community

. Dear Mr. Fenn:

\

HVA BACKGROUND

The Housatonic Valley Association (HVA), founded in 1941 is the oldest non-profit watershed
conservation organization in the nation, and is dedicated to preserving and protecting the natural
character and environmental health of the Housatonic River and its 1,948 mile watershed, which
includes the Tem Mile River watershed in New York. Our work in surface and groundwater protection
issues is extensive. '

HVA reviewed the Draft Environmental Impact Statement (DEIS) prepared for this project and offers
the following comments and recommendations for your consideration.

ENVIRONMENTAL CONSEQUENCES

HVA believes that the (DEIS) fails to adequately document the potential environmental and community
impacts of the propased project. Obviously, a major project such as this will have impacts which cannot
be avoided, minimized or entirely mitigated. HVA believes the DEIS could be improved in terms of
characterizing, quantifying or substantiating potential impacts.

Air Quality

In the Description of the Proposed Action, Page 2-19, the applicant states that 483,000 cubic yards of cut
and 596,000 cubic yards of fill will be required to construct the project, There will also be a need for
156,000 cubic yards of cut and 43,000 cubic yards of fill to construct the goff course. Although the
applicant states that all materials will be utilized on the site, the project calls for massive amounts of
earth to be moved around the site. The capacity of commonly used dump trucks is generally 14 cubic
yards. So, for example, to move 483,000 cubic yards of excavated material around the site 34,500 truck-
trips will be needed. The emissions from the earth-moving machinery may have a significant impact on
the air quality in the Route 22 valley. There is no discussion of air quality impacts during construction

Pﬂ"
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and/or operational phases from excavation or truck traffic activities. What will be impacts from such

motor vehicle operations on levels of carbon monoxide, nitrogen oxides, volatile organic compounds,

ozone, particulates and sulphur oXides? In what air quality control region is the project located, and is
this area currently attaining air quality standards? '

Groundwater Resonrees

There are documented groundwater resources beneath the property, however, little mention js made of
how construction and operational activities may affect nearby residents and businesses which refy on
these resources for their drinking water needs.

Stormwater Runoff

HV A js concerned that the proposed storm-water management sysiem may not be adequately designed to
protect the un-named tributary of Wassiac Creek which parallels Route 22 directly adjacent to the
proposed project. The drawings submitted for review are incomplete and do not provide the information
needed to review and asses the stormwater management controls for the project. The only stormwater
information on the drawings is proposed detention ponds, The features not present include, but are not
limited to catch basins, piping, vortechnic or other devices to capture sediment, measures to capture and
manage flow from the steep stopes the new roads for houses would require, Jevel spreaders, and designs
for the drainage ponds. The depth of the existing water table and depth 1o ledge ave criticat factors ina
pond design. The applicant has provided text to describe control measures and the calcutations for each
but none of those structures are Jocated on any of the plans, making a thorough assessment jimpossible.

Additionally, the construction phasing drawings do not adequately show sedimentation and erosion
control plans. They should include, at a minimum, planned start and.completion dates for each phase of
the project, inciuding time in days, design criteria, a planned maintenance program, and identification of
other possibie local, state and federal perniits required. There are no locations for sediment stockpiles,
silt fences, hay bales, protected locations for vehicle and material storage, refueling locations or
temporary sedimentation basins. This information is critically important in order to review this project.
We also believe that a watershed analysis should have been conducted to determine the area of '
contribution for stormwater runoff before the stormwater management plan was designed.

Wastewater Treatment

According to the information shared with the Town and the public. the applicant proposed that a
wastewater treatinent plant would be constructed which had the capacity to accept the sewage from the
Amenia sewer service district. The Town Wastewater Committee has invested considerable time and
funds 1o complete an erngineering study which would allow the town 10 pump sewage to the project’s
wastewatey treatment plant. The application only proposes a plant with the capacity to handle sewage
from the development. The applicant should coordinate planning with the Town of Anlenia to ensure
that, going forward, the Town is able to plan for its needs. :

HVA appiauds the applicant for designing a wastewater system that would utilize treated effluent for on-
site irrigation. However, we are not certain that the pond designated to accept the outflow js of
sufficient size to handle the effluent from a fuil build-out. We ask that the applicant provide detailed
information about how the wastewater treatment system would worl.

CONCLUSION
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HVA befieves that all of the potential impacts have yet to be identified or quantified, Additionally, there
is little, if any, meaningful discussion of indirect and cumulative impacts. HVA believes the letter and
(9’\ spirit 6f the State Environmental Quality Review Act (SEQRA) regulations can only be met if the
(DEIS) contains a clear explanation of the reasons why the preferred action will not have a significant -
- impact, and which factors were weighed most heavily in the determination. Tt is not clear in this
document what the reasons are that warrant such a finding. :

HVA a;ﬁpreciates the opportunity to comment on this project.
Sincerely,

S L 2l

Elaine E. LaBella
Director of Land Protection
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New York State Department of Environmental Conservation

Phone: (845) 256:3000 + FAX: (845) 256-3042

. Ianua‘ry 14,.2008

Leter &

Division of Environmental Permits, Region3 -
21 South Putt Corners Road, New Paltz,-New York 12561-1620

Websxtew . : ' S ..... .

Commlssloner :

The Chazen Comparies

Attn: Eva Billeci

- 21 Fox Street

Poughkeepsie, NY 12601

RE: Silo Ridge Resort Community
"Town of Amenia, Dutchess Co. -,
NYS DEC Permit Application No. 3-1320- 00069/00006
Notice of Incomplete App]icatlon

’Dear Ms. Billeci'

On September 27, 2007, 4 meeting was conducted at NYS Department of Exmronmental Conservatlon (DEC)
Region 3 headquarters to discuss the above referenced project. As a result of this meeting, DEC issued a

. -correspondence on Qctober 10, 2007 (copy enclosed) indicating the various jssues of the DEC as well as the -

additional mformatlonthatwﬂlbereqwred to determine ifthe proposéd prOJeotwﬂlmeetperm1t1ssuance standatrds.

. On October 12, 2007, DEC received the Draft Environmental Impact Statement (DEIS) which was accepted for

public review by the Town of Amenia October 4, 2007 lBased uponreview of the DEIS, it appears that these issues

were not addressed. The Final BIS (FEIS) would be the appropriate document to address these issues. By copy we

- are advising the Town Plannmg Board of our posmon that the FEIS should address these items.

As previously stated, DEC staff w:ll also require a site visit fo review the proposed outfall location and potent1a1

alternative locations as well as inspect the regulated wetland and stream., {The application will temain incomplete

Wja. until the requested items have been addressed. { Please also be aware that to date, the DEC has not received the
C- “Silo Ridge Aguifer Pumping Test Report” which is required as part of the Water Supply Application and review.

Please also be aware that the project sponsor will also be required to submit a Water Supply Application
_.(Supplement WS-1) arid a Water Conservation Program Form (WCPH). [Both documents aré enclosad afd can be-

dowriloaded from our website at www.dec.ny.goy, If you have any comments or questions, please contact me at .

(845) 256-3050.
- Sincffely;_ %

ohn W. Petronella
Division of anronmental Permits
Reglon 3

cc:  H. Gierloff, DEC .

T. Rudolf; P.E., DEC
P. Ferracane, DEC

. Dutchess County Dept. of Health, w/encl
T. of Amenia Planning Board, w/encl
P: Romano, P.E., Chazen
B. Beal, Chazen
M. Dignacco, Miltbrook Ventures
T. Wright, Delaware Engineering
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Amenia Planning Board
Town Hall
March 25, 2008

Dear Chairman Fenn and Members:

Thank you for all of the countless hours you have spent in meetings and
reviewing the Silo Ridge DEIS document on you own personal time. This
continues to be a monumental effort, and you all have devoted much to see
it to its completion.

Please review carefully the project’s plans for DeLavergne Hill. We can all

speak and write of the unique view shed it provides. We see how nature formed
the valley in which we live. We see artists and photographers attempting to
preserve the view. There are other places for a winery, townhouses, parking lots,
but there is no other view quite like that. Sacred? Maybe. Let’s ask Silo Ridge to
consider other alternatives.

It is wonderful that Silo Ridge will build a wastewater treatment facility large
enough to someday accommodate the town’s needs. We need to know the
eventual cost to the wastewater district. Where will the district’s pumping
station be built? What are the added costs to the town residents for pumping
waste uphill to the treatment plant? Nothing will be “free”. T am in the
wastewater district and desperately want to see a wastewater treatment facility
built. There are many, many questions to be answered. The current Wastewater
Committee has been working for years. I hope their knowledge can be of use.

I know there is much pressure to quickly approve this project. Silo Ridge is eager
to move forward, and I think the residents of the Town are, too. A project of this
scale needs a long, hard look at the DEIS. Please take the time to do a thorough
and careful study of everything presented to you.

Thank you again for all of your hard work.

Sincerely,

Sue Gregory

10 Depot Hill Rd
Amenia
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Letter 33

March 7,2008

To: Amenia Planning Board
RE: Silo Ridge Country Club

I am a resident of Wassaic, | New York, which is the hamlet of Amenia. I
attended the meeting held at the golf course this past Wednesday, March §, 2008. -I, along with my
husband Alex Reda, am very much in favor of the expansion of the club, We see it as a positive step
forward in building Amenia as long as this project will preserve the natural beauty of the valley. This
project will further expand the town in the business, community, and recreational sector of
development which x;we inevitably need. This is a win win situation. If we do not é]low this project to-

happen, Amenia will never be able to move forward and be a pleasurable and profitable town to live in.

iincerely, S

5
[}

f k] - .
QL" A A4 C./ G
Donna Reda

cc: P bxd

HETEIV
Yigliole
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3 March 2008

Town of .Amenia Planning Board

 We are writing this letter-t(_) voice our support for the development
_proposed by Silo Ridge, We are very excited at the prospect of Silo Ridge
bringing jobs, industry, beauty, and needed accommodations into Amenia.

We have listened for months as Silo Ridge has navigated their way
through the necessary steps in order to fulfill their goal of establishing a
truly amazing and wonderful resort! They have been asked to adjust, move,
re-draw, re-submit, conduct additional studies, fly balloons, and erect
frames. They have consistently responded affirmatively to all requests and
immediately complied. : : :

Some citizens have expressed concern that this development will
result in negative impacts upon the downtown. Please! There is no possible
way this can make downtown worse! It can only improve the entire Town
with this economic boom, enable us to finally develop a long-awaited sewer
system, and bring in more tourists and visitors which will, in turn, encourage
more small businesses to set up shop in our downtown.

. We support Silo Ridge completely! Thank you Silo Ridge and Good

L | CWBM%,

lea_oeseuo|

Aaron & Lea Howard

cco. T Roaced "
Pl. bed

| RWEE%NED | SNO? i
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320 South Amenia Road
Wassaic, NY 12592

Mark Doyle | | Tel: (845) 489 1061

Fax:(845) 789 1051
E-mail: markdoylefarming@yahoo.com

e ——— . e — — e

March 24, 2008

George Fenn, Chairman and members of the Board
Town of Amenia Planning Board

Amenia Town Hall

Mechanic Street

Amenia, NY 12501

Dear George and members of the Planning Board,

Comment on Silo Ridge’s DEIS

Meeting the requirements of the RDO

I.

A

I'would like to see an economic justification for the number of residential units proposed.
The intent of the RDO district is to enhance the opportunities for tourism and recreation
oriented businesses. The DEIS peeds to explain how this large number of residential units
enhance the business prospects of the resort. [t is a resort devclopment overlay, not a
housing development overlay.... a business endeavor, not a real estate transaction.

The design team should be applauded for reducing the impacts on opens space and the
area covered by imipervious surfaces. The 15% impervious surface limitatiop would allow
approximately 100 acres of built swifaces, a very large area indeed. So a reduction to 6%
is a great improvement in the TNA plan. Meeting the 80% open space requirement is
also critical in hight of the process that occurred with CPIC in which silo Ridge appealed
for the inclusion of not only the golf course, but also the blacktop golf cart paths in the
open space calculation.

C.

It is essential that the FEIS be written so that it is absolutely clear that the Planning Board
decision applies only to the TNA. For this reason | would also request tables that
compare unit numbers, occupancy, usage and land coverage of the various alternatives,
raaking clear that the TNA is the preferred option,

Visual Analysis

P' I.

As to the visual analysis: they have done an inadequate job with a few small-scale photos
depicting buildings that may or may not relate to the preferred plan. Silo Ridge MUST

- provide a digital and interactive simulation of the actual project.

Uwould like to see a visual simulation prepared that is functionally equivalent to the
creation of 3D structures in exact geographical locations by software such as Google’s

- “Sketch-up Pro”  ( see: http//www sketchup.com/index.phptitle=2) as a “plug-in” to

Pg.l

8453739147 . TOWN OF AMENIA . PAGE A2



P3/25/20p8 ©8:51 8453739147 TOWN OF AMENIA L_ ] %AGI;
E something similar to “Google Earth”. This combination will allow the public to place

Cfm'l' »  “themselves” anywhere in Amenia, in a digital simulation.

3. Itis an absolute requirement that specific renderings (as opposed to exact archifectural
elevations) of the large buildings and large clusters of buildings are presented. Just ,
saying that they'll have architectura features 1o break up the bulk of the buildings is not

F. nearly sufficient. It is understood that this stage of the process is designed to establish

the environmental impact of the concept plan and that specifics will be designed later.

Nevertheless, the visual impact of the proposal looms as such a Jarge issue that it is
incumbent op the developers to provide a good deal more renderings of specific bujldings

 that indicate an architectural style, window patterns, roof-lines, balconiés or other
softening features etc. This is the requirement of the scoping document. The Planning
Board is not able to determine whether the development will “be in harmony with

ug

surrounding land uses”. :

~ Height Variance

(g. The Zoning Code allows a variance for the 35 foot height limitation if no significant views

are adversely impacted. The DEIS presently does not enable the Planning Board to
determine this adequately and therefore places both the applicant and the Planning Board at
risk of Jegal challenge. Moreover, the applicant does not show any alicrnatives by which to
balance this request, nor an explanation of the necessity of this height in the first pjace.

Public Access

The applicant has indjcated that access to the golf course will be very much restricted. The DEIS
does not describe the impact of eliminating this recreational amenity for Amenia residents. The
area calculations in the Recreation section include the golf course as if it is to remain open to the
public. Beyond the raw numbers, this amenity is very important to many residents and the DEIS
does not describe the impact of their having to travel further a-field, not to mention the loss of
community spirit should the course be closed to the annual golf days held by local cujtural and
educationa) institutions. '

Thank you for this opportunity to comment on this development, which holds great promise for
the area and yet presents an epormous risk to the quality of life and value of property in town.
My objective in commenting is to urge efforts toward the best plan for the benefit of region and
away from real-estate speculation.

Sincerely,

Mark Doyle
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March 24, 2008
COMMENT

TO; GEORGE FENN, CHAIR, AMENIA PLANNING BOARD
FROM: SHARON KROEGER
RE: DEIS, SILO RIDGE RESORT COMMUNITY

'(Prepared for Higher Ground County Club, LLC)

_ HAIRPIN TURN: It is my assumption that earlier comment about the importance of the
[a “Hairpin Turn” on DeLaVerne Hill made by me at the March 5 hearing have been
d captured verbatim in earlier record, and hence will not be mentioned in detail here, . The
add‘fsse importance of this viewshed is universally understood, and my contribution was only to
clarify the unique aspects of the Harlem Valley View as it changes when one is driving
round the turn, proceding eastward on Route 44, starting af the top of the hill (hairpin)
“‘d\b looking first southward at the Wassaic Gap and changing untill one is finally looking
northward at the Taconies in the distance. No construction of any kind should be allowed
to clutter this important changing view, already famous in guidebooks for travellers.

SOLE SOURCE AQUIFER ISSUE (DRINKING WATER QUALITY): In Volume 9.5.1,
the applicant is making a very spurious argument and misusing reference sources when it
- states that “the project site is not over a ‘principle, primary or sole source aquifer’ and

cites the 1982 Atlas of Eleven Selected Aguifers in New York. This book was written in
order to clarify the importance of the argest and most important of the “sole source”
aquifers in the state, primarily because the Health Department was then concerned about
the location and protection of urban water supplies. The particular eleven aguifers
chosen, were gelected as the focus of study based on certain criteria. (U.S. Geological

Pﬂ ' Survey.) It wasnot 4 systematic review of all sole source aquifers and therefore many
important but smaller ones were left out of the study entirely. This does not mean they
are unimportant or non-strategic to the communities in which they are located. The
Herlem Valley Aquifer, on which Amenia’s water supply depends is 1ndeed ‘sole source”
for Amenia and Wassaic.

This aquifer supplies very high quality drinking water to Wassaic Hamlet, without
significant nitrites or nitrates, and flows southward through the Harlem Valley. An
important illustration of its importance is the fact that 2 mere mile downstream from the
Silo Ridge Site, exists an historic hamlet of about 75 homes, most of which use point
wells to reach down into the upper aquifer. This supply of drinking water to the Wassaic
Hamlet is exceptionally good and is geologically funneled through the “gap” below the
Amenia Stream running though the middle of the Valley from North to South. (All
pollution prevention measures should be designed with these specifics in mind, not in the
abstract.) The DEIS literally ignores the existence of the nearby hamlet.

, SURFACE WATER QUANTITY: When thinking about quantity, it is important to note
Q) that the Wassaic Historic Hamlet is different from the other settlements and villages up
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and down the Harlem Valley, in that it was canalled dusing the 18™ and 19™ Centuries so
as to make sure that the water fiom the Wassaic Creek and the Amenia Stream would be
manageable in all seasons, and that their confinence in the man-niade location would
allow early citizens to build a railroad, a main sireet, and turbines {water power] for the
Borden Plant. This early engineering worked well across the years, and continues 1o work
well even in heavy spring rains.{ Except for the unique situation in 1955 when the
Amenia Dam broke.) There are two probiems now developing, however: 1) The original
canals do a good job but need some form of public maintenance over time, (see canal
wall breakdowns from above the firehouse to just past the Lantern Tnn, where the water
spreads unnecessarity.) and 2) Inappropriate stonin water runoff has begun both at
developroent sites such as the one on Roule 343 and at the asphalt railrdad station
parking lot since that has been built, Hopefully the Ariny Corps of Engineers will deal
with the canal walls. But the Amenia Planning Board must address the problem of
inappropriate addition to river flow from asphalt parking lots and the like.

Specifically, Valume 9.17 supplies all kinds of parking methodologies and quantitative
ideas about how many parking spaces may be needed, but there is not one word that 1
could find about the type of construction that would be iovelved. 1tiz important that the
Planning Board educate all future developers whose construction could create storm
water runoff, about the niew ways of using surfaces which facilitate percolation and avoid
aunoff which gould raise the volume of what must be cartied by the Amenia Stieam{Note

t/. that Volume 9.5.) does aot mention permeable sutfaces either.

v .

CULTURAL RESOURCES: This section 9.2 is cutiously defining "cultural resources”
oniy to mean a limited piece of regional history, with no comprehensive treatment of
history, nor with any mention or appreciation of nearby amenities, nor of the gpecifics of
the site itself. (Why not mention Amenia’s fabled views, 6 historic hamlets, a synagogue
and chapet on the State. Registers of Histeric Places, an authentic Flistorical Agricultural
Crossroads FHamlet etc.) 1f the cancern is to avoid criticism for effectively trying to build
a new “traditional hamlel” with culturs and commerce to compete with the existing ones,
that criticism is difficult to avoid without specific measures designed to support the
existing resources, ’

WATER TREATMENT PACILITY: It js possibie that the water treatment facility could
be such a support, however, it js not ¢asy to find reference in the documents to clarify this
and its potential beneficial impact on the Amenia Hamlet, Looking at Velume 9.5.1 at
page 10 we sce a statement of components of construction where the water supply, -
treatment and storage as well ag the wastewater treatment plant would be part of Phase 2.
This order of prioritics is not satisfactory for Amenia. There inust be bonding and the
wastewater system mus? be the priosity, along with the protection of Wassaic Hamlet
fram any easly or late stage construction numaff to the Amenia Steam.

Leder 2 |
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3.

ECOLOGICAL STUDIES: On page 12 of this section in Volume 9.7, T was unhappy to
see that there was no clear acknowledgement of the viability of Amenia Stream. DEC
has it labelled Class 3 (T) and it is clearly known by all as a brown trout spawning

a0

stream, wel endowed with wildlife, and visited often by the Great Blue Heron.

AGRICULTURE: The section labled “agricultural data” is almost fraudulent. The
applicant is saying that there is no farming taking place in any adjacent area, and that
there are two properties which could be “potential farms”, What an insult to the farmer
(Walter Culver) who still sometimes farms with a team of horses when he does not use-
his tractor, and whose industrious cultivation of the land in traditional patterns onthe
eastern hillside of the valley helps to provide the spectacular view one sees while driving
down Route 44. The other “non-existent” farm is that of Mr. Rosendale on Route 44,
who owns livestock, In truth, both these two properties are agricultural, and it is all the
others which may be labelled as “potential farms” should their owners later decide so.

WELLS: It appears from reviewing Volume 9.9 that there is lead in most of the wells
tested, and that the applicant is going to cure this situation by using “conventional
treatment methods such as particulate filtration, ion exchange, activated carbon method
or reverse osmosis”. How complicated is this and how costly? Is this really possible?

When discussing drinking water for a resort corpmunity like this, it would be important to
review relevant related documents in order to achieve due diligence. This should include
the hazard assessment information in the adjacent Amenia Town Landfill. See the Pre-
Design Investigation Work Plan. (NYSDEC site 3-14-006, Printed Aug. 22, 2007 and
revised November 30, 2007) At page 7 in section 5.3 it says that “exploratory test pits
will be excavated along the west slope of the landfill to determine the western limit of the
waste, its depth and the stability of the slope,” This is the same western slope that is
adjacent to the southeastern section of the Silo Ridge property, where there appears from
the map to be a group of homes planned. There is a long list of contaminants, so this
location should be reviewed further for the placement of houses.. '

CONDOMINIUM FORM OF OWNERSHIP: Condos or “Condominium Hotels” do not
pay the same kind of taxes that regular home owners do. This discrepancy is particularly
damaging to rural communities, where the other tax payers pick up some of the burden
for every structure labeled with way, Several years ago Amenia passed a local law that no
existing buildings can become “condos” and benefit by such treatment. This should be
the case for any structures, new or old, in the Town of Amenia. Itis not fair for the
Planning Board to allow a developer to come in and build homes or hotels for which
existing homeowners must pay.. :
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March 25, 2008

Wayne Euvard, Supervisor
Town of Amenla Town Board
36 Mechanic Street

~ Amenia, New York 12501

Re:  Silo Ridge Resort Community DEIS, SQ07-507 :
' Parcels: 7086-00-732810, -880725, -742300, 67071 7, -628131,
‘And 7067-00-708177 ' .

Dear Supervisor Euvard and Members of the Amenla Town Board:

Our Department is in recaipt of the DEIS regarding the proposed
development of the Slle Ridge Resort Community on a 670+/- acre site

{ocated primarily west of NYS Route 22 and south of NYS Route 44 with a

residential parcel located north of NYS Route 44 at Delavergne Hill.
The slte includes the existing Silc Ridge County Club.

After examining the malerials submitted in the DEIS, our commaents are as
follows: o '

In 2007 the Town of Amenia adopted a Comprehensive Plan Update and.
Revised Zoning Law following an extended public raview process. A
conceptual plan for Slio Ridge was identified in the Comprehensive Plan as
one of two proposals close to the hamigt center that “are at a scale that is
unpracedanted for Amenia and could dramaetically change the Town's

character (p.10).

The Revised Zoning Law includes a Resort Development District Overlay
{RDO) that encompasses the Slio Ridge site, with provisione specifically
{ailored to refiect the Town's expectations for future development at this
important locatlon. Primary amohg these provisions is the Town's _
preference that any development in the RDO conforms to the foliowing

standard:

"“Where possibia, conflguration of development as a traditional
neighborhood development (TND) is recommended as the best way
fo achleve a compact pedasirian-ofiented layout that preserves
open space and raduces driving” (p.10).

The Draft Environmental fmpact Statement (DEIS) for the Silo Ridge
Resorl Community identifies the developers' preferred alternative as @
Traditional Neighborhood Developmsnt consistent with the Town's vision
for the site. The proposed regort would include up to 388 town homes,
flats, and single family homes, a resort hotsl, restaurant and banguet

FAGE A3
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space, and a spa and fiinegs center, ptimarily concentrated around an
existing golf course and a new, mixed use village center. An additional
town home complex would be located above Route 44 on Delavergne Hill,
as would & publie viewing area and proposed winery.

The goal-of this environmental review process is to Insure that any
development that accurs on the site be dasigned in such a way that

PaGE B4
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potential impacts are effactively eliminated or minlmized, not to prevent any

development at all from taking place.

Visual Impacts on View Sheds

The Delavergne Hill/Route 44 view, designated by the Town as a Visual
Protection Corridor, is such an Iconie resource that any proposal that would
alter it would inevitably provoke strong responses. The Applicant '
acknowladges that portions of the project will be visibie: “...even with
vegetative screening and sensitlve site design, development on certain

- areas of the site will be visible from key viewpolints” which includs .. "the

area within the hairpin tum on Routs 44 and the broad open area of the
site immediately south of the Route 44 hairpin turn." The DEIS also
acknowledges that davelopment in the Village Canter and Town Home
areas "inay change the visual character of the siie and affect views from
the Ruute 44 hairpin turn and Depot Hill Road.” (Section 3.6, Visual
Resources,) - _ _

‘An earlier propossl for Silo Ridge was considarably more intrusive with

. humes distributed In a far more diffused arrangement across the site and

up the hillside immediately below the De Lavergne hairpin turn. The current
propustil has concentrated the distribution of bulldings primarily In the
Jower-t;ing araas surrounding the existing golf course cumplex, making
them @ss visible. Desplte these improvements, however, the Board could
ask 'ne Applicant to consider whethar the proposed hoight of the five story
hoto! could be reduced. '

e Br ard should ensure that building plantings and screening along
oudsiles are aufficient to minlmlze any visual impacts. The Board can
also 1equire thet roofing materials be muted and varied in natural colors
(gras. greens, browns), mixed in pattern with variations to make rooflines
ies + monollthic and bland into the surrounding landscapa.

Route 44: Proposed Public Ovarlook and Winery

The- Applicant has proposed establishing a commercial Winefy in the area
immadiately north of and wihin the hairpin turn on Route 44 at Delavergne

pa-3
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Hin.,‘ We fully support the creation of g public overlook that wili finally
provide an enhanced ares where the general public can safely stop to
appreclate the spectaculer valley views. However, a clearer distinetion
should be made between the public viewing and parking area and the
commercial use and parking area. The close proximity éhown in the
proposed plan could make general public feel uncomfortable when
stopping gt the observation platform if they seem to be intruding on
cornmercial property. Moving the building facther back on the parcel could

- provide separation from the public area, maximize the views, and minimize

the view of the hotel and tewn houses from Routa 44.

PAGE  BS
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We can support locating a commercial use at this location, as it would
provide increased secunty and maintenance of the public observation area,
We suggest, however, that the Applicant conslder alternative commercial
uses, parhaps an establishment less oriented toward alcohal and more
griepted toward family uge, such as a restaurant or other tourist-bassd
uginess. : : '

Opsen Space—Pemmanent Ersements

According to the DEIS, “There are no formal proposals et this time for
creating coneervation easaments or for the formal dedication of onsite
open space.” A distinction should bs made between the areas that will be
used intensely by residentg and visitors and those cullying areas of
forested hillside and apen flelds that will be less Intensely trafficked and
would continue to parsist in their more "natural” state. Despite the

- Applicant'y stated commitment to “profecting the site's natursl resources

and recreational oppontunities * petmanent conservation easemants would
ensure the conlinued stewardship of the designated open space,
particularly the outlying acreage, and aflow public aceoss to the trails in the
area. ' '

3

Waamwatdr Troatment Facilltles

The Comprehensive Plan Update cites the importance of providing
infrastructure that will allow the Town to implement its goals, stating that

“The success of this Plan therefors turms more on installing sewers in ihe
hamlet than an any other single action" {p. 9).['The Silo Ridge proposal

includes a ‘Wastewater Mastor Plan” that promises “future expangion
potential to take additional wastewatar from the Town.* This facility is key
to balancing the inevitable impacte of proposed developmenrt with the
potential for enhancements that can benefit the hamlet of Amenia and the

entire community.
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‘Connections to Metro-North Extonslon

The Comprehensive Plan Update cites the potential economic and
recreational benefits of an appropriately designed resort community based
on traditionsl neighborhood development guidelines. The Plan also

‘acknowledges the Importance of the Metro-North Rallroad extension to the

stations at Wassaic and Ten Mile River and the potential for transit-
oriented development at both locations, The Route 22 location of the
proposed Silo Ridge Resort Community will encourage traffic-reducing,
energy-saving conhections among the raliroad stations, the resort, and a
revitalized Hamiet.

We look forward to the continued review of this project,

Roger P. Akeley, Commissioner
Dutchass County Department of Planning & Developrment

By |
‘404&2-- %W

Noela Hooper
Senior Planner



T
N ot 1At 7o ﬁ%'/

Je %@MMQ AL . Mi’@
2 dy” : , G fLore |
\X _Aply. a4 tHho famdf% ,gﬂwmﬂazaﬁ/ <7 Zitihred
%me/ LA /WX%#M@

4
(A - ay

o e T

eyt ) v



A3/27/2088 14:48 8453739147 [UWN L AMENLA ' © PAuk Wb

Mar=g5=08  03:2Tem  From- - T-51%  P.50Z/00%  F~B07

Leter a9

John R. Klopp
Smithfleld Farms
20 Smithfeld Valley Road
Amenia, NY 12501

March 25, 2008

Planning Board
Town of Amenia

PO Box 136

36B Mechanic Strest
Amenia, NY 12501

Re: Silo Ridge

Dear Board Members:

This letter is submitted in connection with the Draft Environmental Impact Study (the
“DEIS”) presented by Highar Ground Country Club, LLC (the “Sponsor”) for the proposed Silo
Ridge Resort Community (the “Project”). I wish to express my nerious concerns about the
proposed Project, a3 described in the DEIS, and its potentially damaging impacts on our
COTnUILY. _ : :

In sddition fo being a proud resident of Amenia, I have spent my entire 30-year
professional career in the real estate finance business. 1am currently the CEO of Capital Trust,
Inc., 2 NYSE-listed commercial mortgage Real Estate Investment Trust that [ co-founded eleven
yenrs ago. Capital Trust provides financing for large office, retal, hotel and residential projects
throughout the US, and has closed over $10 billion of principal investments since 1997,
Previously, 1 was a founder and Managing Partner of Victor Capital Group, one of the most
active “workour” fimms in the business. At Victor Capital, I personally bandled the rescucturing
and resolution of billions of dollars of woubled real estate on behalf of borrowers and lenders.
As & result, [ have 2 unique perspective on both the financing of major real estate projects wnd
the disastrons results when those projects fail,

Based on my review of the DEIS and my experience, [ am convinced that the Silo Ridge
project will ultimately fail and, in the process, create major problems for the Town of Amenia.

Simply put, fhe project is not financeably fore will pgv ilt a8 sed.

Requiting some $1.3 billion of total capital, this immense project would have been
exceedingly difficult to finance in the best of tmes; n today's environment, it will be virtually
impossible, Through industry sources, 1 have seen the Sponsor’s offering memo seeking to raise
$250 million of third party equity to commence the Project (and hear that there have been no
takers). There is no mention in the DEIS of access to capital for the Project. Xow and when
does the Sponsor propose to secure financing? If the Planning Board approves Silo Ridge as
proposed, I believe it is entirely possible that the Project will never get started. The result for
Arnenia, however, will be endless re-negotiations, years of delay and a likely outcome in which
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the Town ends up with rmuch less than it bargained for. In the meantime, the stalled project will
cast a pall over the Town, discouraging other, more viable, developments.

Unfortunately, 1 believe that the more likely scenario is one in which the Project gets
started but subsequently fails because of undercapitalization. In this case, the potential downside
to Amenia is even greater: unpaid real estate taxes, an unfinished waste water system, iacreased
road maintenance and security costs, protracted litigation, etc. The only way to mitigate this
worst-case visk would be to requite that the Sponsor gabmit up front proof of fully committed

. finencing adequaie 1o complete the entire project, Cun the Sponsek offer evidence of having
secured sufficient financing to complete the Project? 1do not believe that the Sponsor could -

meot that 86t

Given the downside, ] sitmply do not see how the Silo Ridge project offers adequate
upside to Amenia to justify this risk. The Sponsor’s offering memo emphasizes that all
project amenities will be for the exclusive use of the private members — should all of
Amenia’s current yesidents and taxpayers take the risk on their behalf? }

Thank you for your consideration. .

Sinceretly,

hn R. Klopp
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Tracy Salladay
31 Depot Hill Road
Amenid, NY 12501

March 25, 2008

Amenig Planning Board
C/o Lana Anguin-Cohen

Re: Silo Ridge Proposed development.

I think the relationship of this development to the Town neads To ba TookEs-atrrm——

made as broad as possible so that once it is built it is not a closed community isolated

within the town, and open only toresort residents and those who come to spend on
A shopping, eating, or the spa,

As a property ownert in Amenia, | am concerned that the conversion of the public golf .
course fo a private one, and planned construction of resldences and facilities, and
greater faffic volume, will subtract from what | now have as a resident of Amenida. The
asset of a nice public golf course and easily accessible resiaurant will be gone as will
K the natural beauty of that hillside as it is today. The current proposal gives in trade use
WWWe occupying a-piece of land that is now
n]a natural and undisturbed. | would-like to see the design and concept of Silo Ridge
project be more integrated with the town of Amenia. [Could The hiking trails of open
space #1 be seen as not only o resort feature buf something to share with town
residents? The currenf plans don't show how to get fo thase trails, Perhaps a parking
B. arew for the trails could be created off the Delavergne hill, and require a resident
sticker, that could be obtained by residents either within the resorf or within town limits2
And could town residents have aceess to fennis courts and ihe skating pond (or maybe
a bigger more featured skating area)? And could the lookout, instead of belng the top
C. of a water containment utility, be o design 1o function also as an amphitheater? (The
location of this feature [ would jike to see movecd from the horseshoe) {Tdecs Tke These
nla need fo be apparent in the plans and the design, rather than Just be words.

-

In the months of paricipating in the review of the Silo Ridge development, | have come

to see the waste water facility as less important to the long term health of the town than

it seemed af first. Even if Amenia does not immediately fie into that system, over time,
_D. in a natural progression of growth, the increased town income from the taxes on the
new development will make it possible for the town to bulld its own waste freatment
facility {TTRAK T 15 More Important 16 establish g “Tocal User fiendly’ design of the Silo
Ridge development, and ensure that it is designed fo benefit the residents of Amenia as
an amenity, not just a revenue source, especially since it occupies such a pivotal
location that cannot be duplicaied, The integration with the tawn will benefit he
development as well, making it authentic in its context, rather than artificial.
Many other issues are of concern, but have been, or have started to be, addressed by
others, so | will limit this letter to this toplc. : '

P

Thank you for your careful consideration of the project,
Sincerely, ' '
Tracy Salladay
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ROHDE, SOYKA 40 Garden Street

& ANDREWS Poughkeepsie, NY 12601
Consulting Engineers, P.C. Phone: (845) 452-7515 Fax: (845)452-8335

E-Mail Address: msoyka@rsaengrs.com

Wiifred A. Rohde, P.E » Michael W. Soyka, P.E e John V. Andrews, Jr., P.E.

Memorandum

To:

From:

Date:

Planning Board Attn: George Fenn
Town of Amenia Chairman
Michael W. Soyka, P.E. Subject:  DEIS Comments
March 27, 2008 Project:  Silo Ridge

The following comments are offerad for consideration by the Planning Board:

l'h]a 1.

A 2

e

6.

-

© ®

Provide a written response to RSA Master Plan Development comments of January 31
2008 and February 7, 2008.

Demonstrate that large moving vans, fire apparatus and emergency vehicles are able to
mansuver through the various rectangular courtyards and “cul-de-sacs” shown on the
site plan. '

Garages or adequate detached parking facilities are not shown for all residences. One
small example is the two single family residences in area “L" (they are the first one upon
entering and the last one upon entering). There are no parking facilities shown for either
one of these units on Master Development Plan Sheet No, SP6a.

Page 3.13-5, Groundwater Supply, last sentence: “During drought years, drawdowns
could be expected to occur If average withdrawal rates were to exceed 230gpm.” Would
drawdown impacts extend off site? If so, would any adjacent wells be affected?

Page 3.13-7: The second paragraph on this page states that the combined capacity of
the wells with the largest out of service of 283 gpm is less than the anticipated maximum
day demand. The FEIS should clearly state how this deficiency will be corrected and the
impact of the correclive action.

Page 3.13-10: The text indicates a “public water supply” where other sections of DEIS -
call for a “privately owned water supply system”. Explain what a public water supply
system Is in the context of NYSDOH regulations, even though the system isprivately
owned by a transportation corporation.

Page 3.13-13, Fire Flow and Flre Suppression Systermn: The description of the hydrant
locations should be expanded to include all locations stated in Appendix 9.9, Water
Report, i.e., at all road intersections, dead end lines and high points, and will be spaced
at 300 foot intervals.

The areas that will be provided with fire flows should be identified.

The areas that will not be provided with fire flows should be identified. The FEIS should
explain why these areas, of what Is a high-end project, couldn’t be supplied with
adequate fire protection, while other areas of the project will be provided with adequate

fire protection.

Page 1 of 3
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Page 2 of 3

I 1.

Page 3.13-14, last paragraph: Other automated measures to ensure available water
supply shouid be summarized here. The reader should only be directed to Appendix 9.9
to become aware of the details of the automated meastures.

Page 3.13-16, Monitoring and Maintenance: The requirements of NYSDOH part 5.1
concerning system monitoring should be summarized here with the reference to
Appendix 9.9 given for additional detalls only.

'gl;w'sz. Page 3.14-4, Wastewater Treatment, third line: The reference to drawing SP5 should
yeeded  read SP4.
K 13 Page 3.14-4, Wastewater Treaiment: The second paragraph refers to a Phase | cultural
resources survey as being currently underway. Report the results of that survey.,
L 14 What Is the location of the WWTP? The proposed action shows it on the south side of
Route 44 while the TND shows it on the north side of Route 44, That location was
chosen due to the archaeoclogical sensitivity of the site on the south side of Route 44.
Will the north side of Route 44 be the lacation of the WWTP for the proposed action as
well?

M 15, Provide an elevation view of the WWTP. Indicate its height.

" Transportation:

N 16.  Page 3.7-3, 2007 Existing Traffic Volumes: Identify the traffic count information that was
obtained from the New York State Department of Transportation, the Dutchess County
Department of Public Works and the Town of Amenia, as referenced in the first

, paragraph.

0 17. Page 3.7-3: Explain how the existing and proposed land uses spscific to the project site
influenced the times that were selected to perform traffic counts.

P 18. Page 3.7-15: Table 3.7-3 does not contain trip generation data for the weekday PM
peak hour.

] 19,  Page 3.7-15. Table 3.7-3 does not include traffic generated by the golif clubhouse.

R 20. Refer to the varlous Traffic Volume Figures: A Figure for the site generated traffic
volumes should be created for the Friday PM peak hour for the 2007 Existing Traffic

_ Volume and the 2012 Build Traffic Volume. :

S 21.  The phasing schedule shown in the Master Development Plan shows full build out
occurting 5-1/2 years after the project start. The soonest start date would appear to be
2009, therefore the “Build” traffic analysis should be 2015. The traffic study should be
revised to reflect this.

1 22.  New turning movement traffic counts should be taken to show current conditions.

A 23. The Amenia Hills and Depot Hill projects should be included in the traffic analysis as
requested by NYSDOT.

V 24 Confirm that the 2 percent background g\rowth rate Is acceptable to Dutchess County
Depariment of Public Works and New York State Depariment of Transportation,

W 25 Show the rates used to arrive at the valuss in the Trip Generation Tables.

ROHDE, SOYKA & ANDREWS CONSULTING ENGINEERS, P.C.
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Coordinate shuttle service with the Metro North Railroad.

Provide a mitigation plan for construction traffic including detalls on truck routes, truck
types, numbers, etc.

The rosidents as well as visitors to the site will use the on-site amenities. Demonstrate
that the visitor traffic is included in the trip generation numbers.

Consuit with DCDPW and NYSDOT to identify traffic mitigation measures mcludlng, but
not limited to additional turn lanes on Route 22,

Further detail is required for both the proposed project and the TND alternative where
parking is concerned. Provide a table with proposed.parking ratios by land use. Show
the location of these parking spaces on a site plan. This is an upscale community. it is
unlikely that residents will want parking in open lots, rather than protected spaces.

How many parking spaces will be provided for a three bedroom home? A four bedroom
home? . A five bedroom home? Wil these be in a garage? Where is the garage
located?

The parking arrangemen'ts for the hotel are unclear, How many spaces will be provided
for keys, employees, spa, and other uses? A plan of the underground parking, by level,
should be provided.

Will the underground parking be built in phases, or not? If in phases, how many?

The intent is to make this a "walking community” to the greatest extent possible. The
sidewalks should be clearly shown on a plan.

Identify the number of on-street parking spaces and the justification for the number
selected.

Identify visitor parking locations, number and justification for the number chosen.
Identify the parking area for the publicly accessible tralls.

‘If there is shuttle bus service to the Wassalc train station, then Metro North should be
included a an Interested Agency.

Would the shuttle service be owned and operated by the hotel or by the Master HOA?

Stormwater Management: Provide site plans that identify the stormwater management
practices shown in the “Drainage Diagrams for Existing Conditions” and the "Drainage
Diagrams for Proposed Conditions” for both the proposed project and the TND.

Michael W. Soyka, P.é. %5

ce:

Planning Board via email Melissa Mascali, AICP via email
Ted Fink, AICP via emait Daniel Leary, Esq. via email
Mary Ann Johnson via email 03-352-12

Michael Hayes, Esq. via emall

ROHDE, SOYKA & ANDREWS CONSULTING ENGINEERS, P.C,
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From: Melissa Mascali

Sent: Thursday, March 27, 2008 12:52 PM

To: Michelle Jones

Subject: FW: Silo Ridge DEIS/Written Comments - Public Hearing

From: Morse, Cheryl (DOS) [mailto:Cheryl.Morse@dos.state.ny.us]

Sent: Tuesday, March 25, 2008 5:52 PM

To: Lana Anguin

Cc: ninapeek@optonline.net; fenbois@comcast.net; Arlenei@optonline.net; dreagon@optonline.net; ECWA25@yahoo.com
Subject: Silo Ridge DEIS/Written Comments - Public Hearing

March 24, 2008
TO: Planning Board, Town of Amenia
FROM: Cheryl Koch Morse

Re: Silo Ride DEIS/Public Hearing and Written Comments
It is clearly apparent to me from the public comments at the most recent public hearing, that many of the residents

who came to speak have not really read the DEIS document. Many extol the virtues of the pro;ect and “the waste
treatment plant that Silo Ridge is going to give the town”.

Their misconception is that Silo Ridge is GIVING the town a waste treatment plant, when clearly that is not the case.
Out of courtesy, if they get approval, they are considering increasing capacity for the Hamlet (Village) of Amenia to tie
into the system, but that is not the same thing as being GIVEN a waste treatment plant. The town will still have the
associated costs of creating a constructed infrastructure to tie into the waste treatment facility, which will cost

\\' millions of dollars. The approval of this project cannot be predicated on a waste treatment facility that the town

might or might not have access to tie into. It may never be built, and the town gains nothing. It is an attractive carrot
they are dangling, but there is no guarantee for the town. Imagine the anger of the residents if approval is given, the
treatment facility never built, and we end up with a blighted landscape. It is happening to similar projects around the
country, and it could happen here. Amenia cannot afford to make a mistake on this issue. It will have long term
ramifications that could have a serious negative impact on our beautiful, quaint rural community.

The “loop” on Delavergne Hill should be kept undeveloped, and NEVER have anything built upon it. [t is the gateway

b'to Amenia, the prime view into our community as travelers come off the mountain. It should remain open and

pristine. A winery could be constructed on the adjacent Miller house site, with the same spectacular view, without
marring the first impression one gets as they come down off the mountain.

There are three other developments of similar construction in the application process within less than 20 miles of
Amenia. These other developments will presumably be competing for the same prospective second home, empty

{ nest market as that of Silo Ridge. Given that fact, the region will see a saturation of housing being constructed at a

time when the economic state of the housing industry is in crisis and new home sales have come to a standstill. It is
difficult to imagine that this project will be constructed in these economic times.

D.

Golf Courses & Water Quality

While golf courses provide many important benefits, the potential also exists for degradation of ground and surface
waters. Fortunately, a number of recent advances make it possible to design and operate a golf course with little aquatic
resource impact. However, because these advances are not universally incorporated into the design of every new
course, one should not assume that proposed fairways, greens, and tees will be benign. Particular care is needed when
new golf courses are proposed near uniquely sensitive aquatic resources such as sole-source aquifers, shallow wells,
headwater streams, threatened-endangered species habitat, wetlands, lakes, and other vulnerable waters.

file://XAIN10400-10500010454\10454 . 02\SEQR\FEIS\Written Comments\3-24-08 Cheryl Morse.htm 3/27/2008
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The advances in design can also be used to reduce the impact of existing golf courses. For example, by replanting
fairways and greens with hardier grass species application rates of fertilizers, pesticides, and irrigation watér can be cut
by a one-half to two-thirds yet still provide a quality playing surface. There are even organic (pesticide-free) golf
courses,

In recent years there has been a trend towards converting golf courses to other land uses, such as housing, offices, or
other commercial projects. If a course is more than two- or three-decades old then there is a possibility residues of
highly-toxic and very persistent pesticides remain. The residues may be sufficiently high to be of concern if the soils
are eroded into nearby waterways during the construction phase or if children play on greens converted to residential
lawns. Fortunately, soil testing can determine if there is cause for concern on a particular course and, if so, then
techniques are available for resolving the concern. (From www.ceds.org website)

My real concern is the impact that reconstructing the golf course will have on the aquatic environment and the
residents who live in reasonably close proximity to the site. The attached documents are critical in consideration of
the Silo Ridge project, as the residue of agricultural chemicals persistent in the soils can be very harmful to the
environment, wildlife, domestic animals, and humans that will inhabit the site or those who reside in close proximity.
The document should be carefully read. It is clearly written in lay terms that most will understand. It is backed up
with real scientific data, but also indicates mitigation strategies to minimize the negative impacts. PLEASE consider
the information carefully. When golf courses accounted for more than 50% of the watershed land use, then a moderate
to severe level of stream quality degradation was found. Such a waterway would be unfit for most human uses. The
following factors are identified as potential causes of the degradation revealed by the studies:

» stream channelization,

« destruction of wetlands,

» lack of a wooded buffer along waterways,

* elevated water temperature due to;

- lack of shading vegetation,

- reduction of groundwater inflow,

- release of heated water from the surface of ponds,

- entry of heated stormwater runoff from impervious surfaces,

» reduction of base (dry-weather) stream flow due to ground or surface water withdrawals for irrigation,

« release of toxic substances and oxygen deficient water from ponds, ,

« intermittent pollution incidents such as spills of pesticides, fertilizers, or fuel,

* loss of pesticides or fertilizers by way of ground or surface water runoff,

» entry of stormwater pollutants washed from parking lots and the other impervious surfaces associated with a golf
course,

» accelerated channel erosion due to increased stormwater runoff velocity or prolonging the amount of time channels are
exposed to erosive velocities,

* ¢limination of the scouring benefits of flooding by storing runoff in ponds,

* poor erosion and sediment control during the construction phase, and

» inadequate treatment of sewage and other wastewater generated on the golf course.

Monitoring should begin one-year prior to the construction of a golf course and continue throughout the construction
phase and the first five years the course is used. Ground and surface water should be analyzed quarterly for ammonia,
nitrate, phosphorus, and pesticides. Biological sampling should be performed quarterly, then, beginning in the third
year, once annually, in August. Fish tissues should be examined once a year for any pesticides used on the course
which have the potential to bio-accumulate. A groundwater monitoring program should also be established to detect
effects upon existing wells or wetlands. Base-flow and water temperature should be monitored in any streams or rivers
in the vicinity of the course. Monitoring should not be considered a substitute for measures that design impacts out of a
golf course.

Please note: CEDS (the providers of the studies) has found that a disturbing number of commitments made during the
permitting process to monitor golf courses are ignored once the course is completed.

Since the golf course existed prior to 1990, then soils on the greens, tees, and fairways should be analyzed for
organochlorine and metallic pesticide residues. If residues are present, then mitigation measures should be taken to

file://X:A1\10400-10500010454\10454. 02\SEQR\FEIS\Written Comments\3-24-08 Cheryl Morse.htm 3/27/2008
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minimize movement to ground or surface waters, such as increasing the organic matter content of soil.

(In making packets, please insert the accompanying .PDF documents here.)

The construction along the ridgeline and the impact that it will have with regard to run-off and erosion during times of

* heavy rains, and the engineering of retaining walls to hold back and keep those areas stabilized is another concern, and
will require appropriate enginecring and construction to prevent failure of retaining walls. Turf grass is not an adequate
type of plant material coverage to prevent serious erosion problems during periods of heavy rain, and silt fencing is
inadequate at best during those event periods. :
All wetland buffers should be repaired/mitigated to within 100 — 150 feet, with native shrubs and trees heavily planted,
to prevent run-off and erosion from impacting the streams and wetlands adjacent, contiguous, and bound by the site.

* Too much chemical leachate has been entering the stream during rain episodes and have been damaging the
watercourses as long as the golf course has been in operation. Of all agricultural uses, golf courses utilize far more
agricultural chemicals than any other agricultural use.

I do have other issues with the project, but a number of them are being addressed by the others, so it is my intention to
Q’ focus on the issue I have outlined here.

Respectfully submitted by:
Cheryl Koch Morse

P.O. Box 645

Amenia, NY 12501

Cheryl.Morse@dos state.ny.us

file://X:\1\10400-10500110454\10454.02\SEQR\FEIS\Written Comments\3-24-08 Cheryl Motrse.htm 3/27/2008
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Comments on the Silo Ridge DEIS submitted by David
Reagon to the Amenia Planning Board on March 25,
2008. :
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Lana Anguin-Cohen

Assistant Supervisor

Town of Amenia

368 Mechanic St.

Amenia, NY 12501 March 20, 2008

Dear Lana,

Mark Doyle and I think, based on the following information, that the Silo Ridge
public hearing should be extended by the Planning Board until such time as the applicant
furnishes the appropriate material, as outlined below.

Visual Impact
~ Amenia Zoning Law, Adopted July 19, 2007

121-18 C 3b. Resort Development Overlay District (RDO}
¢. Where bmidmgs will be visible from public roads, bicycle trails, or “othér publicly accessible areas, the
Planining Board shall require the submission of proposed elevations of buildings and proposed
architectural standards and covenants. These architectural standards and covenants may substitute for any
of the destgn standards which would otherwise be reqm.red by §14.1H or any other section of this Chapter.
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Silo Ridge’s Scoping
Document (3.6) required it to provide “landscape

: ~ (and?) architectural drawings, such as plans,

sections, elevations, or other graphic representations

of existing and proposed conditions.” These have not

been provided to date by Silo Ridge. It would appear -
improper, therefore, to teérminate the public comment
period until these essential documents are
forthcoming. The Planning Board cannot determine -
whether the proposed development “will be in harmony

with surrounding land uses” (zoning law Sect.

121-18(C)3(d)) without these drawings.

Sincerely,

David Reagon
23 Benson Rd.
Wassaic, NY 12592

Appendix 9.9

DEIS Section 3.2 Water Resources

Page 3.2-16

Average aquifer recharge on the site is estimated at approximately 330 gpm.
Aquifer recharge may drop during drought years by up to 30%, to approximately
280 gpm. Therefore, based on these findings, the tested wells appear capable of
supporting continuous yields of up to 288 gom with the best well off line. All of
this

~ vield can be supporied by onsite recharge during normal years and up to 230

gpm
can be supported during drought years.

Comment: During drought years, where will the water come from?
Will the aguifer be able to support this level of withdrawal?

Complete results of water quality testing are provided in Appendix 9.12, ‘quifer
Pumping Test Report.” A summary of standard treatment methods for these

Silo Ridge Resort Community
3.2 Water Resources Page 8.2-17
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The Chazen Companies
October 2007 .

contaminants is provzded in Section 3.2.2 below; for more detailed mformatzon

on
treatment methods, please see Appendix 9.9, “DE'.IS Water Supply Report.”

Comment: The treatment methods for these contaminants is not in
Section 3.2.2.

Page 3.2-17

The proposed wastewater treatment plant

building is located more than 50 feet from Amenia/ Cascade Brook; however
there

may be some grading within 30 feet of the stream for this facaltty

Comment: There should be no grading next to this stream, The
Stream Protection Corridor in the zoning should be observed.

Comment: The overall map of the water supply does not show the
buffer zones around each well. In some cases, W2 for example, it
shows the well virtually on a proposed dwelling. Also, the waste water
outfall is very close to supply well W2. The potential for contamination
should be discussed.
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o, - i 3
Map shows wastewater outfall and its prox1m1ty to wells and residences.

((\

Page 3.2-34
Lead Reduction
Lead will be removed from the source water in PW-1, PW-2, PW-4 and PW-5

- using

conuventional treatment methods mcludmg particulate letrataon ton exchange,
activated carbon filtration, reverse osmosis, or distillation.

Comment: These wells have high lead levels. This is a serious problem
that the DEIS glosses over. The treatment inethod should be
specifically discussed. Is distillation a serious proposal? Where is the
lead coming from? Naturally occurring lead in groundwater is very
rare. Will Silo Ridge comply with US EPA Lead and Copper Rule,
56FR 26460 26564, June 7, 19917

Comment: The required draw down tests during the 72 hour pumping
tests were not actually completed. The DEIS should include the draw
down effects on surrounding wells and it does not.
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Section 5

- TNA Map showing core area.

Comment: The Amenia Fish and Game Club is shown within the
boundaries of the core area. This an active club whose members shoot
guns at this location, SR’s buildings will be within a three hundred
feet of the shooting. This should be noted somewhere in this

document.

Page 5-25
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Winery
One significant difference between the Traditional Neighborhood Alternative and

the Proposed Action is the development of @ winery within the hairpin turn on
Route 44. It replaces several townhome units that were originally proposed in
this , , ‘

location to reduce the visual impact of the development on the hill. The winery is
also intended to serve as an additional tourist destination in Amenia and a place
from which visitors can enjoy the views over the golf course and down through the

valley.

Comment: The location of the winery is vague. Pictures depictihg the
visual impact of this sensitive spot should be generated.

Poge 5-31

Impact Summary _
Compared fo the Proposed Action, the Traditional Neighborhood Alternative
site

fayout has been modified to reduce environmental impacts and improve
pedestrian

connections and circulation, and the visual impact is lessened due to the
enhanced

clustering of units and variety of building masses heights, rooflines, and
architectural features This Alternat:ve preserves more open space (a total of
80% or

approximately 536 acres) than the Proposed Action, mcludmg the 230 -acre
wooded

hillside and ridge in the western portion of the sife, and there is less impervious

.coverage (approximately 6% or 39 acres, compared to approximately 17% or

115
acres). Figure 5-9 shows a conceptual open space plan for the Alternative.

Comment: Under the RDO, 80% of the land is required to be kept open. The

'230 acre wooded hillside should be placed in a conservation easement to
-keep it as open space. It's possible that, in the future, the zoning could be

changed. That 230 acre area should receive additional protection. The
6% impervious area could be reduced by using semi-permeable paving
materials.

Comment: The DEIS does not address who will supervise the

.construction site for compliance with erosion control measures. An
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independent agency should make sure that erosion control measures
are enforced during construction as a massive amount of earth and
rock are to be disturbed during construction. The volume approaches
the yearly excavation efforts of a large gravel mine.

Page 5-57

The proposed. stormwater management system has been designed to atlenuate
stormuwater runoff generated during the 2-, 10-, 25-, 50- and 100-year storm
events , _

such that the peak rates realized at-the designated design points will not exceed
the '

- rates that existed prior to developmeni‘ of the project. Therefore, the proposed

project will not pose a significant adverse impact to the adjacent or downstream
properties or recetving water courses. Table 5-5 provides o summary of pre- and
post-development discharge rates in cubic feet per second (cfs), taken from Section
7.5 of the associated Master SWPPP in Appendix 9.5.2.

Comment: The DEIS does not consider the effects of major floods that
take place during constriiction phases. Given the length of the
construction period, major floods could take place during this time
and mitigation measures should be proposed by the DEIS. Newly

. created steep slopes will increase runoff velocity and erosion. These

newly created steep slopes should be discussed in the DEIS.

Page 5-64

Trees will be provided at varying intervals along roads and sidewalks for

shade and cadence. New landscaping around structures will focus views and
provide '

pedestrian scale, color and ornamental interest. Shade, flowering and evergreen
tree plantings combined with shrub masses and herbaceous layer plantings will
help to screen the development. '

All mitigation measures identified in Section 3.8 for the Proposed Action would
apply to this Alternative and no additional mitigation is required.

Comment: Every effort should be made to insure that no invasive
plants be introduced to the site and that native species should be
planted in all cases. A qualified expert should be hired to supervise
the applicant in this effort. :

The steep hillsides surrozinding the valley will not be
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developed beyond the base of the hillside and less disturbance to steep slopes and
lo : ' :
previously undisturbed habitat will occur under this Alternative. Permanent
‘impacts to wetlands will be minimized to the éxtent possible.

Comment: The existing boundary, or interface, between the forested
upland and the open areas at the base of the hillsides may be a rich
environment where various types of wildlife that frequent both the
forest and the fields congregate. The density of development along
this slope should be lessened in order to preserve this habitat. The
‘effect on wildlife of putting in a new access road from Route 22 near
the large DEC wetland has not been assessed. Roads open up
pathways for nuisance birds and mammals into the forest and the road
itself becomes a deathtrap for animals crossing it, particularly
amphibians who may be migrating to the wetland from the woodland
during breeding season. The DEIS should assess these effects and look
for mitigations.

Page 5-142 Wastewater.

Comment: The wastewater plan pumps treated effluent uphill to a
point on an intermittent stream where it is released and flows past
nearby houses and at least one well as a surface stream ultimately
" becoming part of the irrigation system’s water supply. The DEIS
should address the capability of the intermittent streanmy’s capacity of
carry the peak estimated quantity of effluent during periods of heavy
rainfall without overflowing its banks. During irrigation months, the
wastewater will, in theory, be used for irrigation. The DEIS should
assess what happens to this effluent during time periods when it is not
being used for irrigation.

If approval for the above plan is not approved by NYSDEC, then
effluent will be diverted to Cascade Brook/Amenia Stream. The effect
of this effluent on this trout stream should be addressed in the DEIS.




\Comments not in DEIS: The proximity of two waste sites, the Harlem Valley
Landfill and the Old Amenia Landfill and the effect that these two sites may have on
the project are not mentioned.

10
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- Traffic Impacts

The new access road off Route 22 should be re-assessed for adequate site distance to
the north. It appears that the DEIS has over-estimated the site distance in that
direction. _7 : ‘

New access road.

-#ﬂ-" = v it “'ﬂ-e-—- -

" New access road on Roule 22 does not have 800 of sight distance to the
)| .north as the DEIS states. This should be assessed accuratsly.

Impacts on the Webutuck School system.’

While the DEIS addresses the tax impacts and benefits of the project on the
Webutuck School system in terms of the tax impact of adding around 110 new students
to the system versus the new tax income generated by the project, it does not calculate the
impact that increasing the wealth of the District will have on NY State aid to the
District. The wealth of the District will be increased significantly by Silo Ridge and this
effect should be assessed by the DEIS. It may turn out that the increase in tax revenue
may be canceled out by decrease in State aid. _

Although the District may have the physical space to accommodate the influx of
students predicted by the plan, the DEIS should assess the impact on taxes that an
increase in staff will entail. More students will equal more staff and this is not assessed.

Workforce Housing

11
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The “gift” of a sewer system in lieu of payments for workforce housing may be a
good deal for the Town, but the applicant is obliged by the Zoning Ordinance to

P.  Mandatory Workforce Housing . :
1. In any develapment of 10 or more dwelling umits, at least 10% of the units shall be classified as workforce
housing under this Section' 121-42. In computing this pumber, fractional units of .5 or more shall be voundad up.
“The warkforce housing uaits shall be added to the allowable unit count allowed pursuant to this Chapter. For
example, if an applicant is peimitted to build 25 dwelling units under this Chapter, the applicant shall be
required to build at least 3 workforce housing units in #ddition, bringing the total unit cownt to 28.
2. The applicant may, instead of building the workforce units on-site, substitute one ox more of the following
altemative measuses, if such measues are consistent with the Town of Amenia Comprehensive Plan and the
prirposes of this Section 121-42:
a. Pay a fee in lien of constructing the workforce housing units as provided in subsection  above.
b. Construct the required housing wtits in another location.
t. Place a restrictive covenant that safisfies the requirenents of subsection G{2)(d) above onn one or more
existing dwelling wnits jocated on the same property or o adjoining propesty,
d. Make a substantial contribution toward the cost of previding water andor sewer infrashuchue to the hamlst
of Ameniz or Wassaie. In order to allow this contribution to substitute for satisfying the workforce housing
requirement, the Planning Board must fiud that (i) the contribution substantially advances the Town's goal of
providing such imfrashucture and (ii) that the provision of such water and sewer infiastructure will result in an
merease in the availability of housmg for pessons who are the intended beneficiarias of the workforcs housing
program a3 desceibed m this Section 121-42. :

provide workforce housing; payment in lieu of, or “a substantial contribution toward the
cost of providing water/and or sewer infrastructure to the hamlet of Amenia or Wassaic.”
Judging by the public comments at the March 5, 2008 public hearing, people seemed to
think that Silo Ridge is gifting the Town a sewer system out sheer gencrosity. In reality,
the Zoning requires them to do that or something similar.

Discussion of steep slopes re Silo Ridge DEIS

Steep Slbpestrom Town of Amenia Zoning, June 19, 2007

§121-36 STEEP SLOPE REGULATIONS
The Town finds that the alteration of steep slope areas poses potential risks of erosion,
sedimentation, landslides, and
the degradation of scenic views, Accordingly, the following requirements are hereby imposed
‘in areas with slopes
exceeding 15%. Where a soil erosion and stormwater conirol plan is requ1red by §121-32,
such plan shall provide the
information needed to comply with this §121-36.
A. For any subdivision, Special Permit, Site Plan, buﬂdmg permit, zoning permit, or variance
that involves the
disturbance of slopes greater than 15%, conditions shall be attached to ensure that:
1. Adequate erosion control and drainage measures will be in place so that erosion and
sedimentation does not
oceur during or after construction.
2. Cutting of trees, shrubs, and other natural vegetation will be mmrmlzed except in
conjunction with ioggmg _
operations performed pursuant to applicable guidelines of the New York State Department of
Environmental

12
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Conservation.

3. Safety hazards will not be created due to excessive road or driveway grades or due to
potential subsidence, road.

washouts, landslides, flooding, of avalanches. .

4. Proper enginecring review of plans and construction activities will be conducted by the
Town to ensure ' .

compliance with this section, paid for by escrow deposits paid by the applicant.

5. No Certificate of Occupancy will be granted until all erosion control and drainage measures
required pursuant to : . '

this scction have been satisfactorily completed.

. B. No disturbance, including cutting of vegetation or construction of driveways, shall be

permitted on any slope of

30% or greater, except in any of the following circumstances:

1. As may be needed for stream bank stabilization, foot trails and utility lines.

2. In conjunction with timber harvesting operations performed pursuant to applicable
guidelines of the New

York State Department of Environmental Conservation. . .
3. In conjunction with activities of a farm operation protected by an exemption under § 121-
37E below. ' -

4. In conjunction with the establishment or maintenance of golf course fairways.

5. In conjunction with rock removal operations allowed pursuant to §121-34L

6. Where an applicant can demonstrate that there is no feasible alternative and that the
impacts of any land :

disturbance will be fully mitigated by the best available engineering, erosion control, and
visual impact

mitigation practices. :

7. Where an applicant can demonstrate that the impacts of disturbing slopes do not
negatively impact visual ' :

resources, that the areas impacted are part of a broader plan for a site that weighs and
balances the full range of _

environmental issues, and that such disturbance is fully mitigated by engineering and soil
erosion control

practices. _ :
C. Slope determinations shall be made based upon the topographic information required for a
particular approval, '
along with such other topographic information as the reviewing board or official shall
reasonably require or the _

applicant shall offer. In cases of uncertainty or dispute, a qualified professional retained by
the Town, at the

applicant's expense, shall determine the location of regulated slopes.

Amenia Zoning Law, Adopted July 19, 2007

59 : .

D. For purposes of determining the location of steep slope areas, only contiguous slopes
containing at least 5,000

square feet of steep slopes, as defined above, shall be considered. Within the HM and HR
Districts, contiguous slopes :

containing at least 1,500 square feet shall be considered.

The Town of Amenia Zoning, July, 2007, contains clear and concise
rules for building on steep slopes. Steep slopes are meant to be protected
because of several reasons including aesthetic and practical. Silo Ridge

13
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propbses to build on over 100 acres of steep slopes. The DEIS does not

. discuss, except in vague terms, how they will proceed with this building or

why it is necessary. According to 121-36, many criteria must be met by
anyone considering to build on steep slopes. The DEIS has not met many
of these criteria. Compare the Zoning Law above with their DEIS below

and this becomes apparent.

14
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Soits and Geology

Section 3.1 of the DEIS describes existing soil and geology conditions on the project
gite. '

The Alternative is expected to have similar impacts with respect to scils and
geology as the Proposed Action, although disturbance to steep slopes and overall
site disturbance are less. Grading and construction activities onsite are expected to
disturb approximately 248 acres of soil compared to 274 acres in the Proposed
Action. Approximately 126 acres of the total disturbance would be due to
medification of the golf course while the remaining 122 acres of disturbance would
be related to construction of the resort development.

Of the 126 acres of golf course disturbance, all but 2.75 acres have been previously
disturbed by past conatruction activities. All but 35 acres of the resort-related
disturbance gre areas that have been disturbed in the past. Approximately 22 of

The Chazen Comparies
Octaber 2007

" lo Ridg e Regort Community

1 Alfernslives FPage 5-36

these previously undisturbed ncres are located at the base of the hllmde in the
wegatern portion of the site,

Figure 5.9a illustrates the amount of slope disturbance that will sccur on 0-10%
glopes, 10-15% slopes, and >16% slopes. Table 5-3 summarizes the disturbances.

Table 5-3 Traditional Neighborhood
Alternative Estimated Slope Disturbance

Stope Acras | Percant of Disfurbed
Catagory -Disturbed Araa
C0-10% : Qb+ 40%

~ 10-15% 42¢ 7%

> 8% 108 43%

TOTAL 2454 1060%
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Sio Ridge Regont Community

A0 Alternalives Page 5-36

these previously undismifbgad acres are located at the base of the hillside in the
waestern portion of the site,

Figure 5-9a illustrates the amount of slbpe disturbance that will occur on 0-10%
slopes, 10-15% slopes, and >15% slopes, Table 5.3 summarizes the disturbances.

TFable 5-3 Traditional Nelg‘hbnrhnod
Alternative Estimated Slope Disturbance

Siope Acres Percant of Disturbad
Category Disturbed Aroa

0-10% S8+ 40%

10-15% 42+ 7%

> 15% 108+ 43%

TOTAL 2484 100%

It ir estimated that approximately 950,000 cubic yarda of cut and fill will be
reguired for the Traditional Neighborhood Altemative. The cut and Al will be
balanced onsite, so offsite transport of soil will not he necessary. Eresion control
mensures will be in place during grading activities and grading wﬂ] oocur i
aocordance with NYSDEC reqmremonts

Ag deseribed in Section 3.1, rock excavation will be minimized as much as possible

by developing engineering alternatives to aveid rock wherever possible. For arens of
the site needing rock excavation, many arens will be excavated through mechanical

means other than blasting. Nevertheless, where blasting may be vequired, all

hiasting operations will adhere to New York State ordinances governing the use of
exploaives. Proper program guidelines will be established between the State, Town,

and Blasting Contractor prior to the undertaking of any blasting activity. The

project will obtain applicable blasting certifications and comply with all blasting

safety requirements. Appendix $.13 containe the SEQR Rock Excavation Concept

for the development and Appendices %.14.1 and 8.14.%2 contsin preliminary

geotechnical investigations. The same erosion and sediment control measures and
general procedures for rock excavation would upply to this Altermative. See Section

3.1 for details.

‘The DEIS estimates that nearly one million cubic yards of material
will be moved around on site during construction. Steep slopes will be
- disturbed, altered, and even increased. The applicant should state clearly
how erosion control will be implemented during construction and, just as
importantly, who will monitor the implementation. If the project changes
owners, or fails, how will the site be reclaimed? The DEIS needs to answer
these questions. One million cubic yards of earth and rock amount to
50,000 large dump truck loads, which is no small earth moving project.

The DEIS should also discuss what will be done to mitigate the visual
impact of this construction, particularly the steep slopes that will be
impacted.

16



LeHer 33

- Careful inspection of the Grading Plan shows that much of the steep
slope impact will be along the western edge of the site whete the valley
bottom meets the steep slopes of the forested land. The map shown below
was excerpted from the Grading Plan and it shows a typical home site in that
area. The contours of the land are sharply altered so that the houses can be
placed on a flat building envelope. Directly to the west of the building site,
the map shows that a new steep slope has been created. If the map can be
‘taken at face value, it shows that a new slope with a gradient greater than
100% will be created. This is a great increase over the 15-30% grade that
the original contours show exist in the area. S

SINGLE FAMILY
. RESIDENCES ~

Fig. 1 This is a portion of the Grading Plan showing home sites in the south-central part |
- of the project. The heavy dark straight lines are retaining walls. Note the steep slopes
that are proposed to be created.

17



SLOPH DISTURDANCE LRI i i - g e .

NEVELOPMENT GOLF COURSE SUB—
Color  SLOPE RANGE AREA AREA TOTALS
[5] 0-10% 32 AC 88 AC 98 AC -
- to-15% 13 AC 23 AC 42 AC
[ - 19+% 71 AC 37 AC 168 AC
. TOTALS . 248 AC

Fig. 2 Portion of Steep Slopegr Disturbance map fIS. Note the dibance along
the base of the western ridge. Many of these steep slopes will be steepened.

The DEIS should discuss in detail how these steep slopes will be
stabilized. There should be a detailed geotechnical discussion of the rock
and soil types and how well they will maintain this new slope. There should
also be a detailed discussion of how the soil and rock above these newly
created slopes will be stabilized along with a discussion of how runoff from
these steep slopes will be controlled. There should be a discussion of the
visual impact of these steep slopes that will possibly expose raw rock faces.
There should be a discussion of what kind of vegetation is proposed to
increase the stability of these slopes.

Silo Ridge proposes to build a lot of expensive real estate on steep
slopes and they need to discuss how they are going to do it. It is an integral
part of their plan and the issue needs to be more completely discussed in the
DEIS. _

The steep western slope of the project is slated to have housing and
roadways cut into it. These slopes have become stable over a several
thousand year period. When the toes of the slopes (the bottom edges) are cut
away for housing plots and roads, they will be steeper and may become
unstable. Soil and rock may begin to move down the newly steepened
slopes onto the roads and houses below. This will be aided by frost action
and the movement of both surface and groundwater as gravity restabilizes
the newly created steep slopes. The orientation of natural joints and cracks
in the bedrock will be an important factor in this stabilizing process.

18
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Landslide caused by excavating a stable slope.

prevIOus
The et three pages depict cross-sections drawn from two places on the Grading Map.
- They show the profile of the steep slopes and the degree to which these steep slopes will
be made steeper.

Impact on Wetlahds

Wetland “P” is identified on DEIS wetland map, but there is no discussion of it. It
is not an isolated wetland because it has a connection to wetland “L.”. Wetland P appears
to be a spring that supplies a small stream identified as stream “M”. Wetland P needs to
be discussed in the DEIS because it is nearly surrounded by Block J single family
residences that are perched on the steep slopes within a few feet of the wetland. . A road is -
proposed on western side several feet above wetland P. These residences and the road
should be evaluated as possible threats to this spring fed wetland. When the wetland was
visited by members of the Planning Board in February of 2007, there was water flowing
from the spring and Dr. Klemmens commented to the effect that it would be a salamander
habitat. :

19.
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portm of Wetad_ P.

The Grading Plan indicates that a great deal of construction will go on around
wetland P including major alterations of the already steep slopes surrounding the
wetland. This should be discussed in the DEIS even though the wetland is a small one.

The maps on the following pages show the location of wetland P,

20~
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FROM SILO RIDGE DEIS

Visual Assessment Comments

Town of Amenia Zoning Ordnance July, 2007

§121-14.1 SCENIC PROTECTION OVERLAY DISTRICT (SPQ).

A. Findigs ind Purpose. Special protection of scenie road corridors, the Harlemn Valley Rail Trail, and highly visible
ridgeline areas is necessary to paeserve the attractive rural and histovic gquality of the Toun. The pupose of this
Section is to regulate land uses within designated svenie corridors and ridgeline areas to protect the Town's scanic
beauty and rmal character. This section is intended to apply to those sections of ridgeline areas aud road and rail frail
corridors that are visible fo the public and that substantially retain thewr scenie character.

B. Boundaries. The 5PO District includes alt land shown on the Resource Protection Overlay Dishicts Zoning Map as
part of the SPO Distriet, including mapped ndgeline areas visible from multiple viewpoints and land lying within $00
faet of the right-ofway of NY State Routes 4, 22, and 343 and within 500 feet of any other designated roads or the
Harlem Valley Rail Trail. As used harein, the term “scenic road” shafl be deﬁned to include only specifically

| decipnated sepmiani= of toad orqail il condder=

C. Repgulatory Effect on Land Uses, Within the SPO D:istzict all of the underlying land use district regulations remain
in effect, except as fhey ae specifically modified by this Section.

D. Site Plan Approval Requirement. Within the SPO District, Site Plan approval shall be required for the following
uses and activities (mchiding residential uses that are otherwise allowed without site plan review by the Use Table in. §

121-10):
(1} Construction of any structure or any addition to a strusture where the size of the new structire or addition will
be greater than 300 square feet in footprint area, including residential shrictures.
(2) Within any one-year period, in any location that is visible from a publicly accessible place (25 defined in §121-
74) when theve are no lsaves on the frees: ]

20
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The Silo Ridge DEIS visual analysis is wanting in many respects. It should be
revised so the true visual impact of the project can be analyzed. This would include
creating a virtual tour of the project and, at the least, enlarging all the photographs in the
visual assessment so that they can be viewed on a large screen. The small format photos
in the DEIS just do not supply the detail needed to see the impact. A realistic depiction
of the buildings should be provided instead of the dismal looking ones in the existing
photos. Since visual impact is the most important perceived impact by the public, it
would be in the best interests of the applicant to provide a realistic analysis.

The visual impact on the Harlem Valley Rail Trail and the park that will be built

" on the Old Amenia Landfill is not assessed in the DEIS and must be. The following

pictures and maps refer to those areas.

The Old Amenia Landfill is a Superfund site that is presently being remediated.

Part of the remediation calls for the entire 28 acre site to be turned into a Town of

Amenia park. The Silo Ridge DEIS does not take the visual impact of its project on the
park.

The Harlem Valley Railtrail passes within 400 feet of Silo Ridge buildings. The
visual impact of these buildings on the trail must be assessed as they fall within the
guidelines of the Scenic Protection Overlay in the Amenia Zoning Ordnance.

23
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This map shows the relationship between the Old Amenia Landfill and the Harlem
“Valley Rail Trail to the Silo Ridge project. The map is from the DEIS and depicts the
southeast corner of the project. The black arrows show the viewsheds depicted on the

next page.

View of Silo Ridge from Old Amenia Landfill.

24
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View of Silo Ridge from Old Aménia Landfill.
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Michael W, Klemens, LLC
POB 432, Falls Village, CT 06031
March 18, 2008

Mr. George Fenn, Chairman and

Members of the Amenia Planning Board
Mechanic Street, POB 126
Amenia, New York, 12501

In Re: Silo Ridge Resort Community DEIS

Dear Mr. Fenn and Members of the Planning Board:

The following are my comments concerning the sections of the DEIS that T have
reviewed on vour behalf.

Page 1-17: Water Resources: The proposed action will disturb wetlands yet no
mitigation appears to be offered for the wetland loss. The mitigation of 50 and 100 year
storm event is inadequate in the current climate change scenario. :

Page 1-18: Water Resources: Consideration should be given to an organic golf course
and LID storm water management. -

Page 1-19: Wildlife: No detail is provided for buffers. Many of the proposed buffers are
lawn/turf which has minimal value for wildlife habitat or for storm water treatment..

Figure 3.1-1: Soils Map: The map and accompanying tables provide information as to
the suitability of the soils/slopes to support development, Most of the proposed
development site north of Rte. 44 where the winery and town homes are proposed is
severely constrained by the Applicant’s own data. The Applicant should explain why
they are contradicting their own data in placing the town home development in this area.
The only area that appears suited for development lies in the curve where Stockbridge silt
and loam is found on 8-15% slopes, However, development in this area is challenging
from a visual perspective.

Page 3.2-23: In table 3.2-5 wetland I is proposed to be filled. There is no information in
any detail on the function and values that will be lost by this fill, nor discussion of
proposed mitigation to offset this wetland loss. The Applicant has a wide range of
opportunities on the site to create additional wetland or to improve and enhance existing
wetlands.

Page 3.2-24: Vernal pools. While I agree that the Applicant has avoided impacts to
Wetland U by the design of the project, I disagree with two unnecessary statements that
are included in the text. The steep drop of 350 feet is likely not an impediment to
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amphibian movements as these lightweight sticky creatures are often able to scale vertical
or near vertical surfaces. The discussion that vernal pools are not protected by either
State or Federal law is a red hetring. The rich biota of vernal pools are a consideration of
the Board’s SEQRA review, therefore they have full standing to be considered in this
Board’s review of the proposed project.

Page 3.2-25: Stream and Wetland: Proposed Mitigation: There is no discussion or
plan to re-vegetate the stream and pond edges with a natural shrubby and herbaceous
plant community as recommended by the Applicant’s and Town’s consultants. It is not
enough to create planting shelves within ponds or commit to not spraying pesticides and
herbicides on the turf within 25 feet of wetlands. I recommend that a minimum of a 25
foot naturally vegetated buffer planted in native shrubs be installed along the edges of all
streams and wetlands. In the case of stream, a 25 foot buffer on each bank would result
in a 50 foot wide naturally vegetated stream corridor that would provide areas for wildlife
movement as well as wildlife habitat, and keep human activities and pollutants out of the
wetlands and watercourses. This shrubby buffer would add visual interest, provide
wildlife habitat, and clearly indicate where the course ends and the natural habitat and
ecosystem begins.

Page 3.4-9: Table 3.4-3: The dusky salamander (Desmognathus fuscus) is a regionally
rare species in Dutchess County. Once widespread, populations of this species have
plummeted throughout the mid-lower Hudson Valley because of the deterioration of
stream quality, particularly increases in flashiness, scouring, and thermal alterations
associated with development activities. The documentation of this species in the
headwaters of area of Stream J is particularly significant on this site. It points to the
spring-fed nature of the headwaters area, which is another critical component of dusky
salamander habitat. A special conservation zone should be established in that area, and
more work is needed to determine the extent of the population within this spring fed
seepage area. I would also recommend that the pod of development that is proposed
around this wetland area be eliminated or relocated elsewhere.

Page 3.4-18: The claim made the project will preserve approximately 500 acres of the
site is misleading. While 230 acres of the site (the hillside and ridge) are to be preserved
in a natural and ecologically resonant state, the other so-called preserved areas are the

.golf course and areas between development nodes and the wetlands. A clear distinction

must be made between areas that are to be preserved in a natural state, and those areas
that will remain open (free of impervious surface and building) but will have little
ecological value (in fact they may serve as the source points of ecological damage
through run-off and pollutants). Juggling the numbers in this manner to so gild the lily
does not serve any purpose, either for the Applicant or the Town, It leaves both parties
open to criticism and I strongly suggest, as I have in the past, that differentiation be made
between these types of open space.

¥

Page 5-1: Under the no build alternative—I question whether it is appropriate under
SEQRA to state that the golf course is operating at a loss and will likely close. Two
questions come to mind. We have had numerous discussions in public hearings and
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meetings to the extent that we can ask or should questions of the Applicant as part of the
SEQRA process as to the financial viability of the project. The fact that the course is
loosing money is not a SEQRA concern. T would strike the sentence that begins “In
addition...and ends with “would close”. The previous sentence is quite appropriate and
more than adequately encapsulates the concept that other development will likely come
over time to the site should the Applicant not be able to pursue some form of re-
development of the site.

Page 5-5: Table 5:1: Again, the merging of natural ecologically resonant protected areas
with the manicured golf course and the lawns and other managed amenities of the site
creates a confusing metric of open space. As repeatedly requested, the Applicant needs
to create two metrics of open space to account for the very different values and functions
of truly natural conserved areas versus managed areas of lawn and turf grass.

Figure 5-2: Traditional Neighborhood Alternative (which is now the Applicant’s
preferred alternative). 1 recommend the elimination/relocation of Single Family
Residence Block L based on impact to the very high quality wetlands just down slope of
the proposed development. I recommend elimination of the vineyard town homes on the
north side of Rte. 44 based on the unsuitability of the soils to support development. On
the south side of the proposed development [ would request that the emergency access
road be constructed of pervious surface, either pavers or gravel and that detail be
provided to ensure that it will not become a defacto through road. An emergency access
is reserved for that, and all other homeowner and maintenance traffic should respect that
designation. There was also discussion in public meetings about constructing a trail way
through the southern end of the property to allow public access from the town-owned
wetland park to the ridge and Tamarack Preserve. This is an important public amenity
which could easily be integrated into the site plan. If the Applicant is concerned about
security and safety issues, the access way could be fenced much in the manner that the
Rail Trail is fenced just north of the Rte. 343 crossing. Finally, I remain concerned about
the number and spacing of the development on the slopes on the west side of the
property. Compacting this development to the north could eliminate Block K and part (if
not all of) Block J, which would aliow more of the ridge toe habitat to remain intact,
would lessen impacts of clearing and earth removal, and create a more compact and
pleasing development, while allowing more ecological connection across the south end of
the golf course to adjacent natural areas and wetlands,

Figure 5-9: The conceptual open space plan needs to be redrawn to indicate my
previous comments.

Figure 5-12 and pages 5-48 and 5-49: The examples of enhancement proposed are not
ecologically desirable. The marine wall creates a hard edge to the wetland and turf
extends right to the wall. The stream restoration depicted in the drawing is actually
armoring the stream wall with rip rap. Both these proposals are a way to control water
flow and to maximize the use of the land adjacent to these systems for recreational
purposes. | recommend natural edges to ponds and wetlands, planted with shrub
community, as a far more effective way to stabilize and restore wetlands. This was a
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concept recommended by Chazen to the Applicant in carlier versions of this document
that were reviewed. While I support the concept of planting shelves in ponds, they
should also include a vegetated upland buffer strip surround these replanted wetlands.

Figure 5-19-Reduced Scale Alternative: The reduced scale accomplishes several

important ecological goals. Wetland J is protected by the elimination of the houses just
upslope, and a lot of the disturbance to the toe of the west facing slope is eliminated,
reducing clearing and earth movement and leaving a broad ecological connection across
the southern end of the site. The vineyard town homes are still part of this alternative,
situated on soils that are by the Applicant’s own data unsuitable for development. Public
access across the south end of the site is not provided, and the wetland edges remain
inadequately restored.

The following comments are my review of Appendix 9.7 Ecological Reports

Page 1: The statement that approximately 394 acres of the 668 acres will remain
undeveloped. This is another confusing open space metric that does not agree to the open
space calculations presented under 3.4-18. And again, the metric does not distinguish the
ecologically valuable open space.

Page 4: The packaging of the various studies together is not very useful—for example
Table 2.1.1 Work Field Days reflects the first phases of the Applicant’s work prior to my
involvement with the project. Subsequently a considerable amount of additional work
was required. I was quite critical of the amount of field time that the Applicant had
expended as reflected in the table—especially as it was quite evident that most of the
wildlife observations were incidental to the wetlands delineations. Having this table as in
the introduction to Appendix 9.7 does not serve the Applicant well. Certainly this
chapter should lead off with a summary of the totality of the effort expended, and then
append the earlier studies.

Page 27: Table 4.3.3: At least two species recorded by the Applicant are not included in
this table, i.e., dusky and two-lined salamanders. Again, this introductory portion is quite
illogical in its construction, and it should completely summarize all species and all
efforts.

Page 14 of the Supplemental Report —Table 3.3.1 omits the two-lined salamander,

Page 15: 1 believe it should read “Snake and turtle egg shells”.

Appendix B (Of Appendix 9.7): The Applicant should specifically address for each of
the following species the anticipated impacts, and the proposed mitigation measures, for
these species of conservation concern (recorded by the Applicant’s breeding bird survey):

Cooper’s Hawk (Accipiter striatus)
Red-shouldered Hawk (Buteo lineatus)
Prairie Warbler (Dendroica discolor)
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Willow Flycatcher (Empidonax traillii)
u Worm-catingWarbler (Helmitheros vermivorus)
Wood Thrush (Hylocichla mustelina)
COY\"’ . Virginia Rail (Rallus limicola)
American Woodcock (Scolopax minor)
Blue-winged Warbler (Vermivora pinus)

Page 13: Note that Dr. Smith recommends an un-mowed buffer around wetlands. To that
I would add that the buffer be a mixture of shrubs and herbaceous plants.

In conclusion, I would recommend that the Appendix 9.7 be redesigned to consolidate the
information into a user-friendly format. As it exists, it is several reports bound together

W with a summary that doesn’t accurately summarize effort or all the species found. The
resumes of key staff are appended to each report; certainly they could be pulled into a
single section, and the duplicates and triplicates of the same resume, e.g., Tompkins, be
removed.

Appendix 9.11

X I 'have very few comments on this Appendix as it actually is a turf management plan-the
“Natural Resources Management Plan” is a misnomer and the title should reflect exactly
what it is.

I strongly recommend that the Applicant consider an organic golf course. I also strongly
recommend that the Board retain a specialist in the area to review the Applicant’s

Y findings and conclusions, including the IPM, and its effects on aquatic systems and
wildlife. T would recommend that the Board retain Dr. Stuart Z. Cohen of Environmental
Turf Services to review the FEIS submission of this chapter. Dr. Cohen is a recognized
expert in the field not only of evaluating IPM’s, but also assessing impacts of these IPM’s
to aquatic systems and wildlife.

Finally, in case there is any confusion on the part of the Board, the preparers of the plan,
Z Audubon Environmental are not part of or endorsed by the conservation group that is
widely known and respected as the National Audubon Society.

Sewer Plant and Cascade/Amenia Brook

I would ask the Applicant to address the following questions: What are the possibie

M impacts to this aquatic system during periods of drought, when the primary contribution
to the water flow will be treated effluent? Does the brook have sufficient capacity to
accommodate effluent discharges during periods of high water without appreciably
increasing flood risk?

% Carbon Foot Print and Green Development



BB
cont.

Letder 34

The applicant should be asked to consider methods to reduce the carbon foot print of the
development, reduce impervious surfaces, and re-infiltrate roof run off via rain gardens
and other LID practices. Infiliration could also occur in the center islands of parking lots
and other areas. The storm water management plan overall is quite conventional, and
there exist a range of LID (low impact development) techniques that could be employed
to make the development eco-friendly. Downward directed lighting would help keep the
overall natural ambience of the site. Lights should not be directed into wetlands and
woodlands.

cC

Movement of Possible Contaminated Soils

It would be helpful to address the issue of the contamination levels that may exist in the
present golf course, and what adverse impacts grading the existing course arca may have
on the release of chemicals stored in the ground into the watershed. This has been a
concern on at least one golf course redevelopment that I was involved with.

I look forward to meeting with the Board to discuss in greater detail my findings and
recommendations.

Sincerely,

Michael W. Klemens, PhD
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March 5, 2008

To: Amenia Planing Board

The majority of residents of Amenia are not opposed
to Silo Ridge project only its magnitude and the protection
of the view shed.

The residents are entitled to full view of this project in a
presentation of vector view or CAD commonly know as 3D
from route 44 both North and South so they may view it in
depth. | '

Most of the taxpayers in Amenia are aware of my passion
for Amenia Recreation and work force housing for
permanent residents as compensation for services to the.
community. This has not been addressed to anyone's
satisfaction.

Last but not least a project of this size must have a sufficient
bond that will insure the completion of all infrastructure and
can not be released until total completion.

Tom Werner
Amenia New York

= ElVYE .
KA
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1 am very much in favor of the Silo Ridge Resort plans. Our town has been espousing
being “business friendly” for quite some time now. Amenia has shown nothing but
contempt for businesses. We have a jewel in our midst that is Silo Ridge. We will have
job development through construction. Once construction is completed, jobs of varying
skill levels will provide residents with opportunities and our local economy will be
provided a necessary boost. Homeowners are currently overburdened with property and
school taxes. This resort will provide a bonanza to 1ift some of the burden from those
who need help the most. With five years invested in our comprehensive plan, it is ali for
naught if there is nothing to bring people into the downtown area. What’s to fix up and
why? With a wastewater plant to hook into and tourists to wander through the main
streets we will again see a need for people to service these customers and increased tax
revenues to help out. This resort is a no-brainer. Some in this town were ready to
eliminate the Taconic DDSQ to do what this does without hurting anyone at all. Amenia
can simply keep coming up with excuses to stop everything or get with some smart

growth. We need to take some chances. Silo Ridge has been a good neighbor and friend.

We need to take cate of our own for once.

Tim Osborne
18 Poplar Hill Road
Wassaic, New York 12592

REEIHED

(1
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My name is Alan Gamble, I have lived in Amenia for over 30-years and raised two great kids
here. My wife grew up in Amenia and spent most of her working carseer as a 1™ Grade Teacher
at the Amenia Elementary School. As an engineer, [ believe that I understand the technical
aspects and interdependencies of construction and support systems. As President of the Amenia
Free Library Association and as Treasurer and Past President of the Amenia Lions Club, I have
had the privilege to meet with hundreds of our citizéns and to work, and bring together
resources, toward making Amenia the best place to live and raise a family that I can.

Tonight T am speaking for myself, and I am speaking in support of the planned Silo Ridge
Pro;ect

Let me share my vision...

o [ see the blending of the art of world class architecture with the beauty of this great
valley. Not concrete, steel, and glass monoliths. Not cookie cutter housing
development. Not massive excavations to flatten the contours of a lush hillside in order
to make construction easier and cheaper, But a thoughtful and artistic use of materials,
colors, and design elements that will enhance our town.

+ Iseea winery, a hotel, and housing units whose style and colors blend into the
landscape. Through the efforts of engineers and architects to work with the landscape
and its contours 1 am convinced that they will make for a development that, as the
welcoming sign for Amenia says, is “pleasing to the eye”.

o [sece the expansion of a public library becoming feasible by the creation of a mun1c1pa1
sewer system. Hundreds of new patrons to serve and to be potential donors and
volunteers. New ideas, new cultures, and excitement in the growth of a Main Street area
‘that will surely be come a vibrant part of daily life.

e [ see a massive increase in the tax base — both from the Silo Ridge development and the
accompanying revitalization of Main Street. And jobs — more of our children, the
people in whom we have invested our school taxes, able to make the choice to stay
here, where they have grown up and flourished. And more jobs — people from outside
our town spending their dollars with our merchants.

¢ [ see demographics of the development leading only to moderate growth of our school
district and of town services. The enhanced tax base will reduce the burden on the
existing taxpayers when it is time to fund a new Fire House Town Hall, and expansion
of Recreational Facilities, Peshaps-a-# O3 ge sede

e And for some of us who are approachmg Renrement and have dreamed of a life free of
the chores of maintaining a home and property as we get older, I see the possibility of
staying in this beautiful area, living in the midst of a golf community, and keeping our
friends and community ties that are so dear to us.

So that is a snapshot of my vision. Of course the path to the future will have a few potholes — I
am not so naive as to think otherwise. But should we be afraid of the challenges that face us? I
think not. Silo Ridge has presented this town with an amazing opportunity. They have been a
tremendous asset to Amenia for many years. They have not simply uttered hollow words, but
have taken solid actions to generously support and enhance our town. I support the Silo Ridge
project and eagerly await the fulfillment of my visions.

REEHED

1™
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March 24, 2008 o
| WEEPING SPRUCE PRESERVE

1 35 Lavelle Rd,,
Amenia, New York 12501
K.O. Box 401, Wassaic, New York 12592
el 845-373-0373
Bmail: odducks@verizon.net
Planning Board '
TOWN of AMENIA
P.O. Box 126 ' |
Amenia, New York 12501 FINAL PUBLIC COMMENTS, DEIS:

HIGHER 3ROUND COUNTRY CLUB, LLC
At Bilo Ridge Country Club

George Fenﬁ, Chairman:

In elaboration upon verbal comments at the injtial public review hearing on the final version o{-‘
the Draft Environmental Impact Statement (DET Mor this project, I present the following:

A. SCOPE OF THE PROJECT PARAMETERS
As stated at that hearing, I believe the Planning Board has failed to properly update the Final

Scoping Document of November 17, 2005 to ad. quately represent the changed/expanded
parameters set forth for evaluatioﬁ in tﬁe DEIS. [Fhe only amendment to that document I can find
is the June 7, 2007 change in the wording relativg to the Hudsonia Guidelines on biodiversity. _

Thus, the DEJS Was prepared in response to] and based upon the concerns enumerated in,
that initial Scoping Document. However, since the time of the Public Scoping sessions and

adoption of that Final Scoping Document, two vdry substantial changes have occured that render

»

the Scoping Document incomplete, if not obsoleté:
a. The Zoning Ordinace in place at the time has since been rescinded, and has been replaced

by a completely New Zoning Ordiance.

b. As a direct result, the Project has substantiaily changed both in dreadih and basic design.

NEW ZONING ORDINAN CE: _
n elaborat:on while the Developers and Planhing Board were anticipating the adoptlon ofa
New Zoning Ordinance that would create the Resprt Developinent Overlay Zone (RDO)
specifically for this project, the Application before; the Planning Board at the time of the adoption
1.
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only two stated Zoning concerns;

1. the need for a Zoning Amendment to allow|Hotels in the RA & M Zones; and

2. aSpecial Use Permit to allow Townhouses ju the RA Zone.

Specific awareness relative to impacts due to

of the 15 enumerated concerns listed in the Final

roning changes are raised only in bullet point 12

Scoping Document as: *“The potential impacts of

the proposed zoning amendment with respect to the Prdperty and other parcels in.the RA & M.

use districts.”
dwellings by Special Use Permit.)
- Clearly, since the adoption of the Final Scopij.

potentially significant impacts have been introdu
1. The “Traditional Neighborhood Development’
of a self-contained, gated “village” community)
2. The greatly expanded list of additional allowed

RA zone as a matter of right;

(No reference is made to the potential impacts of mtrodumng Townhouse style

g Document, any number of additional

ed as a direct result of the adoption oft

Alternative (essentially allowing for the creation
by the developer;

commercial uses in the RDO in an underlying

3. The addition of not only Townhouses in an RA zone, but also Condomininms in what was

originally to be (just) a hotel; and

4, Signiﬁcantly increased population density allo

ances as the result of the change in density

calculations from “buildable lots” to “impervious purfaces”, as well as the density bonuses

introduced for meeting so-called “open space” p

rameters.

Thus, it is unarguable that the project before the Planning Board in November of 2005 was

significantly less “complex” in both its vision and
is true that the stated number of dwelling units an

resultant look and feel, or suburban character, of

its potential impacts on the community. While it
d hotel units have remained the same, the

the development proposal is quite different.

We now have a second separate Restaurant

Many have a;rgued that the evolution of the proje

Residential to another Commercially centered are :

would vehemently agree. It was not an anticipatel

d Bar located on the North side of Rt. 44.
it on that side of the Hnghway from strictly
should require a separate Planning Rewew I

result at the time of the initial scoping, nor

when the proposed Zoning Ordinance was being fipalized.

2.
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Furthermore, the so-called “hotel” has now

Townhouse issue was brought to the fore in tery

a Rural Agricultural Zone.

8453739435 P
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morphed into a “Condo Hotel” — their own
t. At the time of scoping for SEQRA,.only' the

hs-of its appropriateness as a residential model in

And, finally, while the scoping document ¢l

ly addresses the potential impacts that might be

created s aresult of the Sewage Treatment Plagt that will be required for the project, it did not,

and still does not, anticipate the doubling of the ¢apacity/impacts from the proposed inclusion of

the Hamlet of Amenia proposed by the developet in May of 2007...not coincidentally offered just

as the finishing touches were being put on the dr
definition of hotel condomininms and their desi
“dwelling units”.

My often perversely natural cynicism aside,

hamlet of Amenia actually can afford to, or ag:els

doubling of volume of treated human waste (sof

ft zoning law, specifically with regard to the

rnation as “lodging facilities” instead of

How propitious for them that those changes were thus adopted!

should such an offer have been genuine, and the
to, get on board for this, when will this

s and released water), and the geometric:

increase in negative impacts as a result, be examiped? After the project receives it’s approval, or

should it be included now, as part of this SEQRA review? You already know my opinion. Since

the developers clearly used that proposal as a quiﬂ pro quo offer to achieve their desired goals

relative to the mor;bhi ng of the hotel inio a time-

incumbent upon the Planning Board to require a
Treated waste-water be conducted at the total
development and the hamlet, and that DEC/DO

yhare condominium complex, I believe it is

fletailed Impact Analysis of the Sewage and

:C[J;imum projeéted capacity of both the

OT (it crosses a major highway) approvals be

based upon that potentiality prior fo even prelimipary approval of the pro_}'ect.

HOW BROAD A SEQRA ANALYSIS IS REQUIRED?

Leaving the Sewage issue and any other specifics (Water, Traffic, character, views, etc.) aside

for the moment, How broad a SEQRA review my

st the Planning Board conduct, under the ECL?

_ Is it limited to the Project site, the adjacent properties, and the immediate vicinity, or must they

conduct a more Town-wide, Generic Review? 'WelI let’s see what the Town Board has done and

said in its adoption of the New Zoning Ordinance
3,

relatwe 10 SEQRA for guidance.
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It is agreed that, prior to adoption of the Ne\n-: Zoning Law, neither Hotels, T muﬁhrmses HO¥
Condvmininm units of any kind were allowed in onr Rural Agricultural Zones. Furthermore,
the number of strictly Commércial Uses not related to Farming that were allowed was nil And,
even with the clustering concept imbued in the old law, the total population density for any
development (sub-division) was essentially fixed|at the “buildable lot” size limit.

It is acknowledged, however, that the old Zg ning Laﬁ had previously been amended to allow
this one specific golf course to be in the RA zong, along with the necéssary club house/pro-shop.

So what did the Néw Zoning Law change and how large (si,Qniﬁbant) are the potential '

impacts of those changes as it relates to this proposed development? But, wait a minute,

Nelligan, ydu say! The Planning Board is not resbonsible for looking at the global or generic
impacts of the Zoning Law Changes. That was dpne by the Town Board prior to enactment.
‘Sorry, not so - as the documentation before the 9 Judicial shows, The Town Board, as lead

agency for the Comprehensive Plan Update and w Zoning Ordinance, didlr'nake a Negative
Declaration relative to potentially adverse effects of their implementation of the two new
documents. However, a reading of their finding of facts makes it clear that they were only able
to do so by declaring that any potentially siguificirt adverse impacts that might resul Jrom the
creation of rhé new RDO or MCO Zones for speclfic projects either curvently under
consideration (Silo Ridge and Depot Hill Farm) or that might result long-term wonld be Jully
reviewed by the PLANNING BOARD ot the Maste r Plan Development Stdg‘é.

Well, isn’t that what we’ve been doing, you Lsk? No, and therein lies the Rubl Essentially,

there is no Generic Environmental Impact Statement (GEIS) that acts as an umbrella for the

specific developments that directly result from the hdoption of New Zones/U ses in those Zones.

Thus, the Planning Board, as the Approving Agendy for each new concurrent or resultant

B dé‘velopment, must conduct their review substanti -Iy differently than if there were a GEIS for the

Township. [Even though your Environmental 'Rcviéw was initiated prior to-the enactment of the

New Zoning Ordinance, you must look at ALL of e potentially significant adverse impacts of
those ongoing SEQRA reviews, including whaﬁ Ic ZH global impacts:
L. What are the potential impacts on overall community character — the eg.senti.al feel of
what we are as a community -- of introducing what{are unques'ti'onably subnrban and urban
4,
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housing paradigms into our most Rural Zones? [And what of property tax implications for the

¢

average property owners in our township now with the introduction of Townhouse and

Condominium unit - essentially providing a tax-dodge for the wealthy.

@

II. What place does a 5+ story hotel have in the center of a nearly undeveloped, regionally
recognized, downright gorgeous, even mspirational, Rural Pastoral Panoramic viewscape as you

c:rcumnav:gate DeI,a\f erne Hill? Why go up instead of out (i.e,, 2-story motor fodge) in a Rural

1L What are the,long-range Jmpacts presented by the adoption of new “incentive” zoning
density calculations based on “impervious surfaces” instead of traditional Fuclidian models?
(Partially addresses the question above) Essentially, how the heck do we end up with nearly 700
residential “units”with as yet unanticipated Commercial “amenities™ on 220 acresina
predominantly RA zone with an underlying (now) Lot size density of 10 acre parcels? And,

genencally, what 15 the impact of that precedent on the rest of our Rural. A ricultural Zones?

IV. Interms of Traffic, there will necessarily be 4 or § traffic signals (instead of the current
2 in a three mile stretch of Rt. 22 (train station to Cascade Rd..) as a result of this project (Main
enfrance/possibly Lake Amenia Rd.) and the certain need for one as a result of the Fire
Company’s relocation to the Cascade Road area. And, now that there is the inclusion of
Comumercial Uses on the North side of Rt. 44, including a Donking establishruent, are not the

impacts on that Route in terms of Safety (already a concern) increased significantly?

V. Thave already mentioned the Sewage/Wastewater Treatment and discharge volume
issue above, but what of the mid-summes, limited stream flow combined with the increased

“tourist season” outputs down through the lower, nop-adjacent wetlands and stream ecology?

VL. For two of the Jast three summers, the Amenia Water District (#1) has experienced
drought emergencies, accompanied this year with the total failure of orie well, and another nearly
having to be taken off-line. Will the water requirement analysis for this high-density project and
it’s new Water District take into account not only the possible drain on the aquifer relative to the
very nearby Amenia Water District, but also the potential impacts for the hamlet of Wassaic
residents who rely totally on aquifer/wefl water? Will the recharge analysis takg the whole valley

bottom aquifer into account, ot just on or in the vicinity of the site?
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VII. Ironically, with Climate Change, a]on@ with increased summer drought conditions, the

last two and a balf vears have presented unprecadented Spring and Fall flooding stresses not seen

since the 1950's. With the over-development of jthe upper slopes of the golf course area, a3 well

as the steep slopés. on the north side of Rt. 44, will not the down-valley flooding impact potentials

increase significantly? Watershed? But, then ag[fin,

2 flood water drainage bottle-neck is not an fmp

Wassaic is quite far away, 5o the fact that it is

rtant consideration. .not Silo Ridge’s problem!

VII. From water to fire...How can either hc;t o overly stressed volunteer fire distriots be

expected to provide: ﬁre/rescue coverage for whgg is

essentially a zozally new wiluge wzt‘h

porential populations exceeding the total of vuritwo existing hamlets? And in 3, 4 & 5+
story structures? While it may be possible with Keane Stud (with the right additional assessment
structure), with only an additional 150 or so fow fise structures, this new “community” at Sio
Ridge requires its own fire district, ow location...faid for and maintﬁined bjr them, not us!

- should even have their own Post Office & zip code,

They’ll have their own lighting, water & sewer districts...so let’s make it complete. They

since they will be a gated commurﬁtyf

- mever before allowed/envisioned in our Rural Zongs.

IX. And what of our two main hamlets. Bbth Silo Ridge and Keane Stud, and any future

RDO (& the MCOQ), ‘can now have essentially u.nhlm

ted Connneréial Uses connected with them

What bappens to our already less than

thriving Commercial Zones as a resuli? I don’t krpw, but it must be part of the Long-range

Impact analyses for these newly_created , self-contpined “villages” in such close proximity,

CAN WE EVEN SPELL MITIGATION?

SEQRA requires that, once identiffed as 'po:ftiaﬂy significant, adverse environmental (not

Just ecologieal) impacts must be mitigated to the

reatest extent possible, and if not, why not!

L. A 5+ story, 390 key hotel ¢which will essentiallyl be tumed into a predominantly condominiim

apariment complex) in a Rural Agricultural Zone istan obscenity. 3 stogies max = Mitigation.

2. Row upon row, section upon section of Multi-story Townhouses (over 350) have no business

being so condensed on our most revered Rural

developed

space (170 acre golf- COUrSE) as part of ngw open space credits are m;tmgem:

tside. Density incentives which include already
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3. The entire issue of a 390 key Condominium Hotel being allowed in an RA zone i not only
unprecedented in Rural Communities such as ours, but was clearly not studied in detail as to the

" possible adverse effects such a precedent might £ause. The very fact that the Developer shoehorned

the concept into th_e New Zoning Law (with sone illusive promise of assistance to the hamlet of

@ Amenia with its. Sewage needs) illustrates that tHe hotel is much too large to accommddate any
anticipated transient influx. We have essentially not only now introduced Townhouses and
Condominiums into a Rural Agricultural Zone, bt Time-shares as well. Great for the Developer,
bad for the Township. 'Personally, I believe I will die of ripe old age (assuming this Developer
doesn’t have me whacked!) Without the hamlet df Amenia ever having a Sewage system...in spite of
this “generous” offer. Limiting the size of the Hatel to no more than what can be reasonably
anticipated in the near future for tourist and guest transient needs — with unbiased empirical survey
data--(say 125-150 units tdtal), with ve stringeit restrictions on the m

converted to Condominiums = Mitigation.

, 4. What staﬁed out as a modest strictly Residential plan for the porth side of Rt. 44 has turned int:

another almos{ separate co mmunity development, With unanticipated Commercial Uses and housing
5‘ sumbers on the steep stopes far exceeding what is ecologically (dranage/runofflopen wooded space)

imprudent. Qnly by treating that areq (as it is indeqd segregated from the main golf course resort

development by a major highway} as a separate ent ity. with its own requirements for meeting open

ipace percentages to receive density bonuges = Mitigation.

SUMMARY

1. The Planning Board is inherently required, hased upon the determination of the Town Roard
at the time of epactment of the Comprehensive Plan{Update & New Zoning Law to conduct not just

t(' site specific Master Plan SEQRA reviews for these ewly created self-contained Zones, but to include
. the Generic, Zonal, & Town-wide impacts, both ecélogical & human environmental, associated with
@\(\ their introduction and approval. Silo Ridge is the firist such Dcve[dpment integrating the new
Planning and Zoning Paradig_ms of the “New Urbani 'm”, “Traditional Neighborhpod Development”,
Smart Growth Concepts” and “Incentive Zoning” a; a replacement for the prior Buclidean Model for

population density calculations.
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idelines that encompass the wide array of short and
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Now is thé time to dévelop SEQRA Review :
fong term Generic effects related to them, not ju ¢ the site-specific and adjacent property impacts.
A Had the Town Board conducted s Full Environs ental Review and completed a Generic EIS, such
(O would not be neéf:ssary. However, it did not, ang placed the burden for same directly upon the
Plapning Board. Ignore that résponsibility at your peril, and to the detriment of the entire community.

2. The vast majority of comments from the public come down to several general statcments, The

project is too large; the hotel is too big/too tall; the development on the north side of Rt. 44 s

problematic; the combined sewage capacity with he hamlet is'probably untenable in terms of surface

water impacts; the downstream surface water, wi ands and aquifer impacts ére of great concern;
“\' public service needs, especially fire suppreésion, ay be overwhelming; traffic congestion without

some new engineering for the main traffic light ang probably some new control at the lake amenig

rd./powderhouse rd. juncture 1s a very serious conpern; and property taxes, already burdensome, may
become unprédic_tably higher.

That is certainly not an all inclysive listing, bu it goes to the heart of what needs to be done hére
by the Planning Board. Significant MITIGATION}in all of these areas is necessary before this project

is approved,

3. And, finafly, in terms of the approval process, lpt’s take a look at how the Syms subdivision was
‘0\0\ handled. They obtained “preliminary” approval nedrly 3 years ago (hard to believe, huh) contingent
- upon having a public water systern éppmv'ed by thef Town Board, instead of individual wells. You

have wasted their time and that of the Town board by such a procedure,

I strongly urge the Planning Board to adopt prgcedures whereby the Developer must first obtain
all necessary approvals from other regulating agenc es (Town Board, DEC, DOT, DOH, etc.) pror to

“\$ any approval of the Master Plan Development. I uj erstand this suggestion is not relevant to the
SEQRA Review, but ending with it saves another lejter] |

Respectfully,
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Town of Amenis Planniug Board
30 Cleorge Fenn, {-haiyman
Town of Amenie

314B Mechanic Street

Amenie, NY 12301

DELLY '!!‘.RE‘D viA FACSIMILE
Deny Meibers of the Town of Amenia F‘!:mn'mg‘Board:

This letter (s submitted tn con nection with the Diraft Eﬁvironmenla‘. Tmpac; Swdy (the “DE!S") and Master
Development Plan (i) prosanted by Higher Gruan! Ceuntey Club, LLC (the “Applicant™) in eannection wirh
the proposed Silo Ridge Resort Community {the “Projeet”). .

At the two Public Hearing | mede aral-comments which (i) chaflenged the tinancinl viabiity of the Project, (i)
questioned the berefits and costs of the Projast to the residents of the Town of Amenia, (i) ancournged the Tewn W
proxecy it interasts Grough the creatlue Use of performance bonds and (1Y) examined the quallfication of the Prcject
ander the spisit of the Mintmur Open Space requirsments of the Resolt Developmerit Overlay (“RDO™).District.

] would ke to add an addinanal eumereil ou the quatifiantion of the Ptnjel‘.‘t-\mdnr the provhirm.q of :hé RDO
District, Seedan 121-18¢Ayof the Amenia Zoning Law, Adopted July 19, 2007 (the “Zoning Law") sustes “The
[RDIO] district provides a procedure for master plan development ... W promote oL, recramiton and Open space

protectior™ The Project, as described in the DETS, doss not meet the requiremsit: of this pravision of the Zoning
Law. .

Sectian 3.12.3 of the DE]S states “thera will be na Smpaets 1 recreational .. Jesources in the Town".

A presentatfon to potensial lnvestom by Millbrook Clobal Cepital, (an affilinte of the Appiicant), has been viewed by
several individuals personally KRawn 1o me. That presentatian states that all amonitics of the Project are designed

for exchusive use by regidents and their guesrs. Golf memberships will ba offerad only to residents of the Project.

There will be nv outside membership in any amenities of the Frojoct. Nowhere in the DLIG [s there uny statament
by the Applican that coritradicts thls repregentation. What represcntation will the Applicant or its affiliates make 1©
prospective purchasers regarding the amenities? [Fthe exinting facilities st Silo Ridge, including the gnif course and
restaurant are. ¢losed o the public, this will have an Impact on the recreational resources in the T own and also

negatively affect teurisn. What facllities with we available 1o the public, if nay. and on What terms and condlitions?

The same ivestar presentation describes the hotel a5 & vcondo Hatel” with fractional cwnership unjts. The DEIS
Jocs not diaclosa hows many rooms will be svailable for hotel use and by whom. The proposed hotel smucture M&y

be nothing mere thun condothinium apartments with a fow 100N svuilable for guests of Brajest residents. Under
what terms end conditlons will “eonde hox!™ units be 0ld? How maty rooms will be available for otel use and by

whom?

The gvpplicent has not made the necessary commitments in the DEIS 10 suppart the ssserfion that “there will be no
impact to recreational.. (oUILes i the Town™. In fact, doetrnents prodnsad by an affiliate of the Applicent
suggest justthe opposte, 1f the Silo Ridge golf course is closed 1o the public and the hotel structure i3 nothing more
than .ccmdominium gpartments with a few rocms avoilable for guests of Project residants, the Project should nat
qualify s a Resorr Davelopment Overlay District under Section 121-18 (A) of the Zoning Code. What ‘
commitments will the Applicant make in the Final Environmental Impact Statement to suppor thelr cleirn that
sheve wlll be no impact T recreaclonsl .. resources in the Town™? . . '

L urge the Town of Amenia Planning Boarc to take careful conideration of all my comments, made a¢ both Public
Hearmg and in this Jewer, when wutlking with the Applicont a0 their Final Eavirnnmental lrosct Staiement.

gerely }.'ouw% { E
et | | RE&EED
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QUANTHA

March 25, 2008

Town of Amenia Planning oud
c/o Mr. Greorge Fenn, Chairnman
Town of Amenia ,'

81 Mechanic Sireet

Anrenia, New York 12501

Re: Proposcd Silo Ridge Rosort € ommunity
To the Board:
My wile, Maxine Paetro, lives af 23 Fling 11
L myself, split my time hetween Amenia and
son, Brendan, attends school,
Over the lagt 30 years, | have worked 45 a su)

developers. Much of my work has boen over
upsiate New York, Fam currently enployed

AMENIA JUSTICE COURT
) HOLDINGS

8453738435 p.2
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| Roud and is a full-tirne resident of Amonia.
Mantiadiun, where I work and where m ¥

ety underwriter with contvactors and
seas, but Ihuve also warked on prajects in
s o consultant for an ingurer wnning of ity

surety partfolio — much ofi, housing and ve ostato risks.

recently Jeamned of the proposed Silo Riddge
it ahould be wlowed 10 go forward if there is
doveloper to complele it.

Resort Community project and believe that
iy doubt regurding the wbility of the

Ay everyonc roulizes, we are currentty in G
sinew, perhups, the Great Depression. At the.

banking systcm that threateny is solvoncy. T

inflation is spreading and we ure probably in

ame litne, there is a liquidity erisis in (he
1e dollar is weuk, gas prices are high,
ﬁhccssinn. -

{nidst of the most serious housing downtogn

With the future so wicertain, this is not the he L timae for the Towa of Amenia Lo
undeetoke such a project. At the very least, it hould establish finaneial benchmarks tor
both the developer und the actaal builder und, if possible, create n finuncial puaiigttoe
strueture as a condition precedent for allowing the projeer to proceed.

The foliowing are measuros T strongly drge the Board to consides:

L. The praject should not be approved unfese both the owner-d evefoper and the
© actual builder havo heen finuncialty pre-qualified. This is something thal can bo
dure by & financiat analyst who kijowshreal estate und construction AECounting,

2. Except in the unlikcly event thal (he \wglwr-dwe!nmr uscs s own eapital o fund

the project - therahy, asguning the con

truction risk, itvelf - the huilder should be

bonded to the owner-developer and 1o the Town of Amcaia a8 well, il the rown

can insent itscll inta the construction cohtracr,

3. Intho event thal woember 2 cannot bo nefotisted, the same clfect can be achieved
by thu construction lendet requiring o cpmpletion hond {as opposed 1O a conlract

9|
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performaice bond). Suoh a bond wolld run in laver of the bank md (he owner-
developer s co-obligees and, W addifion Lo guaraniying the work, wottld afsn
guaranty the repayment of the conslrdetion Ioun Irom o proceeds of the
canstruction contragt. While the lender would ahnost certeinly require such a

bond, the Town of Amenia should ingist on it as a prevequisite o approving the
project. T achievable, this would actyally be preferable to number 2,

developer must post bands directly to
known as subdivigion boads, cover sife
drains, utilitiss, curhs, gutters, streets ju
bands would be Duteheas County, the
necossary subdivision bonds would i (

L most counlivs in the US, includingjthese Th New Yoix State, a housing
the county, These obligations, commonly

improvements, sech ay grading, stomm
1l sidewalks. Whils the obliges on these

Town of Amenia should make surc that the
ach be required.

11-is my opinion, thal if the Town of Amenia
greatly reduee the chances of authorizing a p
financial rerources; bv) the developer defaults
complute the work; and d) the contractor iy nét

I1'it s determined ibal the Town of Amenia o
camwol onfores these condiGon, (hen it shoul{l
hugely transformative underlaking, this proje
the town and 18 uniguely beautiiu) sumoundis

olHows s slep-hy-slep process, it will
ojuct where 1) the principals lack suflicient

1 its loan, ¢) the contracior fails 10
rayuired W make the site improvemuds.

gither by tegul or contractual construing —

mH even gonsider this projecl. Axa

L will huve a mussively cuscading cifoet on
gy, ITH is not done
semi-complete state, the effect will be disastrgus.

mopcrly oc el ina

I strongly urge you ta ntilize the measures ouflined ahove and would be happy to discuss

twir implementution with you g grester bong

Sincerel‘y,

John A, Dofty

Principal

Manhattan 3ridge, LLC

2 Tudor City Place, Suite ILN
New York, New Vork 10017
212-687-4226 :
ivhoduffy@manhationbridse, us
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3™ Floor
434 East 52™ Street
New York, New York 10022

March 25, 2008

BY HAND

Mr. George Fenn, Chairman
Town of Amenia Planning Board
Town of Amenia

81 Mechanic Street

Amenia, New York 12501

Re: DEIS For Sile Ridge Resort Community

Dear Mr. Chaimman:

This letter is respectfully submitted in connection with the Draft Environmental
Impact Statement (the “DEIS”) presented by Higher Ground Country Club, LLC (the
“Sponsor”) in connection with the proposed Silo Ridge Resort Community (the

“Project”). On its face, the Project appears to having appealing aspects that, if
completed according to the DEIS, and provided that all of the underlying assumptions
are proven correct, might result in a potentially attractive community designed by a
respected fiom. However, as the undersigned has repeatedly indicated at the public
forums of the Town of Amenia Planning Board (the “Board™), the Board should assess
the Project based on a quantitative analysis of each of the critical components of the
Project to determine if it is viable and appropriate for the Town. Toward that end, the
undersigned respectfully submits the following questions, the answers to which may
demonstrate that (I) many of the Project’s assumptions and projected revenues ace
omitted or overstated, (I} the corresponding anticipated tax revenue assumptions are
unrealistic and (IIX) the proposed Town, school and municipal expenditure calculations
are grossly understated, if at all.

The undersigned has also reviewed the final report, dated February 14, 2008 of
The Hudson Group, LLC, the independent engineering firm retained by the Board to
evaluate the DEIS related to the Project (the “Report™). To the extent that the lines of
inquiry addressed herein may echo comments set forth in the Report, I regret the
redundancy, but would urge the Board to redouble its examination into the Project to
ensure that all of the risk factors associated with the Project as outlined herem and in
the Report are clearly recognized, addressed and accepted.

PAGE

)
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T’S ASSUMPTIONS AND

PROJECTED REVENUES ARE OMITTED OR

OVERSTATED.

A, The viability of a successful v
However, one of the most important factors

nture is dependent upon many factors.

lates to the background, knowledge and

experience of the management of the enterprife. If the Sponsor fails to secure adequate
financing to build the Project, fails to ensure hat the Project is constructed as designed,

fails to attract sufficient purchasers or customers to pay the full purchase prices, fails to

complete the Project according to the DEIS (¢r FEIS} or fails to manage or arrange for

the water and wastewater treatment plants to

be constructed, managed and operated

properly, among other things, then the Town|may be obligated to assume the
obligations and costs associated with the Project, especially with respect to the water

and wastewater treatment plants.

1. What is the background of the Sponsor and who are its underlying

principals, subsidiaries and affiliates?

2, ‘Hag the Sponsor or its underlying principals ever successfully
financed, constructed, operated, managed gnd maintained a project comparable to

the Project? Would you please identify all
completed, and provide copies of the offerir
related to edch such project, if any?

uch projects, whether attempted or
g or private placement memoranda

affiliate, currently operates a money-losing

olf course operation, and has not

3. Why should approval be give} to a Sponsor that admits that it, or its

demonstrated its or their track record, or ¢
construct, operate, manage and maintain a

development, water and wastewater treatmdnt plant?

pability, or expertise to finance,
hotel, conference center, housing

4, Is the Sponsor or its principal

transfer the Project, in whole or in part, be

', subsidiaries or affiliates attempting

ore completion (other than through the

to sell or transfer the Project at this time, oi does it or they intend to sell or

sale of the separate housing and hotel units

dentified in the DEIS)?

5, If the Sponsor does not, or its

principals do not, intend to perform

all of the underlying obligations identified above to complete or manage the
project, would you please provide the identity of the delegatees, and provide
comparable information about their capability or experience in completing,

operating, managing and maintaining comp

rable projects?
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6. Does the Sponsor have a comjmitment letter or other binding

' indication by any financial institution to provide bridge, construction, take-out or

other financing for this Project? What are|the terms of such financing? If not,
why should the Board believe that such fingncing is available or that the Project
will be completed as designed? ‘

Is, subsidiaries or affiliates are unable
to complete, or operate, or manage, or maintain the Praject, what assurance will
they provide that the Town will not have to{ operate, manage and maintain, or pay
another person to operate, manage and maintain the water and wastewater
treatment plants or other aspects of the Prdject? '

7. If the Sponsor and its princi

B. . There is no financial analysis With respect to the costs to construct, or-
connect to, or operate, or manage, or maintaif the water and wastewater treatment
plants. Other than the statement that the Spoifsor will pay for the construction of the
plants, the only other apparently cost-related gtatement concerns the wastewater
treatment plant (separately, the “WWTP”) whereby the Sponsor maintains in bald
terms: : :

“The only cost that hamlet resi ents would have ta bear would be the
cosi of the sewer conveyance system.” DEIS at p. 5-151.

I respectfully submit that this is an entirely inddequate discussion of the risks to the _
Town associated with this aspect of the Project. As discussed above, the Town should
understand all of the costs and risks associated with the consiruction, connection,
operation, management and maintenance of th¢ water and wastewater treatment plants,
particularly in the event that the Sponsor is unible, or unwilling, or fails to perform any
of those tasks, and the costs are unavoidably shifted to the Town.

8. What are the projected costs th the Sponsor, to each unit, to cach

. property in the hamlet and to the Town for the construction, connection,

operation, management and maintenance ofjthe water and wastewater treatment

- plants over the first five-year period, assuming that the Sponsor is able to fulfill its

obligations?

9, What are the costs to each of the above entities if the Sponsor is
unable to fulfill its obligations after the firstlyear of operation of either plant?
After the second year? After the fifth year? | ' ,

10.  What is the projected yearly alnortization and depreciation for each
plant, on a straight-line basis, and over whai period?

11.  What is the projected three-yefir operating and capital budget for
cach plant?
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12. 'With respect to the water plapt, how high will the tank rise above
ground, and how wide will it be if placed of the curve on De La Vergne Hill? Will
N it have fencing and lighting above the tank? Will it have parking around it? On
what basis should the Town believe that looking at a partially sanken water tank
‘will enhance the rural and scenic view looking either up at, or down from, De La
Vergne Hill, widely recognized as one af th¢ county’s most spectacular vistas?

13.  What insurance, bond, indenfnity, contingency fund or reserve fund
will the Sponsor provide and have availabld for the benefit of the Town if either

- the water plant or the WWTP are imprope ly constructed, or connected to, or

operated, or managed, or maintained? t financial resonrces are available
0 from the Sponsor and its principals if therefis a leak or contamination? If there is
a sale or transfer of the Sponsor or its prin ipals, what assurance will there be of a
continuation of such insurance, bond, inderhnity, contingency fund or reserve
fund?

14.  Won’t the Town ultimately be liable for the costs of both plants if the
P Sponsor, or its assignee, is unable, or unwilling or fails at any time to construet,
operate, manage or maintain either plant? |

15.  If the Town is heavily relying|upon the Sponsor’s undertaking to
construct these plants, shouldn’t the approv%nl for the subsequent phases of the
Project be contingent upon the successful cqmpletion of each plant within the

@ projected budget, at the projected cost to ¢ h property owner and within the

assumed time frame?

16.  What if the Sponsor fails to gét the necessary governmental
approvals, and cannot build or operate eithér plant, should it be allowed to
R _continue its plan with the entire Project without its obligation to construct each
~ plant?

17.  On information and belief, thi WWTP will be uphill from a large
portion of the hamlet. Who is responsible for the construction, connection to,
operation, management and maintenance ofithe pumping and piping portion of the

S WWTP? What are thie projected costs to construct, connect to, operate, manage
and maintain this portion of the WWTP on h property owner hasis and as a whole
for the Town? ' ' '

C. The Sponsor maintains that therp is enough water on the site to support
its proposed projects based on contemporary q&e,asuremcnt standards for the Traditional
T Neighborhood Alternative Development Progrim (but not for its originally Proposed
Action). According to comments appearing al page 5-140 and reinforced in Table 5-
14: '
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is. approximately 391,000 gpd (272

gpm), with a maximum hourly flow ¢f 816 gpm.”

The Sponsor also maintains that the combine

water production of the wells on site

(with the largest well out of service) is 283 gpm. DEIS at pp. 3.13-7, 5-142.
However, the 272 gpm figure mentioned abole contemplates only 300 rooms in the
hotel, and excludes the additional water nece sary to support the 393 rooms available in

the hotel. Although the Sponsor considers
congestion analysis, it specifically excludes i,
demand and wastewater generation] analyses
bedrooms rather than the number of units,”

additional 93 rooms for traffic
astensibly because: ¢ (T)he [water

vere calculated based on the number of
EIS at p. 5-130. However, Tables 5-14

and 5-15 are labeled in terms of units. More importantly, water consumption and

wastewater generation is dependent upon the

umber of occupants, and neither on the

number of bedrooms, parties, “rooms” or unts nor on any other semantics. Therefore,
I respectfully submit that the additional 93 ropms should be included for purposes of
determining the adequacy of the water supplyl(and wastewater generation).

18.

Assun?ing that the maximmn umbc;,-i"s 393 liiiits, what is the

resulting additional amount of projected water demand? Does the resulting
number exceed the 283 gpm capability of the existing wells?! :

19.
wastewater) if portions of the golf course als

What is the revised amount of water demand (after using

0 use water (not wastewater) supplies?’

D. The significance of the increas
Project is the fact that the Sponser relies on a
stream flow. See DEIS at p. 3.13-8, Whent
were significantly fewer homes within the To
water demands on the Muiphy farm, which o
golf course.’

d demand for water arising from the

O-year old assessment of the watershed
€ report was prepared in 1968, there

vn, and, upon inquiry, substantially lower

ginally occupied the site of the current

-than 320 gpm inclustve of the 20% water saving credit,

! Based on revised calculations, the increased units will

916_gpm.

result in a maximum daily flow (gpm) of more
and the maximum hourly flow (gpm) will exceed

course usage (See DEIS at p. 3.13-8), and the

2 If only 80% of wastewater will be returned for golf
Sponsor estimates 600,000 gpd are used (See DEIS a

pp. 3-13-1&3.13-7), wouldn’t that amount to

an additional 120,000 gpd? Coupled with the peakink factor of 2.0, wouldn't that amount to an .
additional 240,000 gpd or a combined total of more than 487 gpm? (See DEIS Table 5-14). The
Sponsor claims that the maximum capacity of all of ils wells in operation amounts to 388 gpm. See

DEIS Table 3.13-2, Wouldn’t the necessary conclusi
from the proposed wells to meet the Project’s needs?

were provided water from a single well located near the

be that there is not enough water generated

former barn mext to the remaining silo. An

*On information and belief, after inquiry, the Murphy flwm contained about 200 head of dairy cattle that

 immediate member of that family estimates that substan

any time.

ally less than 5,000 gpd of water were used at
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20.  In light of the water shortage erhergencies that have been declared

within the hamlet over the past several yeafs

» wouldn’'t it be appropriate for the

Board to obtain an updated assessment of the watershed stream flow?

21.  Assuming development within the hamlet, including the growth of
light industry or commerce, what are the pfojected increased uses of the watershed

stream flow over the next five to ten years?

Will there be enough water to support

hoth the hamlet and the Project based on ﬂ*e revised projections for both normal

and drought years?

22. Wouldn't it be appropriate f

an unrelated firm o make an

independent, more comprehensive test of offfsite water levels to ensure that during
drought years, of which there appears to hq an increasing number, there will be
enough watershed stream flow to ensure that the current and projected inhabitants
of the hamlet outside of the Project will have sutficient water supplies to sustain

their respective properties?

23, What would be the economic mpact on the Town if there were
substantial depletion of the water supply te|residences and businesses within the

* hamlét as a resuli of miscalculations of the {vater supply or an underestiination of
- the water usage of the Project?

.rest of the Town?

24.  Wouldn't it be more prudent for the Board to approve the hotel and

WWTP to determine if there are adequate v

ater supplies for both the Project’s

first phase and the hamlet and allow the Sponsor to renew its application for the

housing blocks and subsequent phases as exp

wouldn®t approving the Reduced Scale Alie
DEIS) provide greater assurance of adequa '

erience determines? Alternatively,
ative (s such terms are used in the
water supplies for the hamlet and the

II. THE CORRESPONDIN
REVENUE ASSUMPTIO

ANTICIPATED TAX
S ARE UNREALISTIC.

The success of the Project and the corrgsponding anticipated tax revenues
largely depend upon the successful sale of the Linits. However, there is very littie, if

any, quantitative or financial analysis about th

matketability of the Project’s units, the

basis for establishing the market values of the inits, the rationale for changing the

market values between the. Proposed Action 2

for effectively selling the units in a competitivi

the Traditional Neighborhood

- Alternative Development Program (as such terfns are used in the DEIS), or the strategy

or declining housing market.
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25, What is the basis for establisjing the market values of the units in
the DEIS? Would the Sponsor please provide copies of all marketing materials
used to sell the units? .

W

26, Inasmuch as the market has substantially changed since the market
values of the Town and the units were establlished, shouldn’t the Sponsor provide
revised estimates of the market values of the units in light of the tncreasingly
competitive and declining real estate markel? '

22

" vistas and are closer to more commercial to

- Report at p. 2,)

27.  Outside experts have indicateq] that the market values in the Project
are substantially above the market for the sale of comparable units in nearby
projects that offer similar amenities, but may have significantly more attractive
s than the Project. On what basis
should the Board, or the Town, believe thatjthe Sponsor can successfully sell the -
units in the Project at the currently projectdd market values that are apparently as
much as 270% higher than the prices for urits at the nearby project? (See e.g.,

(f-

28, Exhibit 1A attached hereto rei ects the estimated househdld income

-that is necessary for a.purchaser to buy a ukit in the Project at the average of the

market values for such unit. What is the Sgonsor’s explanation why it believes

-that it will be able to atfract the approximately 1% of the population that has the
- income to afford, and is in the market to p

chase, such units within the Town?

(b

29.  Exhibit 1B attached hereto reflects the estimated household income
that is necessary fer a purchaser to buy a uxit in the Project at the lowest amount
of the estimated market value for such unit.] Even under this scenario only 1% of
the population is able to afford to purchasmuch units within the Town. How will

it be feasible to sell the units even at the lo est estimated market values?

purchase of other properties in the Town?

30.  Has the Sponsor prepared a market or feasibility study or completed

‘a sensitivity analysis for the Project, and sh¢uldn’t it be provided for review? Isn’t

the market for the purchase of such units different from the market for the

demonstrate the viability of the Praject if sales are 10%, 25%, 50%, 75% or more

31. . In particular, shouldn’t the Sltnsor prepare a sensitivity analysis to
below the lowest estimated market value as et forth in the DEIS?

32,  What would be the resulting ajnount of anticipated tax revenues to
the County, Town, fire district and school d|strict, assuming unit sales are
projected at 10%, 25%, 50%, 75% or maore l)eiow the lowest estimated market

value as set forth in the DEIS? :
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33.  Inasmuch as the Sponsor proposes to benefit from the State’s tax
benefits for condominiums, and has estimated the assessed values of Flats, Hotel
units and Townhouses at only 33.5% of the estimated market values, what would
be the projected assessed values of such Flats, Hotel units and Townhouses
assuming unit sales are projected at 10%, 25%, 50%, 75% or more below the
lowest estimated market value as set forth in the DEIS?

III. THE PROPOSED TOWN, SCHOOL AND MUNICIPAL
EXPENDITURE CALCULATIONS ARE GROSSLY
"'UNDERSTATED, IF AT ALL.

A, The use of the term “worst-case” is a misnomer inasmuch as it is based
on assumptions that rely on state-wide multipliers, which are not specific to the eastern
portion of Dutchess County or to the Town. Additionally, such multipliers may not be
relevant where, as here, the types of housing in the Project differs from the type of
housing throughout the Town, and the demographics and market of prospective
purchasers may be different for the Project than the demographics and market of
prospective purchasers of other properties located within the Town. Just as the number
of rooms or units varies in its analysis, the Sponsor also juggles the maximum number
of residents in its analyses. For example, under the Traditional Neighborhood
Alternative, the Sponsor claivas that the maxinum number of residents it considers as
its Maximum Estimated Population at Full Buildout (DEIS Table 5-19) to be 901.
However, for purposes of Projected Wastewater Flows, the Peak Hour Head-Count is
959, excluding the hotel, and 1,559 inclusive of the hotel. (DEIS Table 5-15).°

A more analytically valuable “worst-case” scenario for the Town contemplates
that each unit is ocenpied by full-time residents, and every bedroom is occupied; the
first or master bedroom being occupied by a couple and each additional bedroom being
occupied by at least one dependent, presumably child for purposes of this analysis.
Based on these “worst-case” assumptions, there would be 459 occupants of Flats, 584
occupants of Townbouses, 124 occupanis of 3-bedroom villas, 115 occupants of 4-
bedroom villas, and 36 occupants of 5-bedroom villas, for a “worst-case” total of 1,318
additional occupants/residents of which there could be as many as 600 school-aged
children.

B3

34.  Isn’t it possible that each household could have a resident occupy
each bedroom inasmuch as that is the purpose for which they were designed?

35.  Isw’tit possible that each unit’s purchaser could be composed of a
married couple/partner? : -

* Additionally, the Sponsor admits that Traditional Neighborhood Alternative would impose in any event
an increase of at least 1,385 vehicles into the Town. Sce DEIS Table 5-12.
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LLd 36,  Isn’t it possible that each honkehold could have school-aged children?

e

37. - Isn’t it possible that each houbehold conld have at least one school-
aged child per bedroom that is in addition IF) the couple/partners occupying one .
bedr_oom? '

.13

LLQ units as ﬂle’ll‘ primary re31dency, and occu
residences?

LLg

Isn’t it possible that each houpehold could declare their respective
their respective units as permanent

39.  How many bedrooms will each condominium unit in the hotel have
available? Assuming a couple occupies the first bedroom and a school-aged child
occupies each successive bedroom in a unit,thow many pessible full-time or
permanent residents could the hotel legally have?

LLh

40.  If the answers fo any of the above questmns 34 through 39 is “ne” or
“none”, would the Sponsor please provide an explanation for its answers, and
provide quantitative evidence to support its lexplanation? If its proposed
association documnents, offering materials of other documents specifically prohibi¢
Family households from purchasing units in[the Project, would the Sponsor please
provide copies of all such documents to the Board and in its response and highlight

the pertinent passage prohibiting such accupancy?

i

41.  What social, economic or fiscgl impact, as the case may be, would
this increased population have on (a) vehicujar traffic patterns and roads? (b)
water consumption? (¢) wastewater generation? (d) school district operations? (e)
law enforcement and fire district expenditudes? (f) municipal services? (g) local

parking and facilities, such as public parks,
public transportation?

libraries, rail trail, athletic fields and

MM

cont.

B. - Other than general conclusions

buggesting that there will be a surplus

(See e.g., DEIS Table 5-17), there is no discu kisicm or analysis of necessary or

“appropriate capital expenditures (“capex”) or

district, law enforcement, fire district or other

case or seasonal basis). As addressed above,

budgetary increases that the Town, school

s may have to incur in order to

is surplus depends on the successful sale

accommodate the two-fold increase in the popiil-‘ation of the hamlet {either on a worst-

of units at prices that may not be competitive i

current location or in comparison with other d

the current economic market, or in the
pvelopments located in the region,

NN

42. - What additional manpower ddes the Town need to provide municipal

services to a residential population that incr
of the hamlet? How much would it cost to &
25 t0 100%? 1If the Town Hall cannot acco
much would it cost for an enlarged or new

ases from 25% of the Town to 100%
icrease the manpower at Town Hall by

modate the increased personnel, how
own Hall?
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43.  How many additional traffic lights does the Town need, and where, _
to accommodate at least 1,385 additional cdrs traveling through the Town and
hamlet? How much does it cost to purchasp, install and maintzain the additional
traffic lights? : ‘ ' '

PP

44.  What is the appropriate size ibrary necessary to service the
increased adult and student population? Hpw mich does it cost to enlarge the
existing library? If space is not adequate itk its current location, how much would
it cost to build a new library?

45.  How much additional parking is necessary in the Town to
accommodate the additional vehicular traffic at municipal services (Town Hall,
library, parks, rail trail, on-street or off-stieet around the post office}? How much
does it cost to expand existing or to build n¢w parking facilities?

46.  With respect to the increased number of children, how much does it
cost to enlarge or build additional parks and playgrounds to service this segment of
the population? ' ' y

47.  With respect to schooling the hdditional children, what is the current
student capacity of the Webntuck CSD? Hgw much would it cost to enlarge or
build facilities to accommodate an additiondl 91 to 600 students at the primary,
intermediate and upper school locations? ‘How many additional school buses are
necessary, and how many additional school fand transportation personnel are
needed? : -

48,  Given the increased usage of the roads, how many additional
highway service vehicles are necessary and &t what cost?

49.  Regarding the fire district, assuming that the hotel is projected to be
S stories tall, and that the Sponsor obtains Waivers to build a number of the
townhouses and facilities above the 35 foot Reight limit, what emergency

- equipment is necessary and how much does jt cost to acquire the additional ladder

and water trucks and other vehicles to ensuge the safety of the occupants of the
Project’s buildings and facilities? Would thi additional vehicles need to be
garaged? How much does a new firehouse dost to provide the additional garage
space for the vehicles?

50. As pfeviously stated, what is the capex cost to the Town to obtain

“and install the wastewater “conveyance” system?

S1.  If a local law enforcement prefence is necessary to manage increased
traffic congestion and public safety, how much does it cost to build a police facility,
provide necessary equipment and vehicles afjd personnel?
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52.  Assuming that the sales priceb
stated market values (or that less than all
capex costs will the Town have to incur tha
tax revenues from the Project?
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s of the units is substantially below the

of the units are sold) how much of the

E will not be covered by the additional

7

Report at p. 11.

Many of the foregoing questions relate

to capex and budgetary costs that are

typically absorbed by special payments and
such developments. In any event, there is no
to any of the capex or budgetary issues, and,
the Town can expect to incur these costs rega
increased tax revenues from the Project to

best summarized in The Hudson Group’s Rep

nd reserves financed by the sponsors of
iscussion presented in the DEIS related
bsent any commitment by the Sponsor,
dless whether there are sufficient

ay these expenses. The issue may be
brt in which it concludes that the Project,

“conld create the tipping point leadmg to sighificant additional expenditures.”

yava

C, ‘The loss to the. Town arising fr
“winery” at the curve on De La Vergne Hill (
north of Route 44) cannot be quantified. Wit}
I respectfully submit that there is inadequate d

o the placement of the so-called

or the placement of the 19 townhouses
respect to the “winery” and water plant,
hsclosure as to the placement of all of the

elements related to the winery, and that a bett¢r characterization may be to denominate

the facility. as a bar.

53.  Where does the Sponsor plan

to plant the grapes to proceSs at the

winery, and the procéssing equipment to préss the grapes, bettle, label and store

the wine?

BB

54’

Inasmuch as there are proposy

d to be 80 seats at this “winery”,

precisely where are the estimated 40 parking spaces to be located?

Ccc

55.

As a result of leveling the ground for parking, won’t the famous

views southward from Route 44 be completdly obstructed by the ground buildup,
parked vehicles, railings, shrubbery and lighting? As a result of the partially
exposed water tank, won’t the view also he partially blocked? :

DOD

56.  How will building what is effe
exposed water tank, on the inner circle of D

tively a bar, along with a partially
p La Vergne Hill retain or enhance the

rural setting of the Town, or enhance the views from that Hill, or the views looking

across at that Hill from the east and south?

How does it “preserve the ridgeline’?

EEE

57.

If the winery or bar fails, how

will the Sponsor ensure that the site

won’t become anything other than a dilapiddted building or parking lot or

wasteland? What contingencies exist, if any
- location? Shouldn’¢ the Sponsor be obligated

to preserve the rural character of the
to-maintain the site, ensure that there

p.15
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is no deferred maintenance, or remove theaéu'ilding angd lot and return the site to

its original condition? If not, why not giv
site? - : '

the particularly visible location of the

FEE

44, how will construction of the buildings,
currently in the Town, retain or enhance thy

the east of the Town? Secondarily, how wi

58.  With respect to Block V1, V2
19 townhouses, proposed to be located on ik

and V3, which contemplates 38 units in
¢ site currently a meadow north of Rt.

will sticking suburban styled buildings enh

vehicle operators and passengers who confr
vehicles entexing into the uphill traffic lane
downhill traffic lane during every season, a

hich style does not otherwise exist
rural character of the Town? How
ice views of the Hill from the south or
the Sponsor ensure the safety of all
bnt the increased traffic congestion of
or across the uphill traffic lane into the
nd especially during the winter?

GGG

The undersigned respectfully submits t

hat approving the Project with the winery

and large number of townhouses north of Rt.
the Project, without adequate information or

34, two of the most visible elements of
surances about the visual and safety

aspects of the sites, may have a materially advierse environmental and visual impact on

In summary, the undersigned respect
approval, to compel the Sponsor, or its desig
questions raised in this letter, the Report and ¢
quantitatively and financially its ability to fina

~ manage and maintain each facet of the Project
- Project (at or below the Reduced Scale Alterng

the rural character of the Town for future geng

- Comprehensive Zoning Plan for the Town.,

the Town, its appearance to visitors, its ability to attract tourism or commerce and its
ability to retain any vestige of its rural character.

ly urges the Board, prior to granting its
ecs, (a) to address the concerns and

ther submissions, (b) to demonstrate
hce, design, construct, sell, operate,
 and (c) to substantially downsize the
itive) if the Board truly intends to retain
rations consistent with the '

Should the Board need clarification with respect to any of the above comments

or questions, please feel free to contact me duf
2541,

ing regular business hours at: (212) 688-

Sincerely,

ABasll

Bart Wu
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DRAFT
April 28, 2008
Ted Fink
Greenplan
302 Pells Rd.
Rhinebeck, NY 12572
RE: SEQRA

Review of Visual Resource Assessment,
Silo Ridge Resort Community

Town of Amenia

Dutchess County, New York

Dear Mr. Fink:

On behalf of the Town of Amenia, you have asked the Environmentat Simulation
Center, Ltd. (ESC) to review the Draft Environmental Impact Statement
(DGEIS) produced for Silo Ridge Resort Community, specifically focusing on
the Visual Resource Assessment and the visual impacts of the action. The ESC
is a not-for-profit organization that specializes in applying technology in the
fields of planning, urban design and environmental reviews. Founded in 1991,
the ESC developed or helped to develop digital visual simulation techniques that
have become standard practice in New York’s environmental review process.

This letter reports the results of my review and expresses my opinion as to the
quality of materials presented in this chapter in respect to workmanship and
scope, and whether these materials were produced using methods that properly
follow industry Best Practices and guidance provided by New York State’s
Department of Environmental Conservation. This review focuses on technical
issues, and substantive comments are minimal.

Summary

An EIS is a disclosure document that must clearly disclose the impacts of the
action it describes. For the several reasons described herein, it is my opinion that
materials published in the DEIS do not adequately disclose impacts of the
proposed action on visual resources, and the Lead Agency should require
additional information so that it may understand the project’s impacts on the
area’s visual resources.

nio

Amenia_gcommaents_revised3.docx

The field methods for the photography show some familiarity with current
professional standards, but the text includes basic errors and omissions in the
procedures that govern visual resource assessment under New York State’s
environmental review. The photosimulations also show basic errors, which
impair their ability to disclose the project’s impact on visual resources.
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Procedural and Methodological Omissions

DEC Visual Policy Document

The Applicant and its consultant team should have reviewed two documents
before producing the Visual Resources chapter. The first document is the Final
Scoping Document for the project, which is where the Lead Agency provides
instruction to the Applicant regarding the content of the DEIS. The second
document is Assessing and Mitigating Visual Impacts (hereafter referred to as the
Visual Policy Document), a policy document produced by New York State’s
Department of Environmental Conservation (DEC), which outlines some basic
minimums for materials that should appear when assessing impacts on visual
resources in New York State. In addition to the instruction found in these two
documents, the EIS should also be consistent with the state of the practice and
reflect industry Best Practices, especially as they regard visual simulation.

While the EIS includes most of the information required by the Scoping
Document, the EIS omits basic procedures called for in the Visual Policy
Document. To ensure that the action does not impact visual resources of
statewide significance, the Visual Policy Document instructs applicants to
perform the following omitted steps: First, the applicant needs to perform a
visibility analysis (also known as viewshed mapping) that shows areas within a
five mile radius of the proposed action that have theoretical visibility to the
proposed action. An example viewshed map is included as Attachment A to this
letter.

After this is done, the applicant must inventory and map visual resources of
statewide significance on top of the viewshed map to show what visual resources
of statewide significance hayve theoretical visibility to the proposed action. [The

resources that have theoretical visibility need to be field tested to see if they have
actual visibility.| As the Visual Policy Document states, these sites include:

N§

* Propertics on or eligible for the National or State Register of Historic
Places;

State parks;

Urban cultural parks;

State forest preserves, Catskill parks;

National wildlife areas, State game refuges, State wildlife management
areas;

National natural landmarks;

The National Park System, Recreation Areas, Seashores, and Forests;
Rivers designated as National or State Wild, Scenic or Recreational;
Sites, areas, lakes, or highways designated or eligible as “Scenic;”
Scenic Areas of Statewide Significance (SASS);

State or federally designated trails;

State nature and historic preserve areas;
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Q\%\ * Bond Act Properties purchased under “Scenic Beauty” or “Open Space”
categories.
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The Lead Agency can always add to this list by identifying viewpoints of local
concern—which the Town has done-—but having a list of viewpoints of local
concern does not obviate the applicant’s responsibility under the State’s Visual
Policy Document. This is a basic omission which needs to be corrected to ensure
all visual resources have been identified and evaluated.

Assessing impacts

The Scoping Document states: “A description of the changes in visual character
of the site and surrounding areas will be provided.” The Applicant has selected
photosimulation and text descriptions as the manner in which the “description of
the changes” would be provided.

Photosimulations with text descriptions are becoming a more and more common
method of demonstrating visual impacts. Photosimulations are desirable as they
can communicate to lay-person and professional alike, and because they provide
quantitative information regarding impacts on visual resources. For example, a
photosimulation shows how much of an action is visible from a viewpoint. It may
also show views that are blocked or ridgelines that are broken. By themselves,
however, they do not evaluate the qualitative aspects of a project’s impact on a
view. But with the exception of a few vague sentences, the text describing the
project’s impact is quantitative, and simply describes what is seen in
photosimulations.

More typically, EISs not only evaluate the quantitative aspects of visual impacts,
but also the qualitative aspects. While there is flexibility in the manner in which
this evaluation is done, at minimum the text of the DEIS should describe the
visual character of the existing landscape and how the action will impact this
visual character. Visual character of a landscape is most often evaluated by
analyzing the project’s impact on the elements that compose it. These elements
include form, line, color, texture, and scale/dominance, and/or other criteria as it
suits the specifics of the location. Regardless of definition, the EIS needs some
kind of detailed analysis of the qualitative impacts of the action.

Grading
An action of this type can be described by its components, which are:
e Buildings,
e ancillary components (roads, parking lots, retention ponds, retaining walls,
golf courses, etc.), and
* grading and site disturbance required for the buildings and ancillary
components.
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While not entirely clear in the written documentation, it is apparent from the
photosimulations that the visual analysis omits the third component of the action:
the proposed grading. In projects that do not have extensive grading, this is not a
serious omission. In this area, however, with the amount of disturbance that is
proposed, the steep slopes involved, and the distinctive landscape character of the
area, the simulations need to reflect changes in elevation due to grading, and they
must show how the land is recovered from the grading.

The following image from DEIS item number SP3-B is a portion of the site
grading plan for the area around the Hairpin Turn showing the grading that is
proposed for the Winery building and ancillary structures.

- ,.},;:_‘ i Lo

i S

Portion of SP3-B

The darker contour lines show areas where the natural elevation of the site
changes due to proposed site grading. The slightly thicker line right above the
word “WINERY” is a retaining wall that is as tall as 10-feet in places. All this
grading is necessary because the proposal shows that the Winery building will be
constructed on a flat building site, which means that the there will be a very steep
slope along the east side of the building,

Now, examine the following existing conditions photograph and accompanying
photosimulation for this same building, taken from the hairpin turn:
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The visual simulation of the building clearly does not show the grading proposed
in the grading plan: no retaining wall can be seen, no artificially steep slope on the
right side of the building, and the building looks like it is sunk into the side of the
hill on the left when, in fact, its building site is proposed to be flat. Further, by
not showing site grading, the simulations do not have to show how the site is
recovered from the grading. Typically, lacking specific landscaping for this site,
graded areas are recovered with sod, which helps to limit erosion on disturbed
steep slopes. But in views such as this one, mowed sod--which remains green all
year--would show contrast with the fallow field that dominates the viewpoint, and
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contrast is key to developing photosimulations and assessing impacts (as
discussed in detail later in this letter).

Even though the slopes shown in the photosimulation for Viewpoint 4 require
significant grading for the proposed building, this is still one of the flatter areas to
be developed (noted as “Area A” in the figure below). | Much, if not most, of the

CENTER, LTD.

remainder of the site used for buildings is at very steep grades of 10 and 15% or
more. The DEIS clearly states that to create development sites on these steeply
sloping areas they will need to be graded, which means that the existing trees will
be removed and tall retaining walls are planned. Figure 3.1-3 shows the slope
disturbance map, which demonstrates exiensive disturbance required by the
development.
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o T ’
i . DIVELOPUINT ' OGLF COURSE  Sug-
Elor_ SIOPE AANGE - ":g&m AREA 0TS
B G-18% L] & [
“10-15% AR 23 A 42 A
[ 9% HIFn JUss  BAAC

RS HE AR

THE $HaRld§e Resorl Commenity |

Cligren Trasitlond] Nelghbartood Alemative

5 z SLOPE DISTURBANGE MAP Bigor
Yownof Aritie, Duchers Gty Hew Yok 59.A

Reproduction of Figure 3.1-3

All colored areas are to be graded, a process which removes existing vegetation.
Retaining walls that will be required for creating building sites will be very tall.
By omitting them from the simulations the Applicant is ignoring a significant
portion of the action. | Consider the following portion of grading plan (SP3-B),

taken from the area listed as “Area B” above:
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This plan says that the retaining wall highlighted is, in places, 20-feet tall. The
down-slope at the bottom of the retaining wall is between 40 and 48%, and would
probably require special treatment and/or materials for its stabilization (i.e. simple
recovery through planting sod will be difficult). This level of change in the
landscape simply cannot be ignored when assessing an action’s impact on visual
resources. To omit site disturbance from the visual simulations and show only
part of the proposed action renders the photosimulations useless for completely
assessing the action’s impacts on visual resources, and is misleading as to the
character of the development and its relationship to the land.

Methodological errors in the photosimulations

Changes in photosimulations not caused by proposed Action

The fact that the Applicant chose photosimulation as a method of describing the
action is good, as there is no requirement for photosimulations in the Scoping
Document and photosimulations arc a desirable way of communicating the visual
impact of an action. That being said, the photosimulations are not very good. For
example, look at the photosimulation of Viewpoint 4 reproduced earlier in this
document and compare it to the existing conditions photograph. You should
notice that the two images are different sizes. You should also notice that the
color in the simulated photo changes. Color contrast is lessened in the simulation
and the entire image appears washed out when compared with the existing
conditions photograph. Color contrast is an important part of changes to a
landscape and is one of the typical criteria used to evaluate the qualitative impact
on visual resources.
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The change in image quality and size between existing and proposed is not due to
the reproduction of these images in this document. These images have been
faithfully reproduced from the digital copy of the DEIS that can be found on-line.
The size of the image should never change between existing conditions and
photosimulation. The color of the image should not change unless the action is
causing the change. The only change between the existing conditions photograph
and the photosimulation should be due to the proposed action. This is a very
basic error that should have never reached the published DEIS.

The process of publishing an EIS, even digitally, sometimes introduces errors in
documents. But a careful look at the EIS will show that most of the simulations
show these types of exogenous changes from the existing conditions photograph,
which suggests that this error is a symptom of a problem with the simulation
method and not due to publishing.

Visual representation of buildings
When discussing the use of simple massing models to represent buildings of the
action, the DEIS states;

In order to portray the highest level of potential visual impact, blank forms Jfor the proposed
structures were used with no architectural detail, fenestration, materials or true color
representation, which would mute the impact. Additionally, proposed landscaping was
intentionally left out of the photo simulations to ensure that the full visual impact height, mass
and relative scale of the struciures in their proposed locations could be assessed. (p. 3.6.26).

Despite the contention that the method selected would portray the highest level of
potential visual impact, the representation of the buildings of the action actually
does the opposite and minimizes the impact of the action. For example, examine
Viewpoint 2 and its corresponding simulation:
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You will note that the buildings, especiaily those in the distance on the far side of
the water body to the left of the photograph, blend into the photograph. One of
the reasons for the blending is that the color chosen for the massing model
provides very little contrast with the surrounding colors. If massing models are
going to be used to represent the built environment, then the colors selected for
the massing models need to show contrast with colors in the photograph. Most of
the existing conditions photographs are dominated by browns and tans of fallow
fields and leafless forests. The color selection of the massing models appears to
have been designed to maximize this blending with the background, which is
contrary to the reasonable worst-case scenario required by SEQR.
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The issues with the representation go beyond color. It appears that the massing
models are entircly colored the same color and any contrast seen is due to
shading. Edges are not defined and, consequently, the objects lose definition in
the photosimulations and appear, at times, simply as a single mass without
definition between buildings.

There is some debate amongst simulation professionals as to the appropriateness
of the use of massing models to simulate impacts on visual resources. Some
contend that they should only be used in limited circumstances, such as a generic
environmental impact statement. My office is on record as promoting the use of
massing models in broader applications such as a project like this one.

But the representation of the massing model must still be that of a reasonable
worst-case scenario. The use of 2 massing model to represent a proposed action is
not license to select colors that blend a proposed project into the background of
the photograph. The colors selected must be bright and show contrast with the
existing environment. For example, considering the following images:

SRE - i sl
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Photosimulation of propoed conditions represented with simulated building facades

' The photograph and photosimulations were created by Creative Visuals and were a part of the
Sailor’s Cove DEIS in Kingston, NY,
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architectural massing model are generally light and show contrast with the
existing natural environment. The buildings are simulated with a light gray while

ENVIRONMENTAL the roofs are simulated a darker color to add definition among and between
buildings. This simulation also shows disturbed areas recovered from grading,

SIMULATION which adds additional contrast and understanding of the action. This example is
intended to show how high contrast is possible when using massing models in a

CENTER, LTD. photosimulation and--by example--show how contrast is minimized in the

photosimulations found in the Silo Ridge DEIS.

It has been brought to my attention that the Planning Board approved the colors
used in the massing models during an August 30, 2007 meeting. These building
colors do not represent a reasonable worst-case development scenario for impacts
on visual resources as required by SEQR. Even with the color approved by the
Planning Board (identified as “beige” in the minutes) the simulations still could
have been performed to show more contrast. Providing edges to the massing
model, selecting a lighter shade than the background, or coloring roofs differently

()] than the walls all would provide more contrast and thereby increase visibility. To
N\ X demonstrate the effect of color selection on visibility, my office altered the
\@ simulation for Viewpoint 2 (right) to reflect a reasonable worst-case development

scenario while still keeping the buildings a shade of beige:

H

o color

Simulation of iewpont 2 (right) altered using Photoshop to show an appropriate use

Review the existing conditions photograph and the DEIS’s photosimulation for
this viewpoint reproduced on page 9 of this document. You should see that the
addition of color contrast shows more visibility of the action.
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Regarding visibility, the DEC Visual Policy document instructs:

Mere visibility, even startling visibility of a project proposal, should not be a threshold for

B ONMENTAL . . , . e . .
EnviRon decision-making. Instead, a project, by virtue of its visibility, must clearly interfere with or

reduce the public’s enjoyment and/or appreciation of the appearance of an inventoried
SiMULATION resource . . . (DEC Visual Policy, p. 9).

CENTER, LTD. \X Nevertheless, visibility is the starting point for understanding impacts on visual
\ resources and without accurate representation of the action’s visibility it is
difficult to understand impacts on the viewpoints analyzed. Additional discussion
of visual simulation representation for SEQR can be found in Visual Simulation

under SEQR, which can be found online here:
http://www.gsimcenter.org/Viz sim in SEQR/Viz sim in SEQR .pdf

Camera and lenses
The photosimulations use a zoom lens on a standard digital camera. Most
professionals use a fixed lens, to ensure that the zoom does not drift, but more
importantly, most professionals either continue to use film or use what is known
as a full-frame digital camera, which reproduces an image in a manner much more
similar to 35mm film than a standard digital camera. The technical reasons for
not using a standard digital camera in an EIS are discussed in the Visual
Simulation under SEQR document referenced in the above link, but one reason is
that an image produced natively from a standard digital camera has a different
size and aspect ratio than traditional film or full frame digital.

0

Further, there are also curious statements in the text. For example, the EIS states:

While a 35mm lens will provide the best approximation of the field of view perceived by the
human eye, an 85mm lens setting will provide the best representation of the degree of detail
perceivable by the human eye. ds a result, a 50mm lens setting is the most reasonable
composite of these two parameters . . .

This is certainly a novel justification of a 50mm lens, but is not typical. A 50mm,
or the so-called “normal” lens, is used because the image it creates best
reproduces the relative distance relationships of the human cye. At less than
50mm objects in the image seem further away than they would to the human eye.
At more than 50mm, the objects seem closer than they would to the human eye.
50mm is a good lens to use for photography in an EIS%, so the accuracy of this

2 A 50mm lens is not a hard rule. There is some variation in what can be considered a normal
lens. My office considers any lens between 50 and $5mm a normal lens. Other offices are more
generous. Further, wide angle lenses are often better in urban environments (to show development
on both sides of the street, for instance) or in viewpoints where an action is very close to the
observer. Telephoto lenses can be used to simulate the acuity of the human eye, which has the
ability to focus on objects in the distance. A 50mm lens is a starting point, but if other lenses
increase the understanding of an action’s impact on visual resources they should also be used.
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e e é Uﬂ“ statement is not material to the content of the DEIS, but is symptomatic of the
many problems with this poor document.

Conclusions

The Applicant produced a Visual Resources chapter that does not adequately
+ disclose the visval impacts of the action. The materials produced omit basic

information and the photosimulations used to communicate the impact of the

action are fundamentally flawed. The Lead Agency should require additional

materials in the FEIS so it may better understand the impacts of the proposed

action.

ENVIRONMENTAL
SIMULATION \\()

CENTER, LTD.

I appreciate the opportunity to comment on this important project. Should you
have any questions or comments about this document, please contact me directly
at 212-279-1851.

Sincerely,

4

George M. Janes, AICP
Environmental Simulation Center, Lid.
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Appendix A: Example viewshed map with visual resources mapped
(Taken from the DGEILS for the Landing at Kingston and Ulster)
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MEMORANDUM

To: (George Fenn, Chairman GREENPLAN INC.

. . Environmental Planners

Town of Amenia Planning Board 302 Pells Road
. Rhinebeck, NY 12572-3354
From: J. Theodore Fink, AICP 845.876.5775
S ) _ Fax §76.3188

Da te: 4 / 6 /08 . _ wwwpresnplin.org
Subject: Silo Ridge Resort Community Draft Environmental Impact

Statement

Applicant:  Higher Ground Country Club, LI.C

We have completed out technical review of the Draft Envitonmental Impact Statement
(DEIS) including Volumes I-V (submitted clectronically) for the above captioned
-application. The DEIS was accepted as complete on October 4, 2007 and has been subject
to public and agency comment since that time. Additionally, our review includes the
Preliminary Master Development Plan accepted as complete on February 7, 2008,

1n addition to our comments presented below, we were assisted by The Hudson Group for
the review of the Fiscal section of the DEIS. Their comments have been pteviously -
submitted. We were also assisted by Hickory Creek Consulting for the review of Water

- Resources and Stormwater Management as it relates to natural resource protection and their
comments have been incorporated into this memorandum. Finally, we were assisted in this
review by the Environmental Simulation Center for the section Visual impacts. Due to
scheduling issues, these comments will be made available by April 5, 2008,

We want the Planning Board to understand how we conducted this technical review given
- that the main body of the DEIS does not evaluate the project for which the applicant is
secking approval. Therefore, we have examined the analysis in the main body of the DREIS
against the evaluation of the preferred alternative. We are providing comments on areas
which need to be addressed and aaticipate future analysis will only consider the pteferred
alternative.

As the Planning Board is well aware, the project site lies within the Resort Development
Ovetlay District (RDO). As the Planning Board continues its review of this project, we want
to remind the Board of the stated putpose of the RDO (§ 121-18A.):

The purpose of the RDO District is to provide use and design flexibility to encourage resort development on
appropriate large properties, where such development fits into the rural character of the Town and protects its
seente, historic and environmental resources. This district provides a procedure for master Dplanned development
. of properties over 200 acres, following rexoning by the Town Board, to promots tourism, recreation, and open
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space protection. In exchange for granting permission for use flexibility and more ;
Intensive development than is allowed by the underlying zoning, the Town seeks to
achieve significant protection of open space resources, especially scenic viewsheds,
ridgelines, water resources, and ecosystems. [emphasis added]

We encourage the Planning Board members to keep this in mind as you read and understand
the material presented in the DEIS and by your consultants. The last sentence of the
purpose clearly indicates there must be public benefit associated with this pIO}ect and that it
must come in the form of significant environmental protections.

Out comments together with other Town consultants” comments, involved agency
comments and comments from interested agencies and parties must be responded to in a
Final Environmental Impact Statement (FEIS). We assume that the applicant will prepare
draft responses to comment as well as preparing modifications to the DEIS, that are called .
for, in a proposed FEIS document for the Town to consider. Greater clarity is needed in the
FEIS for the public to understand the project for which the applicant is seeking approval.
From the public comments, it is cleat the misunderstanding of the project proposed in the
main body of the DEIS vs. the preferred alternative remains a problem. The public and all
involved and interested agencies should be well aware of the applicant’ intended plan for
approval.

We offer the following comments for the Planning Boatd's consideration and for response
by the applicant: :

Summary of Most Important Issues:

1. The applicant has presented the Planning Board with another vetsion of the
preferred plan at the March 27" wotkshop meeting and our understanding is that a
formal submission will be made shottly. We would ask, for purposes of clatity in
identifying the proposed changes and in terms of conducting a review, that the
applicant provide "blue-line" drawing which shows the new plan overlaid on the
"preferred alternative” along with a narrative describing the changes.

2. The relationship of the conservation analysis, contained in the DEIS, to the
- preferred alternative needs to be cleatly articulated in the document. Please see
item 6 below for additional detail.

3.  Stormwater impacts as it relates to water quality and habitat protection 1s
inadequately addressed.

4. The visual impact of the prefetred alternative from Delavergne Hill is significant
and needs to be closely examined. At a minimum we recommend relocation of the -
winery building from the hairpin turn and believe other changes to the plan are
likely to be necessary so that the view is not irreparably harmed.

5. The fiscal impacts of the project need to be addressed more fully. We understand
the Town's desire to participate in the creation of a sewer district for the hamlet
area. It is imperative fot the Town to fully understand the costs and benefits
associated with this project and the creatton of such a disttict. Additionally, the
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costs associated with municipal services and the implications of a significant

number of potential new residents should be fully understood.

Chapter 1.0 Executive Summary:

6.

10.

11.

12,

A critical issue related to the development of a proposal in the RDO District is the
preparation of a conservation analysis which then drives the development of the
preferred alternative and the Master Development Plan. It is understood that the
DEIS represents the conservation analysis of the site. There should bé a rationale
and logic for the public to follow which describes how the plan came to be in its
current form and how that reflects the design team's findings as they relate to the -
conservation analysis. Summarize the conservation analysis, cleasly identify areas to
be protected as a result of the analysis, cleatly identify areas which will be affected
by the project and relate the proposal to the applicant's conservation findings.

Is the applicant still considering the putchase of Amenia Fish & Game?

In Section 1.1, the applicant notes there are six parcels associated with this project -

“however, there are only five listed on the Fina/ Scoping Document. The applicant

should explain this discrepancy and discuss the intended putpose for parcel #
T067-00-628131.

7 For the 'prefetred alternative, the DEIS states the hotel will contain 300 rooms but

393 keys. This concept needs to be more fully explained. It should be clear how
the "extra" 93 will be used in the day-to-day operations of the hotel. Thete should
be a discussion of how this concept was accounted for in the relevant analyses
including but not limited to patking, fiscal and demographics. The DEIS also notes
453 bedrooms. ‘This should also be discussed in the FEIS.

The summary of potential impacts and mitigation measures presented in Table 1-4
needs to be provided for the preferred alternative. Additionally, this may need to
be revised pending the technical comments teceived to reflect any additional
analysis, identified impacts and proposed mitigation in the FEIS.

On page 1-27, the applicant has indicated the Traditional Neighborhood
alternative wﬂl include a wastewater treatment plant with additional capacity to
serve the Hamlet of Amenia in liev of providing affordable housmg per the
requitements of town's Zoning Code. How much extra capacity is being provided?
Will it be enough to cover the entite Hamlet? What is the estimated cost to the
Town to connect some or the entire Hamlet to this plant? The public benefit needs
to be clearly explained in the FEIS.

On Page 1-27, the applicant states ", .. this alternative substantially reduces the
visual impact of the development”, however there is no analysis provided in the
DEIS which substantiates this statement. Given the visually sensn:mty of this atea
including the noted importance of protecting the Town's most important viewshed
(i.e. the views from the top of Delavergne Hill in relationship to large scale
development) in the Town's Comprehensive Plan Update, the Planning Board
should considet whether the applicant should prepare this analysis for your review.
We believe it would be approptiate so that the alternatives can be compared to
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each other in terms of visual impact. At the moment, the Planning Board can only
compate the proposed action, which we know the applicant has no interest in
building and the preferred alternative.

13. On page 1-28, the applicant states "Despite reductions in impacts to steep slopes
and visual resources, the Reduced Scale Alternative does not incorporate as many
elements of the traditional neighborhood concept and is not as focused on
walkability or compact developiment...". The applicant needs to explain why the
reduced scale cannot accommodate elements of traditional neighborhood design.
We point out to the Planning Board that both the Traditional Neighborhood and
the Reduced Scale propose the same number of hotel units. Further, the
Traditional Neighborhood clusters 215 additional units within ¥ mile of the "core"

- drea, a key component of compact design. That configuration of 215 units
represents 36 more units than proposed in the Reduced Scale (179 units).

. Chapter 2.0 Description of the Action

14, Please note Table 2-1 and Figure 2-2 are inconsistent with respect to parcel
number 860725 which appears on the map as agricultural lands and in the table as
vacant/disturbed. This should be corrected.

15. On page 2-14, the DEIS describes connections to the existing trail system in the
westetn pottion of the site. These connections are not shown on the overall plan
and it is not described or mapped for the preferred alternative. The trail connecting
to the proposed park at the former Amenia Landfill needs to be explained and
mapped. Additional information including where parking will be located, who will
be responsible for maintenance, will the trails be handicapped accessible and the
width should be described in the FEIS. The applicant needs to clarify whether this
is applicable to the preferted alternative as well and if these trails are being offered
as-a public benefit.

16. The DEIS states that the western pottion of the project site would remain wooded
with trails available for public use. Page 2-14 describes the intetnal trail network,
which links up to these trails. How will the project differentiate between public
and private users/uses?

17, Page 2-15 describes a proposed shuttle connection between the resort and the

' Wasstac train station. This is not described for the preferred alternative. The
applicant should explain if it this is applicable for the preferred alternative
including the capacity of the shuttle, frequency of trips and whether it run weekday
and weekend. The FEIS should include information on discussion with Metro
North, if any, regarding the shuttle.

18.  For the proposed action, the applicant was proposing to renovate the existing
clubhouse. For the preferred alternative, the applicant is proposing to demolish the
existing building. The applicant should explain why new vs. renovate and the
impacts related to the demolition need to be detailed in the discussion of the
preferred alternative. '
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19.

20.

21.

22

23.

24,

25.

26,

217.

28,

-Pagc 2-16 describes the condominium opetation of the hotel. This is not described -

in the preferred alternative and the applicant should indicate if this is applicable as
well to the preferred alternative. '

The applicant should explain if the target market for the hotel units as described
for the proposed action is the same for the preferred alternative. '

Page 2-17 described the size of the single family homes as ranging from 3,000 to
4,300 square feet. For the preferred alternative, they ate described as tanging from
3,000 to 6,000 square feet. Why are the homes in the preferted alternative
proposed to bigger than the proposed action? Is there a possibility that all the
single family homes can be 6,000 square feet? If so, has the visual impact analysis
assumed a worse case scenario of 6,000 square foot homes? If not, the visual
analysis will need to be revisited.

Page 2-19 described the size of the townhomes as ranging from 2,000 to 2,800
square feet. The size of the townhomes is not described for the preferred
alterpative. This needs to be clatified,

"The DEIS states that the project would be marketed to groups such as empty
nesters, Will the units be designed for empty nestets to include items such as
elevators in townhouses, one floor living, stacked closets, etc? How does the

~ applicant intend to target this market? Where does this matket exist? What other

developments in this regional will be competing for this same market?

The description of the preferred alternative does not contain the same level of
detail as the description for the proposed action. For example, there is no
discussion of utilities, purpose/objectives of the project sponsot, public need and
benefits or affordability included for the preferred alternative. This needs to be
corrected for a full understanding of the preferred alternative.

We note there is a provision fot mandatory workforce housing in the new adopted
"Town of Amenia Zoning Code which is applicable to this project. The applicant
needs to do an analysis indicating how this project conforms to § 121-42 for the
preferred action.

The applicant will need to revise the construction schedule to reflect realistic
timeframes. For the preferred alternative, Figure 5-8 indicates approvals on
5/31/07.

Thete is no discussion of temporary erosion and sediment control measures,
petmanent erosion control measures, other pollutant controls, construction
housckeeping, or operations desctibed for the preferred alternative. This needs to
be clarified.

The applicant should clarify what "regular daylight hours" means and provide more
detail on "typical safety measures”. The applicant should acknowledge awareness
of the Town's noise regulations, specifically § 121-40.C.4.b., where it states
construction noise and maintenance activities between 8:00am and sunset, Monday
through Friday, is exempt from the regulations. If the applicant anticipates
construction on the weekend, it should be more fully explained in the FEIS.
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29, Details regarding construction traffic, routes;, matetials delivery and storage should
" be provided in the FEIS.
30.  The location for disposal of construction debris should be identified.
31.  We recommend a detailed construction management plan be mcluded in the FIEIS

to be reviewed by the Town Engineer.

- Chapter 3.0 Environmental Impacts

32.

33

34

35.

36.

37.

Table 3.1-2, which details soil disturbance pet soil category, should be calculated
and included in the section on the preferred alternative.

For the preferred alternative, slightly less than 2 of all the land (108 acres out of
248 acres) to be disturbed falls into a "steep slope" category (15%+). The applicant
needs to explain how this is consistent ot inconsistent with the purposes of the
RDO in terms of envitonmental resources. While the applicant has correctly

- 1dentified potential impacts such as mudslides, houses sliding downbhill, rockfalls

damaging homes and erosion concerns, they have not cleatly-detailed mitigation to
address these potential itnpacts. There should be a full desctiption of potential
engineering solutions which minimize the potential impacts. It is not enough to say
"employing best design, engineeting and construction practices will deal with
potential hazards. . .” Mitigation needs to be cleatly articulated so the Lead Agency
may evaluate if the mitigation is sufficient to minimize the impacts.

‘The applicant discusses rock excavation on page 5-36 for the preferred alternative
and states "rock excavation will be minimized as much as possible by developing
engineering alternatives to avoid rock where possible”. What does this statement
mean? The applicant should clearly define "engineering alternatives”. Does this
mean alternative design? Alternative locations? Alternative technologies? If so, how
will the Planning Board evaluate these alternatives? :

Page 3.2-10 indicates the Army Corps of Enginéers (ACOE) will not issue a
jurisdictional determination letter until the ACOE and the US EPA have resolved
internal agency issues. We note the ACOE and US EPA in June of 2007 issued a
]omt guidance memorandum for their field offices. The applicant should revisit this
issue and identify how the Planning Board will verify what requirements, 1f any, the
ACOE will impose on this project.

For the preferred alternative, the applicant has provided a table of wetland impacts
(Table 5-4). The applicant needs to explain if the acreage of disturbance includes
grading and excavation outside the wetland boundaties. Also, the applicant should
explain what is meant by a “ternporary” impact as noted for wetlands J, V and
L/QQ. The applicant should describe any permits needed from the ACOE or
DEC for this project in the FEIS. The applicant also needs to explain how this is
consistent or inconsistent with the purposes of the RDO as it relates to significant

. protection of water resources.

Figure 3.2-1 does not show 100 year floodplains. Furthermore, the DEIS states
there will be some grading within the floodplain for redevelopment of the 4*
fairway for the preferred alternative. The specific details of the grading needs to be
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described and potential impacts identified for evaluation in the FEIS. Will the
grading be reshaping the land? It also appears that enhancement to Pond A, Pond
B and Pond D will also occur within the floodplain area. Potential impacts related

 to these activities will need to be identified. The applicant needs to explain how
this is consistent or inconsistent with the purposes of the RDO as it relates to
significant protection of water resoutces.

38.  Before a final SWPPP js prepared fot this project, addmonal EIS information is
needed. '

a. All impacts on water resources must first be fully described in the FEIS
{including seasonal hydrological impacts on wetlands and streams, and stream
biomonitoring data as discussed in Section 2.6 of the NYS Stormwater
Management Design Manual).

b. Mitigation for those impacts can then be developed as patt of the FEIS, and also
be incorporated into the SWPPP as appropriate (for example, standard Low
Impact Development practices, an organic management plan for the golf course,
de-icing alternatives to road salt, and vegetated buffers).

c. The SWPPP can be designed to further reduce impacts (including placement of
all detention basins a distance of at least 100 feet from wetlands and streams).

39. . . After the additional information has been provided and a site design has been
finalized, the SWPPP can then be developed and evaluated for any potential
remaining impacts on wetlands and streams, as part of the FEIS review.

40.  Aftet the project design has been finalized, the SWPPP should be prepared in full,
including a map showing the locations of all stormwatet management facilities, and
details of outfalls and other conveyance to teceiving waters, so that any potentially
significant impacts from these facilities can be assessed and evaluated. For water
quality protection putposes, none of these should be located within at least 100
feet of any wetland or stream (including intermittent streams). This distance should
be increased if the land is on a slope. In addition, information about the outfall
from each detention pond is needed to ensure that this outflow (with its residual
pollutant load) is spread laterally across a vegetated surface to reduce its erosion
potential and maximize infiltration into the soil befote it reaches receiving waters.

41.  Protection of water quality, particularly with respect to onsite wells, the large
' wetland AM-15, and Amenia/Cascade Brook has not been adequately provided
and specific concerns are presented in'items 42-52 below.

42.  Page 3.2-31 states that the implementation of best management practices for
stormwatet “will serve to provide water quality protection to the steam and
wetland areas.” On page 3.2-32: “Design details for the stormwater system and
quantification of sediment and nutrient removal will be detetmined during the site
plan stage...” These statements do not address the potential impacts to wetlands
and streams, water quality and supply, that are often associated with conventional
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43,

44.

45,

stormwater management systems. To be fully miugated these nnpacts they must
be described in the FEIS.

Appendix 9.5 states that “The methodology used to devclop this Master SWPPP
shall be adhered to for the preparation of the project’s final SWPPP. Stormwater
quality and quantity controls designed for this Master SWPPP are prehmmary in

- nature and are intended to demonstrate theit location, approximate size, and design

concept. Detailed analysis of these practices must be performed, and the design of
each practice must be refined as part of the final SWPPP preparation.” The
SWPPP is being used as mitigation for onsite impacts to water quality and flow,
and yet it has not been finalized. In addition, when a final SWPPP is prepared, in
detail, it may be found to incur additional impacts on wetlands and streams and
therefore must be included as part of the FEIS evaluation.

Appendix 9.5 states: “Several ateas of proposed roadway ate located such that the
topogtaphy or adjacent constraints make it impractical to locate stormwater quality
facilities. Waivers will be requested from NYSDEC for treatment of stormwater
runoff from these areas as the site plan review and approval process progresses.”
The potential for water quality impacts from runoff from these roadways has not
been addressed. Rather than a request for waivers, which would only perpetuate

. the potential impact problem, these roadways should be relocated so that runoff

can be adequately treated. The applicant needs to explain how this is consistent or
inconsistent with the purposes of the RDO as it relates to significant protection of
water resources.

Stormwater detention ponds cannot remove all pollutants from stormwater runoff.
The remaining pollutant load exits the pond into receiving waters where it has the
potential for significant contamination impacts. As detention ponds fill with
sediment, their ability to remove pollutants decreases. Therefore they do not
provide adequate mitigation for the project’s water quality impacts.

a. This is a SEQR issue that goes beyond mere compliance with the minimal
requitements of a SWPPP. Compliance with stormwater management design
tequirements (and preparation of a SWPPP) does not ensure that water quality and
habitats will be adequately protected in wetlands and streams. The pollutants that
are not removed are still a water quality issue. Without additional mitigation
measures, stormwater management facilities alone ate not sufficient to ensure
protection of wetland water quality and supply. While pollutant load 1nformat10n is
provided in the DEIS (chapter 5), additional information is needed for an
assessment of impacts including how much of the pollutant load will exit the
stormwater detention basins annually? How can this be mitigated?

b. Stormwater runoff contaminants that are not removed by stormmwater
management facilities and methods, including road salt for deicing, need to be fully
described and further mitigation implemented to ensure protection of wetland
water quality. All seventeen potential contaminants listed in DEC’s Stormwatet
Design Manual (page 2-3) should be specifically addressed- especially because of
the close proximity of wetlands and stteams.
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40.

47.

48.

49,

¢. Road salt and other contaminants accumulate in piles of plowed snow. A plan
fot snow removal that keeps plowed snow out of wetlands and detention facilities
needs to be developed.

" d. Pesticides and herbicides used on landscaping and lawns will contribute to the

contaminant load. How will this be mitigated?

e. Cumulative impacts of road salt on wetlands and aquatic systems are well
documented. Road deicing alternatives should be required for use on this site,
because of water flow patterns, steep slopes, and sensitive resources. Calcium
magnesium acetate and potassium acetate are possible choices.

“ The golf course soils that will be disturbed during grading and construction are

likely to contain a residual of stormwater contaminants including herbicides,
pesticides, growth-regulating hormones (as described in the IPM), and fertilizers.
The contaminants present in existing soils should be fully desctibed along with
potential impacts associated with their disturbance.

In light of the increase in development in close proximity to wetland AM-15, and
the fact that much of the runoff from the site will eventually find its way to this
wetland or Amenia/Cascades brook, the golf course should be managed so that it
does not conttibute further to these impacts. The IPM plan does not provided
sufficient assurance of this outcome. Thetefore an Organic Management Plan for
the golf course should be developed for evaluation as part of the FEIS. This
would provide effective mitigation for some of the water quality impacts on this
site.

Mitigation for water quality impacts is left largely to the SWPPP. However, a
SWPPP is not intended to substitute for mitigation onsite. Low Impact
Development practices should be incotporated into the site design to provide
effective mitigation. These specific practices are described in many resources
including the EPA 2007 publication “Reducing Stormwater Costs through Low
Impact Development Strategies and Practices” and should be presented in the
FEIS. :

We note the following concetns related to buffers,

a. To further protect water quality onsite, all wetlands and streams should be
provided with an intact vegetated buffer of specified width and vegetative
characteristics. Research indicates that for optimal water quality protection, the
buffer should be at least 100 feet in width. Results of research documenting the
effectiveness of various sized buffers in removing contaminants {including
sediments, nitrogen and phosphorus and other contaminants that are not removed
by detention ponds) from runoff is provided by publications including “Plannets
Guide for Wetland Buffers for Plannets” and “Conservation Thresholds for Land

" Use Planners” from the Environmental Law Institute. Buffers can becorne

saturated with specific contaminants, and thus a larger size is necessary for
continued efficiency over time. All water sources that contribute to the water
supply of the latge wetland, AM-15, should receive adequate water quality
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50.

51.

52.

53.

54.

protection buffers. If they are not provided with adequate buffers, the FEIS must

state the reasons why this would be acceptable re: water quality.

b. Several disturbances to buffers are described in the DEIS; however, all grading,
construction or other disturbance of 2 100 foot buffer around both the large
wetland AM-15 or Amenia/Cascades Brook - which are both particularly
significant tesources - should be prohibited. For all othet wetlands, streams, and
watetbodies onsite, the FEIS should explain why less than 100 feet would be
acceptable, in light of the above referenced research and any hydtologic
connections with wetland AM-15 or Amenia Brook.

Drought and climate change conditions will decrease wetlands function and affect
stream flows and runoff events. How will this project affect wetlands and streams
in light of these parameters? What mitigation is proposed to offset these impacts?
(Reference: Northeast Climate Impacts Assessment “Confronting Climate Change
in the U.3. Northeast: Science, Impacts, and Solutions” and other information
provided by the NYS Department of Bavitonmental Conservation.)

Proposed mitigation for all wetland and buffer distﬁrbances, should be described in
one location within the FEIS so it can easily be evaluated.

There are several concerns related to impacts to wetland'AM-15. ‘These are
described morte specifically in items 53-56 below.

All potential impacts to the wetland ate not described adequately in the DEIS,
Information including the following should be provided in the FEIS:

-a. increased ponding (potentially leading to changes in wetland function and

quality); |

b. increased water level fluctuations (potentially rendering wetland conditions mote
favorable for invasive plant species, and affecting plant species composition);

c. changes 1n wetland water supply i.ncluding during periods of drought, and in
light of climate change impacts;

d. decreased groundwater discharge.

Impacts to the contributing drainage area (CDA) to wetland AM-15 are not
adequately addressed:

a. The road and its associated structures separate the wetland from water flowing
from west to east through this portion of the watershed; the tmpacts of this on the
wetland’s hydrology are not described.

b. While the amount of impervious cover for the entire site is approximately 6%, it
appeats that a high proportion of that is located within the wetland’s CDA. This
includes all of the CDA, onsite and offsite. The area of existing impervious surface
should be compated to post-construction impervious surface area within the CDA
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to determine if additional reductions in impervious surface are required to mitigate -
potential cumulative impacts. Reseatch information from the Center for Watershed
Protection and the DEC document that thresholds of 3-5% impervious surface
may affect wetland quality water quality; 10% indicates likelihood of real impacts

on wetland quality, and at 20% or more wetland quality is sharply degraded. Itis
important to know where on this continuum the CDA for the wetland falls, so that
additional mitigation can be provided as appropriate.

5. Any teduction in water quality for wetland AM-15 has the potential to affect the
much larger complex that includes DEC wetland AM-16 and Cascade Brook. This
connection is not discussed in the DEIS with regard to water quality and wetland
water supply and must be addressed in the FEIS.

56. Appendix 9.5 states “Generally stormwater that drains to this Jarge wetland goes
through a series of ponds, culverts and/or streams located throughout the central
portion of the site prior to reaching the wetland.” Therefore the quality of water in
all of these ponds, culverts, wetlands and streams requires protection and
mitigation where necessary. The potential pollutant load conveyed into wettand
AM-15 from these sources is not adequately described and needs to be addressed
in the FEIS. :

57.  There are several concetns related to the impacts to Amenia/Cascades Brook
which are described mote fully in items 58-60 below.

58.  Changes in the flow of the brook are significant for dilution of water contaminants
‘ from stormwater runoff and other sources, and for maintaining instream integrity

of the brook. Trout habitat is affected by changes in water temperature as well; this
is not described in the DEIS. Much of the stormwater runoff from this propetty
will reach the Brook, whether from ovetland flow or via culvest or stormwater
basin outfalls. What impact will this runoff have on stream flow? How will this
change during petiods of drought, and over time as the stream is affected by
climate change?

59.  For adequate stream protection, including bank stability, tiparian habitat, water
temperature, and water quality protection, a buffer of at least 100 feet should be
provided along the brook. Vegetation within this buffer should include as much
woody cover as possible, and no pesticides ot hetbicides should be used within the
buffer zone. Small portions of the golf course that fall within this ripatian buffer
(as described on page 5-47) should be relocated outside the buffer.

60 The outflow from the wastewater treatment facility is likely to affect stream flow
and possibly temperature. This is not adequately described in the DEIS and needs
to be addressed in the FEIS.

61. Page 3.2-35 states that the aquatic instream habitat of Amenia/Cascade broolk will
not be negatively affected but the DEIS does not provide any information
regarding macroinvertebrates or other existing habitat/biological conditions within
the stteam. Even very small decreases in stream flow duting periods of drought
can cause significant impacts to instream biota. This needs to be addressed.



Letler Cof

Amenia Planning Board Page 12 4/6/08

62,

63.

64. -

65,

66.

67.

68.

Appendix 9.8 states, “The anticipated WWTP outfall location will be to an
unclassified on-site intermittent stream that drains to on-site Class C itrigation
ponds. These ponds then overflow off-site to Amenia Brook, a Class Ct Stream...”
Potential impacts from this overflow on flow levels, watet quality and temperature
in Amenia Brook should be desctibed.

What effect will the proposed crossings, filling and enctoachments impacts have
on the flow/hydrology and water quality of the entire system that appeats to drain
directly to wetland AM-15 (wetland ]/]], ponds J1-2 and K, streams J, L, and QQ)?

The DEIS states that the preferred traditional neighbothood plan has only 6%
impervious surface. We ask the applicant to confirm the impervious sutface
number because this is 76 acres less than the proposed action. Whule this is a great
improvement over the proposed plan, the cumulative impact of impetvious
surfaces within the watershed is not discussed; this should be added in the FEIS. It
is an important issue because as stated previously, there ate thresholds for potental
impacts from impervious cover. It is important to know where on this continuum
the watershed for this project falls, so that additional mitigation can be provided as
appropriate. ‘

What effect will the wetland eshancement plan described in section 5 have on the
hydrology of the wetlands and streams onsite? .

Water supply for onsite wells, wetlands and streams, including analyses of drought
conditions and anticipated effects of climate change is not adequately described in
the DEIS. While the DEIS documents well supply, it does not provide sufficient
information on the preferred alternative. Will existing well capacity serve this
alternative? If not, where will additional wells be located, and what will be the
cumulative effect of water use from all wells onsite on the wetlands and streams
onsite and adjacent to the site?

Several of the wells that would be used for the project’s water supply contain levels
of certain contaminants that exceed standards. While the DEIS describes how this
watet would be treated it does not describe the probable causes of this
contamination. This information should be included, so that any potential project
impacts that might increase contamination can be mitigated.

According to the DEIS 43% or 108 acres of project site disturbance are located on
slopes of 15% or greater. The entire length of the road that runs along the western
side of the proposed project introduces an area of disturbance that intetrupts the
overland flow of water from the forested slopes of the westetn portion of the site
to the wetlands and streams to the east; the northern portion of the road rusis
parallel to a small stream and wetlands. Impacts from this road are not adequately
addtessed in the DEIS. As currently depicted all runoff from the road, including
road salt, will flow directly into the stream/wetland complex. In addition to these
potential water quality impacts, how will this road affect water availability to down
slope wetlands and streams on the site? Depending on the potential significance of
these impacts, mitigation involving the remaoval of at least the northern portion of
this road may be necessary.
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69.  DEIS state that groundwater onsite is entirely replenished by precipitation. If
stormwater design collects this and carries it offsite, what impact will this have on
groundwater replenishment? This potential impact needs to be addressed in the
FEIS. i .

70. "The DEIS does not describe the location of the staging area for construction
matertials and chemicals, and any potential impacts and mitigation.

71.  Where will the “routes of convergence” (p.21, Appendix 9.5) b.e located? Will they
traverse any wetlands o streams during construction? '

72.  What specific actions does ‘site preparation’ to minimize area and duration of soil
~ distuption entail? (Ref. Appendix 9.5).

-73. The DEIS contains inadequate information regarding the golf course soils and the
effects of grading. Will they be compacted, be made to shed water rapidly, or will
they be made more friable? What effect will this have on drainage patterns and
water absorption?

74. Hudsonia produced a biodiversity map for the Town of Amenia; was this
referenced ot otherwise used for this DEIS?

75, Itis our understanding Section 3.3 on Vegetation and 3.4 on Wildlife are being
teviewed by Dr. Klemens, PhD. We have additional comments which resulted
from the meeting of the Town's consultants on March 28, 2008. These were
prepared by Karen Schneller MacDonald and are related to species of special
concetn. Attached to these comments is supplemental information regarding
species of special concern and how they are regarded in New York State.

76.  Nine bird species of conservation concern were noted by Dr. Michael Klemens in
his memorandum of March 18, 2008 in which he stated “The Applicant should
specifically address for each of the following species the anticipated impacts, and
the proposed mitigation measures...” Two of these nine are NYS Special Concern
species, and all of them are also listed as NYS Species of Greatest Conservation
Need (SGCN), as noted in the attached discussion on species of special concern..
The need for this additional information is well documented in the N'Y State
Comprehensive Wildlife Conservation Strategy for New York.

77.  In addition, the following species, which are listed in the DEIS as well, are also
SGCN species; anticipated impacts and proposed mitigation for all of these species
should be included in the FEIS.

Scarlet Tanager

Brown Thrasher

Wood Turtle (also Special Concern NYS)
Spotted Turtle (also Special Concern NYS)
Eastern Box Turtle (also Special Concern NYS)
Northern Black Racer

78. The fo!.lowing birds, noted in the DEIS, are listed by Partners in Flight and/or the
USFWS Bitds of Conservation Concern. The FEIS needs to address these species
and their habitat needs.
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79.

80.

81.

82.

83.

84.

85.

Purple Finch

Chimney Swift

Eastern Wood-peewee
Baltimore Oriole
Yellow-bellied Sapsucker

The proposed project is likely to produce significant impacts on habitat and
sensitive species. The DEIS findings of no significant impact are based on
undocumented assumptions. For example, Appendix 9.7.2 states that “The species
found onsite are’ common species that can generally be found in a number of
habitats including degraded habitat.” On the contraty, a significant number of
species onsite are not common species as noted comments 77 and 78, have specific
habitat needs, and are sensitive to development. This needs to be addressed in the
FFEIS.

Even the threatened or endangered species mentioned in the DEIS do not receive
adequate consideration. For example, wetland AM-15 and Amenia/Cascade Brook
are part of a contiguous system connected to known bog turtle areas. The system
may suppott other rare species such as Hill’s pondweed. Water quality effects on
any portion of this system may affect these species; this should be discussed.

Four conclusions (Appendix 9.7.2 p. 25-26) are offered to support the DEIS
finding that no significant impacts to wildlife will be incutred by the proposed
project. This finding is not suppotted by scientific evidence, and all four
conclusions ate unfounded assumptions that do not reflect ecological realities. The
applicant should discuss species of greatest conservation need, discussion of all
impacts to these species, and proposed mitigation.

While the DEIS mentions a turtle/snake nesting atea, there is no discussion of its
place in the context of habitat needs of the species that use it. To protect the
nesting bank without also protecting necessary travel corridors, for example,
constitutes inadequate mitigation.

The actual habitat value of lawn areas is almost zero. This should be noted in the
FRIS. .

The applicant should provide correspondence from the NYS Office of Parks,
Recreation and Historic Preservation (OPRHP) regarding their review of the
Cultural Resource Assessment teport completed for the site. We atre unable to
locate such correspondence in the DEIS ot the Appendices. Additional
information regarding Phase 1 and 2, information on the site of the proposed
WWTP for the preferred alternative and coordination with OPRHP should be
described in the FEIS.

In reviewing the visual assessment provided by the applicant, we have used the
NYS'DEC "Assessing and Mitigating Visual Impacts" technical memorandum as a
guide. In this document, the DEC defines aesthetic impact as "occurting when
there is a detrimental effect on the perceived beauty of a place or structure”. For
this project, the place of concern is the view of the Harlem Valley as experienced
from DelLavergne Hill. The impottance of this public view is well documented in
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the Town's Comprehensive Plan and Zoning (pleasc also see items 29, 44 and 52 in
this Memorandum). This visual resource is also recognized by Dutchess County as
one of the eighteen "scenic vantage points along US and State roadways in the
county identified in the Dutchess County Natural Resource Inventory.

In its role as Lead Agency in the SEQR review of this application it is the Planning
Boatd’s responsibility to determine whether the project will cause 2 diminishment
of the public enjoyment and appreciation of the Harlem Valley view or if the
project impairs the character or quality of the view. From the information
provided in the DEIS, it is our opinion that this project will create a significant
aesthetic impact. As proposed, the ptroject will alter both the near and distant views
of the Hatlem Valley from DeLavergne Hill by introducing buildings spread actoss
the entire site. While the golf course may remain a central focal point, the buildings
surrounding the coutse, particularly those proposed south ‘and east of the hotel
area, will serve to draw your eyes to the latest intrusion on the landscape and will
"box in" your view thereby disrupting the sweeping views of the Valley.

It is important to recognize that it is not the entire development which creates the
diminishment of the view. In the following items, we attempt to describe, by
project phase, the areas of greatest concern along with some other technical issues
which need to be addressed.

86. As acknowledged by the applicant, portions of the preferred alternative are visible
from neatly all of the viewpoints selected. However, the DEIS does not describe
how this impacts the area as a whole. We suggest the applicant prepate a site plan
map showing which portions of the project area visible from the various
viewpoints to provide an overall visual summary.

87. The most ctitical viewpoints of concern regarding the views of the Harlem Valley
occur along Route 44 and are referenced in the DEIS as Viewpoints 1, 2 and 3. In
Phase 1, a number of elements are introduced into the viewshed. These include
pottions of the hotel from Viewpoints 1 and 2, portions of the Block "D"
townhomes from Viewpoint 2 and portions of the Block "B" townhomes/condos.
The latge scale of the project can be noted in the simulatiosi of Viewpoint 1 {(Left)
where you can compare the size of the buildings to a height of the petson who
appears to be standing midway between the location of the photographer and
Route 44 as you exit the hairpin turn.

The winery will be clearly visible to people traveling from the west into the hairpin
turn and it will certainly draw the eye of the viewer away from the sweeping view
of the Valley out towards Depot Hill to the winery complex presented in the
immediate landscape. The Planning Board and the public have expressed some
serious concerns about building located in the hairpin turn and relocation of the
winery facility and all other buildings from this visually sensitive area should be
seriously considered. This visually sensitive area was defined by the applicantin a
map dated January 25, 2007 in a Figure ttled CM-1 prepared by The Chazen
Companies. This map was distributed duting a site visit by the Town's consultants.
- During the review of the preliminary MDP, we had asked for this map to be
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88.

89.

90.

included. We note the area defined as "Visually sensitive area as seen from Route
44" places the winery building within the visually sensitive area. We note the Figure
included in the submission of the MDD referenced as SP13 has shifted the
"visually sensitive area” from its original position on the January 25, 2007 map.
This shift, which moves the triangularly defined area beginning from the driveway
on the west side of Route 44 opposite the entrance to the winety to approximately
150 feet to the south, removes the winery building from this "visually sensitive
area". We assume this is 2 mistake which needs to be cotrected on SP13 in the
MDP.

Important to note is that the Clubhouse, Village Green and Spa areas are not seen
from these viewpoints.

In Phase 2, buildings proposed along the south eastern portion of the site become
prominent on the landscape from Viewpoints 1 and 2. These include significant
portions of Block "E", "F" and "G". Block "H" single family homes are visible in
the distant view. In tl'us phase, the single family homes in Blocks "I T, T and
"L" ate not visible from these ctitical viewpoints.

One of our concerns with the layout of the project is the applicant's
acknowledgement that (pg. 5-15) "the development is laid out to maximize views
of the golf course from as many homes as possible” because it is a golf course
community. While we understand the goals of the applicant, the Planning Board is
charged with balancing the social, economic and environmental factors of this
project as they relate the stated purpose of the RDO described at the beginning of
this memorandum. The views of the Harlem Valley contribute signiﬂcantly to all of
the factors which are to be considered and we believe mitigation is necessary to
reduce this impact.

‘The applicant has provided a few photo simulations of the preferred alternative
which includes landscaping as a mitigation measure. There ate three views shown
and there is no rationale provided as to why these only three locations. Fot
example, only viewpoint 3 (left) is shown with the landscaping however a review of
the right view reveals a greater visual impact from that location. Further, any
landscaping provided in the hairpin tura will also impact the view. This needs to be
addressed in the FEIS. :

The simulation of viewpoint 2 shows evergreens will be used to shield the
buildings from the view. Viewpoint 2 is the view of the Harlem Valley from
DeLavergne Hill and is a signaturc viewshed in Dutchess County. We do not
believe blocking the entire view \mth evergreens is appropriate mitigation in this
circumstance.

The applicant has also presented architectural concepts for the project. We
certainly agree in principal to the design concepts but wish to point out the colors
proposed in some of the renderings will not blend into the landscape. For example,
image 5 in the section B of Statement of Design Principles and Architectural Character
shows a conceptual rendering of the hotel with a white facade and a terra cotta
colored roof. These colors are in stark contrast to the browns and greens of the
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hills in which the building is st against. In section E, image 1 shows the golf villas.
Again, some of the colors shown in the rendering ate light and do not blend into
the landscape. -

91.  The architectural examples offered in the Suazement of Design Principles and
Archatestural Character do not provide any examples of architecture in Amenia. If the
project is to respect existing community character, an examination of local
architecture would seem much more approptiate as part of the analysis to reduce
the visual impacts.

92. - Other mitigation strategies to be considered per the DEC "Assessing and
Mitigating Visual Impacts” document inchude relocation, camouflage/ disguise, low
profile, downsizing and non-specular matetials. We believe the applicant should
include an analysis of these additional strategies to further reduce the impact from
DeLavernge Hill. For example, what would the visnal impact be if the profile of
the Block D single family homes were loweted? What would the impact of a four
story hotel be or if the hotel were relocated to the flat area of the proposed Village

- Green? Further, it appears s if the Planning Board contemplated these
considerations by including the "Reduced Scale Alternative” which was to "reduce
development on steep slopes and reduces or eliminates visual impacts from
DeLavergne Hill". [emphasis added] We note for the Planning Board there is no
analysis of visual impacts of this alternative included in the DEIS,

93.  The discussion of how the preferred alternative reduces visual impact as compared
to the proposed action is not relevant. You cannot compare the project desired by
the applicant to a project not desired by the applicant or the Town. The relevant
comparison is between the preferred alternative and the existing conditions.

94. Figure 5.5 shows the vatious viewpoints from which the proposed action and the
preferred alternative have been evaluated. We believe the red "V symbol next to
the viewpoint number and location indicates the direction in which the photo was
taken. The photos however for viewpoints 5 and 6 appear to be taken in a slightly
different direction. For example, the direction the "V* for viewpoint 5 points leads
one to believe the photos would be showing the preferred altetnative in the
direction of balloons 6, 7 and 8. The photos show the preferred alternative in the
area of balloons 13 and 14. For viewpoint 6, it looks like the area near balloons 4,5
and 6 were to be evaluated but the photo shows balloons 12 and 13. The Planning
Boatd should consider whether the photos evaluated the approptiate area of
concern for those particular viewpoints. The applicant should clarify the ditection
of the "V"s on the Figure 5.5. : ' '

95.  In the Traditional Neighborhood Alternative Simulation for viewpoint 1 (left),
there is an area between the label for balloon 8 and Block F Townhouses which
contains some of the preferred alternative, but that area is not labeled. Also, the
Block H Towns/Condos is not labeled on Site plan sheet SP2-B. .

96. For viewpoint 7 (left), there are buildings seen in the background which are not
labeled. These appear to be single family residences in blocks ] and I They are
clearly visible and we question why they ate not labeled on the photo or described
in the text.
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97.  Was Phase 2 of the hotel for the preferred alternative evaluated in the visual
assessment? We believe a portion of phase 2 hotel will likely been seen from
viewpoint 7 and possible others.

98.  We have seen the wood frame structure which represents the winery building along
Route 44 at the top of the hill. Does the height of this structure represent the
height of the building at its proposed finished grade?

99. * What is the height of the retaining wall associated with the winery building?

100. One of the requirements of the RDO (§ 121-18.C.3.c) is that where buildings are
visible from public roads, bicycle trails, or other publicly accessible areas, the
Planning Board shall require the submission of proposed elevations of buildings
and proposed architectural standards and covenants. The applicant has
acknowledged the visibility of this project from the atea's public roads, however,
the atchitectural details and specifics which would allow the Planning Board to
make an informed decision regarding mitigation of this impact ate lacking. The
Statement of Design Principals and Architectural Character included in Section 5.0
metely provide small conceptual renderings of certain areas within the project site.
The tendering of the hotel cleatly reveal its prominence on the landscape.
Reconciling the visual impacts of this project, including the proposed atchitecture
will be critical in this process. The applicant must address these issues more fully in
the FEIS.

101. Itis understood that the RDO provides flexibility in design and that there are no
specific bulk and area requirements. However, by virtue of the proposed design,
bulk and area guidelines have been created. So while there are no compliance
issues, there should be an explanation and table (similar to what has been included
in the Preliminary MDP) describing what is being proposed in terms of minimum
setbacks, distance between structures, distance between structures and parking
areas, landscape buffers building height, maximum footptints and maximum grades
for driveways so that moving forward there is a basic understanding how this will
be developed and that consistency between development phases will be
maintained.

102. In the discussion of RDO compliance, the applicant must describe more fully the

proposed open space system. § 121-18.C.4. indicates priotity in open space shall be
 given to land within the Scenic Protection Overlay and the Stream Corridor

Overlay districts, especially the view to and from Delavergne Hill, ridgelines,
historic resources, unique ecosystems, prime agricultural land and water resources.
[emphasis added] The visual analysis reveals the preferred alternative does impact
the views from Delavergne Hill. The FEIS needs to explain how the priotity open
space and the visual impacts are related.

.Furthcr, this section indicates the open space shallbe preserved by consetvation
easement. [emphasis added] The applicant needs to describe proposed compliance
with § 121-20.K. regarding the conservation easement.

103. The applicant must describe compliance with § 121-18.C.6. regarding open space
buffers between the proposed action and existing residential uses, if any.
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104.

105.

106.

107.

108.

“The applicant appropriately indicates the project is sub‘ject to the provisions of

§ 121-42.P. which governs mandatory wotkforce housing. For the preferred
alternative, the applicant is offering to construct a wastewater treatment plant with
excess capacity to serve the Town in the future. There is no description of how
much excess capacity will be available.

According to Zoning, the Planning Board must find the contribution substantially
advances the Town's goal of providing such infrastructure and that the provision
of such water and sewer infrastructure will result in an increase in the availability of
housing for persons who are the intended beneficiaries of the workforce housing
program. Bvidence which supportts either concept should be provided. The
applicant asserts that the offer will help, but how? It is also stated the only cost to
the Town residents will be the cost of sewer conveyance. [ernphasis added] What
does this mean? Does the cost include the piping? This can be significant and
needs to be quantified. How much excess capacity will thete be, how many
homes/commercial uses can it serve and what is the most feasible area to service?
Has the proposed excess capacity been analyzed in the DEIS? If not, it needs to be
included in the FEIS. A rational conceptual plan needs to be identified along with
how it will ultimately benefit the petsons in need of workforce housing. .

For the preferted alternative, there is no discussion of compliance with the RDO
5% cap on retail uses on the site. § 121-18.C.5. states no more than 5% of the total
footprint area may be used for retail establishments that sells goods and supplies.
This should be addressed.

It is-assumed that after the approval of the MDP the applicant will seek individual
site plan approval for each component/phase of development. If the Site Plan is
materially different from the approved MDP including any changes to the type or
density of a residential component or the type and size of a commercial '
component, amendments to the MDP would be required along with review and
approval from the Planning Board. Please confirm that the applicant intends to
proceed in this manner. It should be stated that all site/subdivision plans for any
one or more phases of the Silo Ridge Resort would be requited to be consistent
with the approved Master Development Plan for the site. The site/subdivision
development plans would be reviewed and approved by the Planning Board in
accordance with procedures set fotth in the zoning law.

The applicant should discuss the petmitted accessory uses for each residential use
type and whether accessory uses for the single family homes are proposed.

There is limited discussion of the proposed action’s compliance with the Aquifer
Overlay District. Specifically, the DEIS notes a special petmit may be requited for
the storage of pesticides and herbicides. This needs to be mote fully described for
the preferred alternative. Given the golf coutse exists and is in operation, we
believe estimates can be made regarding the amount of pesticides and herbicides
which will be stored on-site. A special permit is required if the amount exceeds 500
pounds. If the amount of materials to be stored exceeds the 500 pound threshold,
the project sponsor should address the items in § 121-15.E.3 and § 121-15.E4.
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-109.

110.

111.

There also should be a discussion of whether chloride salts will be stored on site
for road and path maintenanc_e.

‘Thete appears to be some distutbance related to reconfiguring the golf course
(holes 3 & 4) in the area of the Amenia/Cascade Brook. The applicant should
discuss compliance with § 121-14 and identify whether the project meets or

- exceeds any threshold (§ 121-14.E.1). If it is concluded the project exceeds any of

the thresholds, then the Planning Board may only grant approval if it finds the
proposed activity: : :

Wiill not result in degradation of scenic character and will be aesthetically compatible with its
surroundings; _
Wl not result in crosion or stream pollution from surface or subsurface runoff.

For the Planning Board to reach a conclusion, additional information needs to be
provided by the project sponsor. '

Much of the comment regarding consistency with the Town of Amenia 2007
Comprehensive Plan relies upon the results of the fiscal analysis. We refer the
Planning Board to comments prepared by the Fludson Group. It is likely that this
section (and the discussion of fiscal impacts for the preferred alternative) will
require revision as the issues related to fiscal and demographics are addressed.

We note the Town of Amenia 2007 Comprehensive Plan includes a discussion of
"Latge-scale resort and second home developments” (pg. 10). This section
specifically mentions the Silo Ridge and Depot Hill projects. We iniclude the
following text from the Plan because it emphasizes the concern for protecting the
viewshed from Delavergne Hill: '

Itis important to the other goals of Amenia's Comprehensive Plan that thess
developreents be designed in a way that does not detract from the seenic character of the community.
Protection of most of the landscape as open space, either as recreational land for golf, or forest

. dands, or for farming and equestrian activites, will help maintain the scenic character

of what is widely regarded as the Town's most important viewshed, i.e., the
views from the top of Delavergne Hill, down the Harlem Valley, and across
the Valley to Depor Hill-

For the preferred alternative, we believe it is apptopriate to discuss consistency
with the Plan in terms of how the physical design relates to the stated goals of the
Plan. We believe there will be a significant impact on the views from the top of
Delavergne Hill. In one example, the DEIS mentions the winery at the top of -
Delavergne Hill as providing tourism benefits (in the Loca/ and Regional Plan
Consistency section, pg. 5-139, for the preferred alternative). In our opinion, this is a
clear example of the how this plan is not consistent with the goals of the
Comprehensive Plan. The viewshed and the impact this project will have from the
top of Delavergne Hill and across the Valley has not been fully evaluated and/or
mitigated as noted in our comments above on the visual analysis.
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112. "The section Police, Fire and Emergency Medical Services (3.10) generally relies upon the
demographic and fiscal data to suppott the applicant's position. We refet the
Planning Board to comments prepared by the: Hudson Group. We note the fiscal
benefits desctibed will be realized at full buildout of the project and should be

stated as such.

113. The DEIS indicates f_our new shetiffs would be required. The applicant should
substantiate that there is enough revenue to offset their costs initially not just at
Fall buildout because the date of full buildout is uncertain at best.

114. Itis our understanding that the Fire Department does not have equipment to
service a five story building. The applicant should provide a discussion of fire
suppression to the hotel building. -

115. Some portion of the section on Schoo! District Services (3.11) relies upon the
demographic and fiscal data to support the applicant's position. We refer the
Planning Boatd to comments prepared by the Hudson Group. It is likely this
section (and for the preferred alternative) will require some attention as the issues
to related to fiscal and demographics are addressed. '

116. In the section on Recreation, Open Space and Tourism (3.12) for the proposed action,
the following statement appears on page 3.12-3:

There are no formal proposals at this time for creating conservation easements or for the Jormal
dedication of onsite open space; howsver; the Applicant is committed fo protecting the site's natural
resources.

This statement needs to be clatified. A requirement of the RDO is to preserve 80%
of the site as open space by conservation easement. [emphasis added] The
applicant needs to explain how they intend to comply with the Zoning
requirements of the RDO.

117. In the section on Reervation, Open Space and Tourism for the preferred alternative, we
believe the applicant needs to clarify whether the public will have access to the
recreation amenities onsite. For example, will the general public have access to the
hiking paths? We are presuming the public will have the ability to play golf, but will
they be able to use the spa, etc? What hours will the golf course be available and
what will it cost? The applicant should provide a map of the publicly available
recreation resources vs. those that are only private. If the recreation amenities are
to be considered a public benefit as it relates to the RDO, then it needs to be very
clear what the recreation opportunities are for the public and that the public can
‘easily access these opportunities.

118. It is our understanding Sections 3.13 Utilities — Water and 3.14 Utilities-
Wastewater will be reviewed by Mike Soyka, PE.

119. The analysis of solid waste for the preferred alternative needs to account for the
waste generated by the five bedroom single family units and should provide a
breakdown of waste generation by land use (commetcial and residential) and size
as indicated in the project desctiption.
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120.

121.
122,

123.

124.

125.

126.

127

The location of the waste storage facilities for. the commercial components should
be described and indicated on the plans. :

The location for snow storage should be described and identified on the plans.

Please sce the report dated February 14, 2008 from the Hudson Group fot
Sections 3.17 — Fiscal Resources and 3.18 - Demogtaphics. In addition to those
comments, we have identified several other concerns which need to be addressed.
These are noted in the following itemns.

The single family homes do not appeat to be assessed as fee simple vnits, Please
clatify. :

There is some concern regarding the calculations of municipal expenditures. The

.methodology used to determine the total existing municipal expenditures

attributable to non-residential uses (STEP ONE on page 3.17-8) reveals it

. curtently costs the Town $335,643 to service $25 million of non-tesidential

property presently in the Town. This is the proportional share and seems QXK.
However, the analysis presents that it will only cost an additional $22,761 to service
an additional $170 million of new non-tesidential property value. STEP TWO is
done incorrectly as follows: $335,643 (proportional cost)/$25,103,784 (total non
res. prop in Amenia) = $0.013370215 spent per dollar of assessed value of non

- residential property OR $335,643/$25,104 = §13.37 per $1,000 pf assessed value

of non-residential property. So, if the project will generate an additional
$170,239,875 (real property value of commercial portions of proposed Silo Ridge)
X 0.01370215 (shate factor)= $2,276,143. This would appear to mote accurately
reflect the actual costs to the Town. It will cost the Town $2,276,143 to service
$170,239,875 of new non-residential property. The analysis in the DEIS multiplies
this number ($2,276,143) by a refinement coefficient of 0.01 - and therefore comes
up with only $22,761. Please substantiate the use of this coefficient. How can it
cost Amenia $335,000 to service $25,000,000 now, but it will only cost $22,000 to
service another §170,000,000? The analysis above addressed the numbers
presented in the Proposed Action, but the same issue remairis for the Traditional
Neighborhood Alternative. :

On page 3.17-3, the DEIS states "Throughout New York State, this has the

gcheral effect of reducing the assessed value of condominium units by
approximately 35 to 50%..." What is the source of the 35% to 50% for assessed
value of condominiums?

The applicant should provide additional infortation regarding the market
opportunity for a hotel in Amenia. The applicant should provide examples of othet
existing resorts/similar developments like this in the Northeast and proposed new
ones that might compete nearby. The applicant should explain the demographics
of those residing at hotels, distinguishing between long-term and short-term type
markets.

Please prepare a sensitivity analysis for each residential component assuming 75
percent of stated market value and 50 petcent of stated market value to determine
the tax revenue benefit/cost to the Town of Amenia.
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128,

129.

130.

131.

132,

The applicant should provide substantiation for assumptions on petcentages of
year round residents versus second homeowners.

The discussion on demographics does not address the significant impact a 25%
increase in the Town's population will have on the Town. In addition, there is no
discussion of the cumulative impacts of the Syms, Depot Hill and this project.

In our opinion, the preferred alternative will dramatically impact the character of
Amenia. As stated in this DEIS, the proposed project will increase the population,
alter the visual character (as noted above in comments 32-44) and change the
socio-economic conditions.

The Hudson Group has indentified serious concerns regarding the anticipated
fiscal benefits of the proposed project. Until these have been addressed, the full
implications of the change to the socio-economic conditions can not be evaluated.
Closely related to the fiscal impact issues is the anticipated growth in population.

There appears to be a "gated" welcome house. If this is a gated access, then the
applicant should explain how this welcome house will function. Will it be staffed?
1f so, will it be staffed 24 hours a day? Will homeowners have cards, etc? How will
deliveries work? How will the public access the facilities? The secondary access
appears to be gated as well.

To our knowledge, there are no other gated communities within the Town nor do
we fully understand the purpose of the gates. However, 1if this is proposed as a
gated community, we believe the Plarining Board should consider several issues.
Gated communities symbolize exclusiveness, segregation of socioeconomic classes,
and isolation from the community at large. The fear of ctime or the perception of
crime is often a reason for a gate. However, research shows that if the community
itself is safe (like Amenia), then the gated community tends to be safe. Studies have
not found a conclusive connection that shows there is less crime Just because of a
gate. We encourage the Board to fully understand why the applicant has proposed
a gate and whether or not the concept of a gated community fits with the rural
character of Amenia. '

The Community Character section on the preferred alternative offers little
comparison between the proposed action and the existing conditions. There is no
explanation of how the proposed architecture relates to the architecture of the
hamlet area. Obviously, there are different architectural charactetistics of the
hamlet, but does the project intend to complement the historic architecture? If 50,
how? Ate there architectural examples from the Town that the project has -
incotporated? Examples of the proposed architecture in the DEIS reference places
outside of the area. This should be explained more fully. Additionally, there should
be an indication of the number of townhomes currently existing in the Town. This
should be compared to how many the project proposes and the impact of this
should be explained. How many housing units are there in the hamlet area and
how does that compare to this proposal? If the hotel units will be utilized more like
condominium units (part-time residents) rather than transient hotel guests, how
does that relate-to the existing number of seasonal units?
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133. The Reduced Scale alternative discussion provides a number of assertions
regarding the potential benefits and detriments. These must be substantiated. For
example, section 5.3 notes the Reduced Scale alternative does not diversify the
housing stock as much as the proposed action or the prefetred alternative. This
seems self evident since there would be fewer units proposed, but it does not
clarify what the differences are. This section states there would be a smaller
WWTP, but the cost of building it would be higher. This should be quantitatively
defined. The same is true of the HOA fees, although there is likely to be some
tradeoffs in expenses related to the HOA such as fewer roadways to be
maintained. Most importantly, the visual impact should bé evaluated.

134. There 1s no discussion of Significant Adverse Unavoidable Impacts for the
preferred alternative. :

135. There is no quantitative discussion of Irreversible and Itretrievable Commitment
of Resources for the preferred alternative. The amount of undeveloped land
committed to the development should be described. The wildlife habitat which will -
be lost should indicate the type of habitat, amount lost and species affected. If '
local sources of gravel will be utilized, how much is needed and how much can be
supplied locally? How does that affect local capacity?

136. Please see the report dated February 14, 2008 from the Hudson Group for Section
7.0 ~Growth Inducing Aspects.

137. The FEIS should clarify that the 1,400 construction workers (indicated in Section
7.0 on Growth Inducements) would not be on the site at the same time. Typically
. manpower for a construction project fluctuates over the duration of the project in
a bell-shaped curve (beginning and ending months have relatively low manpower,
and middle of the schedule your manpower should peak). Is thete a commitment
by the applicant to utilize Jocal labor and putchase materials locally?

138. There is no discussion of Effects on the Use of Conservation and Energy
Resources for the prefetred alternative. The applicant should indicate when they
will commit or not commit to Energy Star practices and should more fully describe
the low impact design elements incotporated into the preferred alternative
proposal. Additional information about the shuttle bus from the Wassiac train
station should be provided including a timeline for implementation. Is there 2
threshold for potential ridership which needs to be reached before the service will
be put in place?

Preliminary Master Development Plan (MDP):

139. As noted in item 6 above, an explanation of the conservation analysis and how it
relates to this plan should be provided in the MDP.

140. We recommend the Planrﬁng Board request first floor elevations be added to all
buildings. :

141. The access to the wastewater treatment plant is located within an NYSEG utility
easement. The applicant should submit correspondence from NYSEG stating that
they approve of this arrangement.
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142.

143,

144.

145.

146.

147.°
148.

149.

150.

151.

We recommend the Planning Boatd request an enlargement of the area for the
welcome house and an elevation of the proposed gated entrance area. A
description of how the welcome house will function should be discussed in the
narrative. For example, will the Welcome House be manned for 24 hour on-site
secutity? Will 2 gate be located at the Welcome House? We note thete also appears
to be a gate at the southern entrance located along Route 22. There does not
.appear to be a gate to the Vineyard Townhomes, Will one be considered there?

The MDP should include a figure which outlines the land and related
buﬁdings / structures which will be govetned by each of the HOA entities.

The MDP refets to the “Project Sponsor”. The FEIS should clarify who the
“project sponsor” is (e.g., is it Millbrook Ventures, LLC ot Highet Ground
Countty Club, LLC) and whether the project sponsor will tetain a majotity
ownership of the development.

Is RAMSA preparing design guidclines for the entire site? If not, please indicate
which components the firm will be responsible for and indicate who will be
preparing the design guidelines for the remaindet of the project. Please indicate
when the design guidelines will be provided and which entity will be responsible
for implementation of the guidelines for the entire project.

The applicant should enhance the tables detailing each component of the proposed
development by phase which appear on sheets SP5a, SP6a, and SP7 to include
minimum setbacks, distance between structures, distance between structures and
parking ateas, landscape buffers, open space if applicable, building height,
maximum footprints and maximum grades for driveways: This is key component

. of the Master Development Plan.

Please quantify open space on the site not including the golf course.

On page 10 of the MDP, it is noted that the golf course is expected to operate
primarily as a semi-private facility. The applicant should fully describe how the
public will be able to access this site including use of the golf course and other
facilities such as the restaurants, spa, pools, etc. :

On page 10 of the MDP, there is phrase which states that the spa is not "currently
envisioned as a day spa". Does that the applicant anticipate this as a future
possibility? Does the spa contain tooms for overnight guests? If so, does it have
food service capabilities? How has parking for this facility been accounted for? Ts
the spa available to the public?

The discussion of patking should be included in the FEIS including the table
which explains the parking rationale. Further we note the language should be
revised to reflect that a source was utilized to develop the parking space counts. It
is confusing to read the text where it indicates thete ate no standards only to
review the table and see that the applicant has utilized a generally accepted practice
endorsed by the Urban Land Institute on Shared Parking.

Please explain who will be responsible for the common elements of the proposed
project including the lighting, landscaping, Village Green and other publicly
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~ accessible open space including trails, snow removal, parking areas, wastewater
treatment plant, water systern, stormwater management facilities and the ecological
ateas. Please distinguish between common elements from "private” elements.
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THE SILO RIDGE RESORT PROJECT:

The Hudson Group, LI.C Review of Selected DEIS Chapters
(Final Report 2-14-08)
Executive Summary

Market Viability of Project

The DEIS lacks the necessary qualitative discussion and has no quantitative analysis on the
marketability of the Project’s luxury residential dwelling units - the proposed numbers, types and -
selling prices-either for use as second or vacation homes, or as primary residences. This is a
major deficiency, since the property tax revenue projections and DEIS frequently stated positive
fiscal impact for the Town of Amenia and Webutuck School District is very sensitive to the
selling prices/market value of the dwelling units.

The proposed selling/market values for apparently comparable residential housing units in the
Traditional Neighborhood Alternative is significantly higher than in the original Proposed
Action —from 28 percent to 71 percent. No explanation is provided on how the market value
determinations were made under either scenario; or why there is such a significant increase in
per unit market values between the Proposed Action and the Traditional Neighborhood
Alternative

Market as Second/Vacation Dwellings

The DEIS does not demonstrate that the prices being proposed for the Project’s dweliing units
are competitive with other similar dwellings in other new and proposed upscale second type
resort projects in the Hudson Valley, Western Connecticut and the Berkshires. We believe they
are to expensive under current and near term market conditions

About 15 miles away, to the northwest, in the Town of Pine Plains a comparable luxury golf
resort/intended second home project- The Carvel Development Project- is being proposed.
Comparing the proposed selling prices for comparable types and sizes of residential units, we
find that the Project’s are being priced anywhere from 67% to 271% greater than Carvel’s.
Therefore, it appears that Silo Ridge’s prices are too high.

Market as Primary Homes

To be successful as primary homes for permanent residents the Silo Ridge properties must appeal
to and find housing buyers with very different profiles and financial resources than those
currently buying homes in the Amenia area. The DEIS provides no such analysis for this type of
market, '
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Demographic Analysis

The DEIS estimates of maximum population and public school children generated by the
Traditional Neighborhood Alternative, the design preferred by the Applicant, are different from
the results using the preferred methodology that we utilized. The differences are very small for
the population, but could be significant for public school children, This significance is linked to
the issue of the DEIS possible overestimation of the Project’s property tax revenues for the
school district.

The DEIS does not show key demographics associated with potential buyers of the residential
units, besides estimating population and school age children, Absent is the average or median
incomes and age groups for buyers of different dwelling unit and size types. Such information
would refute the DEIS findings that Project residents and users will not likely significantly
change the demographics of Amenia. We expect that the houschold incomes required to purchase
Silo Ridge residential units need to be much/much higher than the median incomes of existing
Town resident houscholds.

Fiscal_ Impact Analysis

The fiscal impact analysis is premised on the estimated housing unit market values provided for
the Traditional Neighborhood Alternative, which we belicve may be too high. Any change in
these projected housing unit values will lead to significant and substantial changes in the fiscal
impact on the Town of Amenia and the Webutuck School District.

Assessed Value and Revenue Estimates

Given the estimated housing unit values provided, both the assessed values and property tax
revenues projected are accepted.

10.

Amenia Expenditure Impact Estimates

We find issues with the methodology, the analysis and data. . The methodology used, the Per
Capita Method and Proportional Valuation Method, while widely recognized, is premised on
some key assumptions that are not likey valid for this Project. This methodology can be used
with confidence only for developments that are proportionately smaller compared to a
municipality’s base.

1.

The proper way to address the impact on the town of Amenia would have been an analysis of the
impact on operating and capital costs of cach and all governmental functions. A 22% increase in
town population will not impact town functions and services uniformly, Some functions may
have proportional per capita cost impacts in line with existing per caplta expenditures, some
much less, and others significantly more.
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Several data problems exist with the methodology used, and include: the number of residential

parcels in Amenia, the assessed value of the residential properties, and; the assessed value used
in the calculations. Without corrections it is not possible to calculate an estimated cost impact

for the Town,

13,

Webutuck School District

The methodology in the DEIS of determining the added cost of Silo Ridge students by using
solely the existing per capita tax property tax levy is not an acceptable methodology. To
estimate the cost impact, existing school district expenditures data must be used and those school
costs determined which will increase as a result of an increase in the student population of 11.6%
resulting from the Silo Ridge Project..

14,

In the DEIS no determination is made as to whether the existing physical facilities of the
Webutuck School District arc adequate to accommodate 103 new students.

15.

The assumption is made in the DEIS that state aid, federal aid, and other revenues will increase
in direct proportion to the cost increase. This is definitely unrealistic. State aid, in particular,
will be dramatically adversely impacted by the Project, whether or not additional students come
from Silo Ridge. Basic school aid formulas are based on property wealth and household income.
The Project will dramatically increase both the property wealth and household income of the

~ school district area. It is critical that the schoo! aid under existing formulas be recalculated with

data on the Silo Ridge added property value, the estimated household income, and the additional
students. The result can then be compared with existing state aid to determine the potential
influence and effect of the Project on school aid,

173

Without a determination of the impact of the Silo Ridge development on state aid for the
Webutuck School District its fiscal impact cannot be determined.

171,

Growth Inducing Aspects

The DEIS is lacking in sufficient background data and analysis on the potential growth inducing
effects from the Project for the Town of Amenia. The estimated residents of the Project, be they
full-time or part-time, will increase the Town’s population by about 22 percent and they will
have high incomes and spending potential. Given the Town’s current small base of stores and
commercial establishments, there could be a significant demand for increased commercial
establishments and land uses.




n [

Letr He

The Hudson Group, LL.C Review of Silo Ridge Resort Community Project —
Town of Amenia, Dutchess County, New York (Final Report 2-14-08)

The Hudson Group, LLC of Albany New York, was requested by GREENPLAN, consultant to
to the Planning Board of the Town of Amenia, Dutchess County, to undertake a technical
evaluation of the fiscal and economic components of the DEIS submitted in October 2007 to the
Board in support of the Silo Ridge Resort Community Project.

Our review and comments have focused on the prospective economic and fiscal impacts of the
Project and its marketability and associated demographics as analyzed and described in the
applicable chapters and elements of the DEIS. The following are our summary findings based
upon review of the pertinent portions of the Executive Summary, Chapters 2, 3, 5, 7 and
Appendix 9.10, of the SEQR Draft DEIS (October 2007).

13,

Marketability and Fiscal Impacts

There is a lack of any extensive qualitative discussion and no quantitative analysis on the
marketability of the Project’s luxury residential dwelling units for the Proposed Action design or
Traditional Neighborhood Alternative design. The proposed number of housing units, whether
as primary residences or seasonal, second homes, and the very high selling prices indicated
requires a thorough market analysis documenting both the demand for this type of resort housing
and the market for the housing units sales prices being put forth. The market analy31s for the
Silo Ridge resorts is limited to such statements as:

“The project will be marketed to specific targeted demographics, including residents of the New
York Metropolitan area who desire a country home for weekend getaways. Recent studies and
reports done on the second-home market reveal that the typical second-home buyers are
relatively affluent middle-aged couples with houschold incomes greater than $75,000 and no
children under 18 living at home...”

The lack of a viable market study is a major deficiency since the DEIS fiscal impact analysis
property tax revenue projections are derived from the assessed valuation derived from the
projected unit and aggregated market prices. The positive fiscal net surplus for the town and
school district revenues against the costs of the project as shown on table 3.17.9 on page 3.17-10
and in table 5-18 on page 5-154 is therefore, unsupported.

19.

Given the recent meltdown of the residential housing market nationwide, including effects on the
second home resort market, and our specific findings on current market prices in the Town and
school district area, we believe the selling prices being proposed could be significantly above the
cutrent and near term marketability of these types of properties, either for second/vacation homes
or primary residences.

0.

We note that proposed selling/market values for apparently comparable residential housing units
in the Traditional Neighborhood Alternative is significantly higher than in the original Proposed
Action —from 28 percent to 71 percent (see Chapter 5, page 152). No explanation is provided on
how the market value determinations were made in either the Proposed Action or the Traditional
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Neighborhood Alternative; or why there is such a significant increase in per unit market values
between the Proposed Action and the Traditional Neighborhood Alternative. In the case of the
single family housing units, despite the 70% increase in market value, the average bedroom size
is decreasing.

.

The Applicant needs to demonstrate that the prices being proposed for their dwelling types, in
the context of the project’s services and amenities and Idcation, is competitive with other similar
new and proposed upscale type resort projects in the Hudson Valley, Western Connecticut, the
Berkshires in western Massachusetts, and the Catskill Mountains area.

da.

Under 15 miles away to the northwest, as the crow tlies, in the Town of Pine Plains, just east of
the Taconic Parkway on Route 199, a larger comparable luxury golf resort/intended second home
project (The Carvel Development project) is now also going through the SEQR process, The
Hudson Group for this project is a subcontractor to the Pine Plains Planning Beard to review the
economic and fiscal impacts of the project. In comparing the proposed selling prices for what
appears to be comparable types and sizes of residential dwelling units we find that the Silo Ridge
Resort Project’s are priced anywhere from 67 to 271 percent greater than those for Carvel. Given
that these two projects are so close and competitively comparable, it appears that Silo Ridge’s
prices are substantial too high.

(Note: The information for the Carvel Project found in our comparative analysis in this
submittal is from Carvel Property Development, Chapter 14 —Communily Services and Fiscal
Impacts, Revised August 2006. Specific page citations are shown in the main body of this
submission, We should also note that upon our review of the first DEIS version of June 2005, we
also noted the lack of a market research analysis by the Carvel Applicant. Subsequently, with the
revised DEIS submission a market research report was submitted by the Applicant.)

d3.

Sile Ridge Housing Unit Pricing

By far the most significant component of the fiscal impact analysis is the proposed Silo Ridge
housing unit pricing. The Traditional Neighborhood Alternative has the following average unit
pricing:

60 single family homes - $ 2,597,500
153 flats : 861,918
746 townhouses 1,001,450
300 hotel units 586,744

The 60 single-family housing units are comprised of 3! three bedroom units, 23 four bedroom
units, and 6 five bedroom units. The average number of bedrooms for the 60 units is 3.58
bedrooms. The Proposed Action plan called for 41 four bedroom housing units, a slightly higher
nuinber of bedrooms on average than is now called for.
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The average market values proposed for the housing units in the Traditional Neighborhood
Alternative is significantly higher than in the Proposed Action (Chapter 5, page 152) as shown

below:
Proposed Traditional " Percent
Action Neighborhood Difference Difference
0?.3 Single family home $ 1,520,280 $2,597,500 $1,077,220 70.86
¢ 4 Townhouses — 3 bedroom 780,000 1,004,450 221,450  28.39
0N+ Hotel units : 370,000 586,744 216,744  58.58

No explanation is provided on how the market value determinations were made in either the
Proposed Action or the Traditional Neighborhood Alternative; or why there is such a significant
increase in per unit market values between the Proposed Action and the Traditional
Neighborhood Alternative, In the case of the single family housing units despite the 70%
increase in market value the average bedroom size is decreasing. As will be shown later housing
prices in the Amenia area are currently decreasing, not increasing,

It is absolutely critical that documentation and analysis be provided to support and justify the
proposed average market values. A meaningful fiscal impact analysis is totally related to and
dependent on the estimated market values per housing unit,

Comparative Housing Values in Other Proposed Nearby Developments

Within close proximity to Amenia major housing developments are proposed in both the Town
of Pine Plains, with a small part in the Town of Milan, and for the Village of Milibrook. The
proposed average housing unit prices for those developments are contrasted with that of the Silo
Ridge development,

Pine Plains Silo Ridge % Difference

Single family homes  $ 700,000-1,000,000 $2,597,500 159.8-271.1
074 Attached residences 375,000- 600,000 1,001,450 66.9-167.1
Millbrook Silo Ridge % Difference
Single family homes $ 799,000 $ 2,597,500 325.1
Townhouses — 3 bedrooms 599,000 1,001,450 67.2

SOURCES: Pine Plains — Carvel Property Development: Pine Plains and Milan, Dutchess
County, New York, Chapter 14- Community Services and fiscal Impacts, June 2005 / Revised
August 2006 / draft #2, Table 14-64, page 14—129,

Millbrook —Fiscal Impact Analysis for the Proposed Redevelopment of the BENNETT
COLLEGE, Millbrook, New York, November 2006 (Revised March 2007), Table 10, page17.

Both of these proposed developments are significant, with the Pine Plains one contemplating 951
housing units and the Millbrook one 91 housing units. Both of these developments will
presumably be competing for the same prospective second home, empty nest market as that of
Silo Ridge.
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Again, documentation and justification through a valid market study is needed to substantiate the
ability of the Silo Ridge project to market its housing units and at the market prices proposéd.

5.

Local Residential Housing Market Values

The proposed housing unit market values in the Silo Ridge development bear no relationship to
the market values of existing housing within the Amenia area. An analysis has been done of all
residential sales from January 1, 2004 to August 31, 2007 in the town of Amenia, the Webutuck
School District, and the Dover School District. The data for this analysis comes from the sales
web site of the State Officc of Real Property Services. This data contains no sales of
condominiums in the Amenia area, which indicates that at the present time this is not a common
form of residential ownership. '

A profile of the number of residential sales is as follows:

Town of Amenia

2004 2005 2006 2007
Single family residences 32 31 26 14
Two family residences 4 3 2 2
Three family residences 2 1 0 0
Rural residence with acreage 1 4 2 1
Season residences 0 0 1 0
Mobile homes 0 1 2 1
Multiple residences 2 2 2 0
41 42 35 18
Webutuck School District
2004 2005 2006 2007
Single family residences 63 52 48 29
Two family residences 5 3 3 4
Three family residences 2 I 0 0
Rural residence with acreage 4 8 4 1
Season residences 1 1 1 1
Mobile homes 0 1 2 3
Multiple residences 4 3 1 2
79 69 59 40
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Single family residences
Two family residences
Three family residences
Rural residence with acreage

Season residences
Mobile homes
Multiple residences

Dover School District

2004 2005
120 97
5 7
1 0
5 I
0 0
8 8
4 2
143 115

[\
)
jo
N

—_— ~2
[t [\J-P-Owc\[

o

Leter Hg

[
<
Lard
~1

lw—owougl

2
f=)

What stands out in the sales occurring in the 2004-2006 time period and for the first eight
months of 2007 is the steady decline in the number of residential sales. This trend is evident
long before the advent of the housing crisis resulting from the sub-prime mortgage problem. It
is not immediately clear why this reduction in housing sales volume is occurring, but it could be,
in part, related to reduced demand. '

L

While the sales of various categories of residential housing are shown, the focus of the rest of the
analysis will be on the sales of single family homes with 10 acres or less. The sales ranges and
median sales prices have been determined for each of the years in the time period examined.

2004
2005
2006
2007

2004
2005
2006
2007

2004
2005
2006
2007

# of Sales
30
30
23
13

# of Sales
60
50
44
28

# of Sales
119
50
44
28

Town of Amenia

Sales Price Range
$ 54,500 - 401,500
60,000 - 997,000
180,000 - 520,000
129,000 - 510,000

Webutuck School District

Sales Price Range
$ 54,500 - 420,000
60,000 - 997,000
66,000 - 865,000
110,000 - 685,000

Dover School District

Sales Price Range
$ 40,000 - 465,000
40,000 - 575,000
935,000 - 565,000
54,000 - 465,000

Median
$213,000
250,000
270,000
235,000

Median
$ 220,500
225,000
288,360
232,500

Median
$ 270,000
296,310
298,000
285,000
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The range in sales prices is quite wide, which is to be expected. The number of homes with sales
prices over § 500,000 were relatively few. During the period analyzed, there were six such sales
in the town of Amenia (6.3% of its total); nine sales in the Webutuck School District (4.9% of its
total); and seven in the Dover School District (2.2% of its total).

A7,

The most meaningful data are the median sales prices. In the period from 2004 to 2006 median
sales prices rose significantly, but at varying rates in the town of Amenia and the Webutuck and
Dover School Districts. However, in every instance the median sales price in 2007 is less than in
2006, This occurs at a time when the number of sales is declining. This indicates that there is
not a strong housing market in the Amenia area at the current time,

3.

Also quite significant is the fact that the median selling prices were far below the proposed
average selling price of either the townhouses or the single family homes in the Silo Ridge
project. In fact, even the sales at the high end of the sales ranges did not approach the average
proposed market prices of the Silo Ridge housing units. To be successful the Silo Ridge
properties must appeal to and find housing buyers with very different profiles and financial
resources than those currently buying homes in the Amenia area.

The real estate market for residential housing in the Amenia area has been very much a local
Dutchess County market. The former addresses of the purchasers of residential properties in the
Amenia area have been examined and profiles developed. The buyers’ addresses were broken
down to within Dutchess County; outside Dutchess County, but within New York Staie; and out
of state.

Town of Amenia

2004 2005 2006 2007
Within Dutchess County 25 27 22 13
Out of County — Within New York State 5 2 | 0
Out of State 0 1 (] [i]
30 30 23 I3
Webutuck School District
2004 2005 2006 2007
Within Dutchess County 53 43 42 25
Out of County — Within New York State 5 0 2 1
Out of State 2 2 0 2
60 50 44 28



4.

L eHer HG

Dover School District

2004 2005 2006 2007
Within Dutchess County 113 88 70 23
Out of County — Within New York State 5 7 6 3
Out of State 1 1 0 1
119 96 76 27

Over 90 % of housing purchases in the Amenia area are from within Dutchess County: town of
Amenia - 90.6%; Webutuck School District — 92.3%; and Dover School District — 92.5%. Of
the residential sales outside of Dutchess County, but within New York State, most of them are
from Putnam County, Westchester County, and New York City. Only 1.7% of all single family
home buyers came from out of state.

The Silo Ridge development to be successful will have to have a very different sales pattern than
currently exists in the residential market in the Amenia arca.

30.

DEMOGRAPHICS-DEIS CHAPTERS 5.0 AND 3-18

We have reviewed the estimates of maximum population and public school children generated
by the Traditionai Neighborhood Alternative as calculated in Chapter 5.0 Alternatives, tables 5-
19 and 3-20, on page 5-155. This is the physical facility design preferred by the Applicant.

We derive different population and public school children estimates than shown in the Tables 5-
19 and 5-20:

DEIS Tables 5-19/5-20 THG Estimate*

Total Population 501 913
Total Public School Children 91 103
*See Appendix A

The differences are small for total population, but could be more significant for public school
children. The significance is tied to the determination of the added costs to the School District,
the impact on State Aid, and the adequacy of the School District’s physical facilities.

The differences in our estimates and those in the DEIS, above, reflect the DEIS use of New York
statewide Residential Demographic Multipliers for Occupants of New Housing (see Table 5-
19/5-20) and our use of unpublished 2000 Census based data for Dutchess and Putnam counties.
Our data was oblained via a secondary source with the original primary source being the US
Census Bureau’s Public Use Microdata Survey (PUMS -see Appendix A).

31,

\Chapter 3-18 describes in some depth the demographics characteristics of households and

esidents of the Town of Amenia, using mainly 2000 and 1990 Census data. There is data in this
Chapter (table 3.18.10, page 3-18-6.) on the income distribution for Town households from the
1990 and 2000 Census. The narrative describes the growth in median income of households
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between these Census years and the growth in numbers of higher income households over the
decade in the Town. However, the 2000 Census median household income of $39,136, which is
compared to the 1990 figure of $31,136 and “represents a 26% increase from 1990” has NOT
been adjusted for inflation effects and converted into constant dollar changes.

We have done the conversion using two different price indexes. The most common index used is
the overall consumer price index (CPI). Adjusting the Census 2000 figure (actually its 1999
income data and 1989 income data for the 1990 Census) with the US CPI change results in an
adjusted 2000 median household figure of $29,276 (in 1990 dollars — Source is the Online
Economic Report of the President 2007, Statistical Table B-60). Most professional economists
prefer using the overall Personal Consumption Expenditures (PCE) price deflator in the GNP
data sets. Using this results in a slightly higher adjusted Town median housechold income of
$30,890 (in 1990 dollars — Source is the Online Economic Report of the President 2007,
Statistical Table B-7). Both 2000 adjusted Town household median income figures show NO
increases from 1990. In fact, both show decreases in real income growth! Therefore, the entire
DEIS income related discussion on page 3-18-6 needs “data cleansing.”

We do however believe (undocumented because of the absence of data) that it is likely that
currently in 2007 the median town resident household income level is higher than the 2000
figure, in both real and none inflation adjusted levels. However, the 2000 median houschold
income (unadjusted for inflation) and any current, updated estimates would be way beneath the
income levels needed to buy any of the Silo Ridge residential units at their proposed selling
prices. The generic statement on the bottom of page 3.18-7 regarding typical second home
buyers as having “household incomes greater than $75,000,” is too opened ended and not
applicable, given the prices being proposed for the Silo Ridge Resort housing units.

2.

The Applicant needs to provide estimates of the demographic market associated with potential
buyers/residents of the housing units in the Project, and not just estimates of total population and
school age children. Key information that should be supplied is average or median incomes and
age group for head of houscholds by dwelling unit types. We believe providing this information
would refute the statement made in the DEIS Executive Summary, “Demographics,” Table 1-4
page 1-23, (and elsewhere in the DEIS) that... “The fature residents users of the proposed
project are not likely to significantly change the demographics of the Town.” Income levels
required to purchase any of the residentia! unit types in the Silo Ridge Resort would have to be
much higher than the median incomes of town houscholds, currently and near term as estimated
from the 2000 Census.

2.

For the proposed nearby Carvel Project in Pine Plains, that was discussed previously, the
Applicant in their DEIS uses an average household income of $500,000 for the proposed
secondary home purchasers and for the primary home scenario states that the minimum
houschold incomes would range from $120,00 to $320,000 depending upon the selling prices of
different dwelling types. (Sources: Chapter 14- Community Services and fiscal Impacts, June
2005 / Revised August 2006 / draft #2, Table 14-62, page 14-128, and Table 14-64, page 14—
129).



3.
Cont

Letr Hg

We earlier noted that the proposed selling prices for the Silo Ridge Resort’s units would be much
higher than Carvel’s. Therefore, the income levels shown for Carvel are very conselvatlve
relative to the household incomes needed to purchase Silo dwelling units.

NOTE: In the DEIS, Chapter 3 on page 3-18-1, the following is said, “ The population of
Amenia declined by 22% between 1990 and 2000; however, there has been a modest population
increase in recent years, with continued growth predicted in the future....” With a little bit of
online Census research it would have been discovered that this 1990-2000 decline was due to the
closing of a State mental health facility in Wassaic, with a 1990 population listed in group
quarfers of 1,206. The population living in households in the Town in 1990 was 3,909 and in
2000 the comparable figure was 3,991,

FISCAL IMPACT ANALYSIS

Background for Fiscal Impact Analysis

The fiscal impact analysis provided by the Applicant takes a conservative approach to revenue
and expenditure projections and operates from a worst case scenario. This approach is
appreciated and is both useful and desirable in attempting to determine probable fiscal impacts of
a major development project on a community. The stated intent is to market the housing units as

a second-home, resort style community. While this may be the goal, it is appropriate to do an
analysis, as has becn done, on the assumption that the housing units may, in fact, be primary
housing units. Certainly, given the proximity to the New York City metropolitan area and the
continued residential development of southern and central Dutchess County, this is a possibility. .

5.

The biggest issue in conducting the fiscal review analysis is the estimated market value of the
housing units. As discussed earlier, the housing unit prices seem exiremely high given the
absence of a market study and the existing housing market environment in the Amenia area.
Nevertheless, for the purposes of this fiscal analysis we have accepted the estimated market
values as provided in the Traditional Neighborhood Alternative.

T

The Traditional Neighborhood Alternative is estimated to generate a maximum of 901 residents
and 91 public school-aged children. As discussed earlier, we believe these estimates to be low
and have estimated 913 residents and 121 school-aged children. Of the 121 school-aged children
it is estimated that 15% would attend private or parochial schools, with 103 attending public
schools. This is only a small increase in the number of residents, but an 11.6% increase in the
number of public school pupils. In the fiscal analysis that follows we use the 913 residents and
the 103 public school students,

A,

Assessed Value Estimates

The estimated market value data has been converted by the Applicant into assessed value data
based on 2005-2006 information. The level of assessing (assessed value as a percent of market
value) as determined by the state equalization rate for 2005 was 67. For 2006 the equalization
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rate declined to 57. However, since the analysis was on September 2005 and January 2006 tax
levies the equalization rate of 67 is appropriate.

%

Of greatest significance is the fact that the flats, townhouses, and hotel units will all be in the
condominium form of ownership., New York State through its real property tax policy has a
strong bias in favor of condominium ownership over fee simple ownership. This bias as carried
out through Section 581 of the Real Property Tax Law has the effect of dramatically reducing
condominium assessments and shifting property tax burden to other property.

The total estimated market value is $§ 655,729,000, of which $ 454,108,550 will be in the
condominium form of ownership (69.3% of the total). The total estimated assessed value is

$ 287,212,000, of which $ 135,085,000 constitutes the single family homes and commercial uses
{47.0% of the total) and § 152,127,000 is in a condominium form of ownership (53.0%). To
determine the assessed values of the single family homes and commercial portions of the project
a factor of 67.0 has been applied and for the flats, townhouses, and hotel units a factor of 33.5,

0.

The assumption is made that properties in a condominium form of ownership will be assessed at
50% less than properties with a fee simple form of ownership. While this relationship and the
valuation of condominium under Section 581 will have to be determined by the assessor, it is not
unreasonable to project a 50% reduction in estimating condominium assessed values.

Revenue Estimates

Table 5-17, Estimated Annual Tax Revenues Generated by Alternative, estimates that the
increase in property tax revenues will be § 7,818,034, The tax rates are based on the September
2005 school levy and the January 2006 County and Town levies. This table properly recognizes
that the Silo Ridge property is currently paying property taxes and makes a reduction from the
projected property taxes to arrive at the estimated increase.

A tax rate of $ 19.37 was used for the Webutuck School District, The tax rate for September
2006, a year later, was $ 21.18.

Given the estimated market values of the proposed housing units under the Traditional
Neighborhood Alternative, the revenues estimates have been correctly determined.

Per Capita Methodology

To determine estimated expenditure impacts, the Per Capita Method and Proportional Valuation
Method procedures are used in the Applicant’s fiscal impact analysis. These methods have been
developed by Robert W. Burchell and David Listoken in The Fiscal Impact Handbook (1983),
and The New Practioner's Guide to Fiscal Impact Analysis,(1985), which is cited in Chapter 3.
While useful guides, the methods are premised on several assumptions that are not accurate for
the Silo Ridge project. The methods assume that the composition of the Silo Ridge housing units
will be similar to that of the current population and will have the same cost and service demands.
This seems unlikely. Clearly, the probable population will not be similar to the existing
population. Another premise is that the distribution among the various municipal services will

10
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remain unchanged. This may or may not be true. In Chapter 3-10 and supporting materials there
is a limited discussion of expected service requirements and demands of the new Silo Ridge
population for certain public service functions (see below).

The Burchell approach can only be used with confidence for small-scale development projects,
where the population and income levels will be quite similar to those of the existing population.
A preferred approach in Amenia would be a function-by-function analysis of the expected
impact of the Silo Ridge project on the governmental costs of the town of Amenia. For some
important functions — police, fire and emergency services there is a discussion of the service
providers of these functions but no commentary on the fiscal implications other than to indicate
that increased property taxes will be available if there are additional costs — see Chapter 3.10,
No functional analysis was not done for other major municipal government functions such as
highways and transportation, general government (town clerk’s office, assessor, planning, code
enforcement, building inspection, town court, ete.), public safety, culture-recreation, utilities, and
other community services. In some functions the Silo Ridge project may have minimal impact,
in others an impact consistent with the increased population, and in other functions the project
could create a tipping point leading to significant additional expenditures.

We have earlier raised a major question on the DEIS estimates for local property tax revenues to
be generated by the Silo Ridge Resort’s residential units, because of what we believe are very
unrealisticly high proposed selling prices. This critical revenue issue needs to be addressed in
concert with additional Applicant evaluation of the potential impact on town government
functions and services.

44,

Town of Amenia Added Cost Estimates

Even were the Burchell methodology appropriate there are a number of issues surrounding the
Determination of Fiscal Cost Impact Parameters as shown in Table 3,17-5, page 3.17-6.

The Applicant’s expenditure data comes from the 2006 town of Amenia proposed budget.
Actual 2006 expenditure information is now available. The combined General Fund/Highway
budget was $ 2,019,277, Actual 2006 town (excluding special districts) expenditures were
$2,031,982, These numbers are very close and no issue is raised with the budgeted data used.

Total parcels are shown as 1,865 with 1,774 residential parcels. There is agreement on the total
parcel count, however, it is unclear how the 1,774 residential parcel count was derived by the
Applicant. A breakdown of the 1,865 parcels is as follows:

Agricultural properties 121
Residential properties 1,146
Vacant land 405
Commercial properties 94
Recreation & entertainment properties 4
Community service properties 41
Industrial propertics 16
Public service properties 26

11
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Public parks, wild, forested & conservation 12

Residential properties are 61.4% of the total parcels. Even if residential and vacant are
combined, they constitute 83.2% of total parcels. There is no combination that gets to 95% of
the parcels being residential as portrayed in Table 3.17-5. The percentage of residential parcels
is a very key factor in the Burchell methodology calculations.

The assessed value for the town of Amenia is shown by the Applicant as $ 307,625,525, It is not
clear what this number is or where it came from, The important assessed value number is that
for the assessed value of taxable property (with wholly exempt properties and partial exemptions
excluded). The assessed value of taxable property for the 2006 county and town tax levy was §
266,308,657, It is this assessed value that should be used in doing tax impact analysis.

As with the residential parcel count, it is not clear how the $ 282,521,741 for residential assessed
value was determined. It is extremely high, and incorrect, given the parcel count breakdown and
the taxable assessed value for the town is $ 266,308,657 for all properties.

1.

Given the difficulties cited above it is not possible to verify or calculate an estimated municipal
residential-associated expenditure, The problems with the residential expenditure estimate
makes it impossible to take the analysis the next step and determine the added costs for the non-
residential part of the Silo Ridge project as was done in Table 3.17-7 on page 3.17-8. The
commercial analysis flows from the residential analysis and cannot be done independently.

If one simply uses the most simplistic approach of calculating the total Amenia 2006 budget on a
per capita basis, which is not recommended, one gets a per capita expenditure of § 598,
Multiplying this per capita budgeted expenditure number by the number of new Silo Ridge
residents of 913 resulis is an added cost of § 545,974, This figure is very close to that projected
from the Burchell methodology of $ 536,062.

As we have noted, the proper way for the expected added costs for the town of Amenia resulting
from the Silo Ridge is a town function by function analysis of both operating and capital needs
and requirements. Given the fact that the Silo Ridge project is adding 21.7 22,6 percent more
population to the town (depending on whether the 2000 census or the 2005 population estimate is
used), it is important that the full impact on the cost structure of the town be carefully analyzed
and evaluated.

“8.

Webutuck School District Impact

The Silo Ridge development will have a very significant impact on the Webutuck School
District. The enrollment for the 2005-2006 school year was 891 (data from the Office of the
State Comptroller). Information on enrollment for the 2006-2007 school year is not yet
available. The Silo Ridge development with primary residents according to our estimates would
add 103 public school-aged pupils. This is a 11.6% increase. The first question that must be
asked is whether the existing school facilities are capable of adding a 11.6% increase in students
without physical expansion and capital improvements. The adequacy, or lack thereof, of the

12
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physical facilities of the Webutuck School District are not addressed. This is a glaring omission
which needs correcting,

The methodology used to estimate the additional costs to the Webutuck School District is not an
acceptable one and it cannot produce a valid result. The assumption is made that as expenditures
increase each revenue category {property taxes, state aid, federal aid, interest, and other
revenues) will rise in the same proportion as currently exists, This simply will not and cannot
happen. None of the non-property tax revenue sources can be expected to rise proportionately
with the expenditure increases resulting from the addition of the Silo Ridge students. The
property tax, of necessity, will have to bear a larger percentage of school costs, It is not
acceptable to divide the property tax levy by the existing student enrollment and state that this
will be the added cost of each of the Silo Ridge students.

A0

An item of major concern is school state aid. In 2005-2006 state aid was $ 5,791,538, which was
34.5% of total revenues and $ 6,500 per student. State aid will not increase proportionately to
student enrollment. While state aid in the aggregate may increase (again it may not), state aid on
a per student basis will decrease. The State aid formula to a very significant degree is tied to
property wealth and household income. As property wealth per student and/or household income
per student increases state aid is correspondingly reduced. Conversely, the poorer a district the
greater its state aid per student.

The Silo Ridge development will add significantly to the property wealth of the Webutuck
School District, For the 2005-2006 school year the full value of the Webutuck School District
was § 743,439,886, which is $ 834,388 per enrolled student. The Silo Ridge development is
estimated to result in a net increase in full value to the Webutuck School District of

$ 647,094,000. The market value of the Silo Ridge development is thus 90.7% of the value of
the entire Webutuck School District in 2005-2006.

The market value within the Silo Ridge development behind each student coming from Silo
Ridge is $ 6,282,466 ($ 647,094,000/103). When the market value and new students from Silo
Ridge are added into the Webutuck School District the full value behind each student becomes $
1,398,927, a 67.7% increase over the existing full value per student. This fact alone will have a
very dramatic negative impact on the per capita school aid received by the Webutuck School
District.

ol.

Another component of the basic school aid formula is a factor for household income, While this
factor may not be as influential in reducing per student state aid as property wealth, it
nevettheless will have a significant impact, The median household income for the Webutuck
School District according to the 2000 Census was $ 42,300. Given the proposed Silo Ridge
housing unit prices, the household incomes of the Silo Ridge property owners will be
substantially greater than the incomes of the current households in the Webutuck School District.

The 2006-2007 school aid formulas were significantly changed. To know and have a true
understanding of the impact of the Silo Ridge development on school aid, the 2006-2007
formulas should be rerun calculating what the state aid would have been had the $ 647.1 million
in new market value been included, the 103 students added, and the estimated household

13
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incomes of the Silo Ridge property owners added to the household income base for the
Webutuck School Distriet,

Without good state aid estimates it is impossible to determine the overall fiscal impact of the Silo
Ridge Development on the Webutuck School District.

ba.

For 2005-2006 the expenditures per Webutuck School District student were § 20,496
($18,261,973/891). Because of certain fixed costs the expenditures per student for adding Silo
Ridge students will be less (assuming no physical facility problems). Certain costs, such as debt
service, will not be affected by additional students, Other costs, such as instruction, will be
directly and proportionately affected. Costs, such as transportation, may have operational
efficiencies which will slightly reduce the per pupil cost. Operation and maintenance of the
physical facility, on the other hand, may have only modest additional costs as a result of the new
students.

The 2005-2006 expenditures of $ 18,261,973 in the Webutuck School District has been allocated
between fixed and variable for estimating the costs of new students. It is estimated that about

$ 14.0 million (76.7%) are variable costs and § 4.3 million (23.3%) are fixed. The variable cost
per student in 2005-2006 are $ 15,728, This cost multiplied times the 103 Silo Ridge public
school-aged students results in an additional cost of $ 1,619,984, This is nearly a $ 650,000
higher than the $ 974,000 produced by only looking at the property taxes raised per student in
estimating additional costs.

53.

Before the true fiscal impact of the Sile Ridge development on the Webutuck School District can
be determined, two key questions must be answered. First, are the-housing unit prices used to
determine the § 5,541,235 in new school property tax revenues defensible and supportable? If
not, what market value can properly be ascribed to the Silo Ridge project? Second, what will be
the effect of the Silo Ridge development on State school aid?

Executive Summary: Sec. 1.6 Socio-Economic Beneﬁts/Sec 2.2, page 22

Construction Jobs

On page 1-30, second paragraph it says that...” Based upon an average of 9.2 labor hours per
$1,000 in construction cost and a total construction value of approximately $300 million, the
project will generate an estimated 1,400 construction jobs.” The reference for the 9.2 hours at the
bottom of the page is a 1994 ULI publication. Has this per thousand figure been adjusted for
construction cost increases since 19947 The February 2007 Economic Report of the President
online Statistical Tables shows that the price index for the residential investment component of
gross domestic product increased by 59 percent from 1994 to the third quarter of 2006.

55.

Additionally the total number of jobs should be converted to person years of construction jobs.
Otherwise, there is no time dimension to this 1,400 job figure, which we know are not permanent
jobs.

14
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Regional and Local Job Multipliers

In the next paragraph on page 1-30, there is a discussion of local and regional, the latter meaning
apparently Dutchess County, job multipliers from the direct construction and permanent jobs
associated with the Project. Since the Project is very close to the southern part of Columbia
County and close to western Massachusetts and Connecticut, there will be considerable leakage
of jobs to these jurisdiction areas not sufficiently mentioned in the discussion.

51.

Chapter 7.0: Growth Inducing Aspects and Part/Chapter 3-12; Tourism

We find this Chapter lacking in sufficient background data and quantitative analysis on the
potential growth inducing aspects for the rural Town of Amenia. The total estimated residents of
the Project, full-time or part-time, will increase the town’s population by about 22 percent
(based upon the Census Bureau estimate of town population in 2005). With the substantial
household incomes required to purchase homes in the facility, there are significant growth
inducing implications for commercial development (retail, restaurants and services and etc).
Residents, be they primary or secondary, and also the many time share owners using the hotel,
and other visitors to residents, will have substantial spending power and, not withstanding the
services provided on site, there could be a demand for increased commercial facilities and
services nearby.

58.

The Town and close by communities currently have a small, current base of such commercial
facilities. For example, we found that in the Amenia, Wassaic (about 5 miles from project) and
Sharon CT (also about 5 miles away) zip codes areas the following establishments were counted
in 2005: ‘

ZIP CODE Retail Trade* ‘Restaurants**
Amenia, 12501 12 8
Wassaic, 12592 None listed .3
Sharen, CT, 06069 13 2

*NAIC code 44-45

** NAICS code 722, include full service and fast food type restaurants

Source: US Census Bureau, County Business Patterns, Zip Code data for 2005, Online:
www.census.goviepcd/chp

Other communities with some commercial centers are further away; within about 12 miles, but
not in Amenia are Millerton, Millbrook and Dover Plains.

‘We do note that in Chapter 3-12 in the discussion under tourism, pages 3-12-6 and 3-12-7, there
is a discussion of the tourism stimulation from hotel guests. Estimates are derived from a Marist
College study of the spending of... “approximately $2 million on meals and food, $800,000 on
transportation and gas, and $1.5 million on retail goods annually, much of which is expected to
occur locally and within the region” (page 3-12-7).

15
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The tourism discussion notes that “This is a significant positive impact for the Town and region”

58 ' (also page 3-12-7). This could be, but Chapter 7.0 on Growth Inducing is mute on the

COY[“' implications of such spending. We recommend that the Applicant provide estimates of
household consumer spending generated under both the primary full-time residents and second
home scenario, to add to the hotel residents spending estimates. All these spending estimates
would need to be analyzed in the context of the capability of nearby commercial facilities to
service this demand. Any gap should be analyzed in the context of additional square footage of
commercial space needed to service the excess demand,

An issue of concern for possible second home residents is the amount of time they would spend
in Silo Ridge. On the bottom of page 3-18-7 and continued on the top of page 3-18-8 the
statement is made that second home buyers...” generally use their homes for a total of one month

54. a year”. While this figure is referenced in footnote 81, we note that a month equals 30 days,
which is but 8 percent of 365 days and translates into only 15 weekends per year. Studies and
articles we have reviewed on upscale resort-based second homes, especially those used by early
retirees and semi retirees - and even working couples as a home/office - are frequented much
more than 8 percent annually. Therefore, any development of local/regional spending levels and
patterns of second home owners at Silo Ridge must be based upon agreed upon input
assumptions and data. '
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Appendix A: The Hudson Group Estimates of Silo Ridge Resort Population
& Public School Children (Final 2-14-08)

Total Population 913*
Total Public School Children 103*
*From page 7 of THG main report

The Hudson Group used unpublished 2000 Census based data for Dutchess and Putnam counties to
estimate population and school children generated from the Silo Ridge Resort project, based upon the
proposed unit type and number of bedrooms for the project as found in tables 5-19 and 5-20 on page 5-
155. of the DEIS.

Our data was obtained using a secondary source and our own estimates derived from this source. This
source is Saccardi & Schiff Inc., Fiscal Impact for the Proposed Redevelopment of Bennett College,
Millbrook, New York, November 2006, Revised March 2007, Table 17, page 25. The original primary
source used by Saccardi and Schiff in their report (as part of their client’s proposed residential
development project application submitted to the Village of Millbrook Planning Board) is the US
Census Bureau’s Public Use Microdata Survey (PUMS) for the 2000 Census containing housing unit
types and bedroom number multipliers for population and school age children for Dutchess and
Putnam counties.

We accepted the PUMS methodology and data as superior to the source and data used for this Project -
Rutgers University Center for Urban Policy Research, Residential Demographic Multipliers for
Occupants of New Housing (New York State), June 2006 (footnotes to table 5-19 and 5-20) - because
the multipliers specifically cover Dutchess County, rather than statewide as does the Rutgers
multipliers. Our calculations are shown in the table below.

Table Al: Population Generated by Silo Ridge Traditional Neighborhood Alternative

Unit Type*  Units*  Pop. Mult**, Population School Child Mult**, School Age Children

Flats

2 BR 153 1.98 303 0.07 11

Townhouses :

3BR 146 2.78 406 0.37 54

Single family

3BR 31 2.89 90 0.66 54

4 BR 23 3.81 88 1.22 28

5BR 6 4.35 26 1.44 8 (rounded down)
TOTALS 359 : 913 12]%%*

s From table 5-19, page 5-153.

** Directly From Saccardi & Schiff Inc. Report or derived from their multiplier data by THG.
*** The number of school children estimated to be enrolled in the local school district was
estimated to be 103, 85% of 121, based upon 2000 Census data for Dutchess County on public
versus nonpublic school enrollment of school age children.
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