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APPENDIX B 

LAND USE AREA DESCRIPTIONS, SETBACK AND COMPATIBLE USE LIST 



 
LAND USE AREA DESCRIPTIONS -- PURPOSES, POLICIES AND OBJECTIVES -- 
SHORELINE LOT WIDTHS AND SETBACKS – COMPATIBLE USE LIST 
 
 
HAMLET 
Character description:  Hamlet areas, delineated in brown on the plan map, range from large, 
varied communities that contain a sizeable permanent, seasonal and transient population with a 
great diversity of residential, commercial, tourist and industrial development and a high level of 
public services and facilities, to smaller, less varied communities with a lesser degree and 
diversity of development and a generally lower level of public services and facilities. 
  
Purposes, policies and objectives:  Hamlet areas will serve as the service and growth centers in 
the park.  They are intended to accommodate a large portion of the necessary and natural 
expansion of the park's housing, commercial and industrial activities.  In these areas, a wide 
variety of housing, commercial, recreational, social and professional needs of the park's 
permanent, seasonal and transient populations will be met.  The building intensities that may 
occur in such areas will allow a high and desirable level of public and institutional services to be 
economically feasible.  Because a hamlet is concentrated in character and located in areas 
where existing development patterns indicate the demand for and viability of service, and 
growth centers, these areas will discourage the haphazard location and dispersion of intense 
building development in the park's open space areas.  These areas will continue to provide 
services to park residents and visitors and, in conjunction with other land use areas and 
activities on both private and public land, will provide a diversity of land uses that will satisfy the 
needs of a wide variety of people. 
   
The delineation of hamlet areas on the plan map is designed to provide reasonable expansion 
areas for the existing hamlets, where the surrounding resources permit such expansion.  Local, 
government should take the initiative in suggesting appropriate expansions of the presently 
delineated hamlet boundaries, both prior to and at the time of enactment of local land use 
programs. 
   
Guidelines for overall intensity of development: No overall intensity guideline is applicable to 
hamlet areas. 
 
Minimum shoreline lot widths and building setbacks are 50 feet, and, in general, any subdivision 
involving 100 or more lots is subject to agency review. 
 
 
MODERATE INTENSITY USE 
Character description:  Moderate Intensity Use areas, delineated in red on the plan map, are 
those areas where the capability of the natural resources and the anticipated need for future 
development indicate that relatively intense development, primarily residential in character, is 
possible, desirable and suitable. 
 
These areas are primarily located near or adjacent to hamlets to provide for residential 
expansion.  They are also located along highways or accessible shorelines where existing 
development has established the character of the area. Those areas identified as moderate 
intensity use where relatively intense development does not already exist are generally 
characterized by deep soils on moderate slopes and are readily accessible to existing hamlets 
     
  



Purposes, policies and objectives:  Moderate intensity use areas will provide for development 
opportunities in areas where development will not significantly harm the relatively tolerant 
physical and biological resources.  These areas are designed to provide for residential 
expansion and growth and to accommodate uses related to residential uses in the vicinity of 
hamlets where community services can most readily and economically be provided.  Such 
growth and the services related to it will generally be at less intense levels than in hamlet areas. 
 
Guidelines for overall intensity of development: The overall intensity of development for land 
located in any Moderate Intensity Use area should not exceed approximately 500 principal 
buildings per square mile. 
 
Minimum shoreline lot widths and building setbacks are 100 and 50 feet respectively, and, in 
general, any subdivision involving 15 or more lots is subject to agency review. 
 
 
LOW INTENSITY USE 
Character description:  Low intensity use areas, delineated in orange on the plan map, are 
those readily accessible areas, normally within reasonable proximity to a hamlet, where the 
physical and biological resources are fairly tolerant and can withstand development at intensity 
somewhat lower than found in hamlets and moderate intensity use areas.  While these areas 
often exhibit wide variability in the land's capability to support development, they are generally 
areas with fairly deep soils, moderate slopes and no large acreages of critical biological 
importance.  Where these areas are adjacent to or near hamlet, clustering homes on the most 
developable portions of these areas makes possible a relatively high level of residential units 
and local services. 
       
Purposes, policies and objectives:  The purpose of low intensity use areas is to provide for 
development opportunities at levels that will protect the physical and biological resources, while 
still providing for orderly growth and development of the park.  It is anticipated that these areas 
will primarily be used to provide housing development opportunities not only for park residents 
but also for the growing seasonal home market.  In addition, services and uses related to 
residential uses may be located at a lower intensity than in hamlets or moderate intensity use 
areas. 
      
Guidelines for overall intensity of development:  The overall intensity of development for land 
located in any low intensity use area should not exceed approximately two hundred principal 
buildings per square mile 
 
Minimum shoreline lot widths and building setbacks are 125 and 75 feet respectively, and, in 
general, any subdivision involving 10 or more lots is subject to agency permit requirements. 
  
 
RURAL USE 
Character description:  Rural use areas, delineated in yellow on the plan map, are those areas 
where natural resource limitations and public considerations necessitate fairly stringent 
development constraints.  These areas are characterized by substantial acreages of one or 
more of the following: fairly shallow soils, relatively severe slopes, significant ecotones, critical 
wildlife habitats, proximity to scenic vistas or key public lands.  In addition, these areas are 
frequently remote from existing hamlet areas or are not readily accessible. 
 
Consequently, these areas are characterized by a low level of development and variety of rural 
uses that are generally compatible with the protection of the relatively intolerant natural 



resources and the preservation of open space.  These areas and the resource management 
areas provide the essential open space atmosphere that characterizes the park. 
 
Purposes, policies and objectives:  The basic purpose and objective of rural use areas is to 
provide for and encourage those rural land uses that are consistent and compatible with the 
relatively low tolerance of the areas' natural resources and the preservation of the open spaces 
that are essential and basic to the unique character of the park.  Another objective of rural use 
areas is to prevent strip development along major travel corridors in order to enhance the 
aesthetic and economic benefit derived from a park atmosphere along these corridors. 
 
Residential development and related development and uses should occur on large lots or in 
relatively small clusters on carefully selected and well designed sites.  This will provide for 
further diversity in residential and related development opportunities in the park. 
  
Guideline for overall intensity of development:  The overall intensity of development for land 
located in any rural use area should not exceed approximately seventy-five principal buildings 
per square mile. 
 
Minimum shoreline lot widths and building setbacks are 150 and 75 feet respectively, and, in 
general, any subdivision involving 5 or more lots is subject to agency review. 
  
 
RESOURCE MANAGEMENT AREAS 
Character description:  Resource management areas, delineated in green on the plan map, are 
those lands where the need to protect, manage and enhance forest, agricultural, recreational 
and open space resources is of paramount importance because of overriding natural resource 
and public considerations. Open space uses, including forest management, agriculture and 
recreational activities, are found throughout these areas.  
 
Many resource management areas are characterized by substantial acreages of one or more of 
the following: shallow soils, severe slopes, elevations of over twenty-five hundred feet, flood 
plains, proximity to designated or proposed wild or scenic rivers, wetlands, critical wildlife 
habitats or habitats of rare and endangered plant and animal species.  
 
Other resource management areas include extensive tracts under active forest management 
that are vital to the wood using industry and necessary to insure its raw material needs.  
 
Important and viable agricultural areas are included in resource management areas, with many 
farms exhibiting a high level of capital investment for agricultural buildings and equipment. 
These agricultural areas are of considerable economic importance to segments of the park and 
provide for a type of open space which is compatible with the park's character. 
 
Purposes, policies and objectives:  The basic purposes and objectives of resource management 
areas are to protect the delicate physical and biological resources, encourage proper and 
economic management of forest, agricultural and recreational resources and preserve the 
open spaces that are essential and basic to the unique character of the park. Another objective 
of these areas is to prevent strip development along major travel corridors in order to enhance 
the aesthetic and economic benefits derived from a park atmosphere along these corridors. 
 
Finally, resource management areas will allow for residential development on substantial 
acreages or in small clusters on carefully selected and well designed sites. 
 



Guidelines for overall intensity of development: The overall intensity of development for land 
located in any resource management area should not exceed approximately 
 
Minimum shoreline lot widths and building setbacks are 200 and 100 feet respectively, and, in 
general, any subdivision is subject to agency review. 
 
     
        

COMPATIBLE USE LIST FROM SECTION 805  
OF THE ADIRONDACK PARK AGENCY ACT 

 
HAMLET 
All land uses and development are considered compatible with the character, purposed and 
objectives of Hamlet areas. 
 
MODERATE INTENSITY USE  
Primary uses in moderate intensity use areas:  
1. Single family dwellings 
2. Individual mobile homes 
3. Open space recreation uses 
4. Agricultural uses 
5. Agricultural use structures 
6. Forestry uses 
7. Forestry use structures 
8. Hunting and fishing cabins and hunting and fishing and other private club structures 
9. Game preserves and private parks 
10. Cemeteries 
11. Private roads 
12. Private sand and gravel extractions 
13. Public utility uses 
14. Accessory uses and structures to any use classified as a compatible use 
Secondary uses in moderate intensity use areas: 
1. Multiple family dwellings 
2. Mobile home court 
3. Public and semi-public buildings 
4. Municipal roads 
5. Agricultural service uses 
6. Commercial uses 
7. Tourist accommodations 
8. Tourist attractions 
9. Marinas, boat yards and boat launching sites 
10. Campgrounds 
11. Group camps 
12. Golf courses 
13. Ski centers 
14. Commercial seaplane bases 
15. Commercial or private airports 
16. Sawmills, chipping mills, pallet mills and similar wood using facilities 
17. Commercial sand and gravel extractions 
18. Mineral extractions 
19. Mineral extraction structures 
20. Watershed management and flood control projects 



21. Sewage treatment plants 
22. Major public utility uses 
23. Industrial uses 
 
LOW INTENSITY USE 
Primary uses in low intensity use areas: 
1. Single family dwellings 
2. Individual mobile homes 
3. Open space recreation uses 
4. Agricultural uses 
5. Agricultural use structures 
6. Forestry uses 
7. Forestry use structures 
8. Hunting and fishing cabins and hunting and fishing and other private club structures 
9. Game preserves and private parks 
10. Cemeteries 
11. Private roads 
12. Private sand and gravel extractions 
13. Public utility uses 
14. Accessory uses and structures to any use classified as a compatible use 
Secondary uses in low intensity use areas: 
1. Multiple family dwellings 
2. Mobile home court 
3. Public and semi-public buildings 
4. Municipal roads 
5. Agricultural service uses 
6. Commercial uses 
7. Tourist accommodations 
8. Tourist attractions 
9. Marinas, boat yards and boat launching sites 
10. Golf courses 
11. Campgrounds 
12. Group camps 
13. Ski centers 
14. Commercial seaplane bases 
15. Commercial or private airports 
16. Sawmills, chipping mills, pallet mills and similar wood using facilities 
17. Commercial sand and gravel extractions 
18. Mineral extractions 
19. Mineral extraction structures 
20. Watershed management and flood control projects 
21. Sewage treatment plants 
22. Major public utility uses 
23. Junkyards 
24. Major public utility sues 
25. Industrial uses 
 
RURAL USE 
Primary uses in rural use areas: 
1. Single family dwellings 
2. Individual mobile homes 



3. Open space recreation uses 
4. Agricultural uses 
5. Agricultural use structures 
6. Forestry uses 
7. Forestry use structures 
8. Hunting and fishing cabins and hunting and fishing and other private club structures 
9. Game preserves and private parks 
10. Cemeteries 
11. Private roads 
12. Private sand and gravel extractions 
13. Public utility uses 
14. Accessory uses and structures to any use classified as a compatible use 
Secondary uses in rural use areas: 
1. Multiple family dwellings 
2. Mobile home court 
3. Public and semi-public buildings 
4. Municipal roads 
5. Agricultural service uses 
6. Commercial uses 
7. Tourist accommodations 
8. Marinas, boat yards and boat launching sites 
9. Golf courses 
10. Campgrounds 
11. Group camps 
12. Ski centers 
13. Commercial seaplane bases 
14. Commercial or private airports 
15. Sawmills, chipping mills, pallet mills and similar wood using facilities 
16. Commercial sand and gravel extractions 
17. Mineral extractions 
18. Mineral extraction structures 
19. Watershed management and flood control projects 
20. Sewage treatment plants 
21. Major public utility uses 
22. Junkyards 
23. Major public utility sues 
24. Industrial uses 
 
 
RESOURCE MANAGEMENT 
Primary uses in resource management areas: 
1. Agricultural uses. 
2. Agricultural use structures. 
3. Open space recreation uses. 
4. Forestry uses. 
5. Forestry use structures. 
6. Game preserves and private parks. 
7. Private roads. 
8. Private sand and gravel extractions. 
9. Public utility uses. 



 

 

 

APPENDIX C 

LAND USE AREA CLASSIFICATION DETERMINANTS 



 
 LAND USE AREA CLASSIFICATION DETERMINANTS 

(From Appendix Q-8 of APA Rules & Regulations) 
 

Many criteria and determinants are used in land use planning.  Some are common to any planning process.  
Others vary with the area for which the plan is to be prepared.  The needs of inhabitants, the region, and of society 
define those determinants that receive primary emphasis. 
 

The determinants used in preparing this Land Use and Development Plan were chosen to identify those areas 
in the park best suited for development.  The determinants fall into the following basic categories: (1) natural 
resources, (2) existing land use patterns, and (3) public considerations.  The determinants found within these three 
categories help identify areas where similar standards are necessary if development is to provide positive values to 
both the park and the community in which it is located.  Furthermore, they identify areas where the potential costs of 
development to the developer, the community, the prospective purchaser and the environment are so great that 
serious consideration should be given to alternative uses. 
 

The natural resource determinants identify those areas that are physically most capable of sustaining 
development without significant adverse impact. Such determinants as soils, topography, water, vegetation and 
wildlife have been inventoried and analyzed to assure the protection of the basic elements of the park.  Existing land 
uses must also be carefully considered in the planning process, particularly because they are important determinants 
of the park=s present and future character.  These determinants identify the historic patterns of the park=s growth and 
indicate the types of growth that have been and are presently viable.  Future development contemplated under the 
plan must also be considered in light of its relation to existing development. 
 

The Legislature has found that there is a State interest in the preservation of the Adirondack Park, and 
therefore a variety of public consideration determinants have been analyzed in the preparation of this plan.  In 
general, public consideration determinants help identify areas that must be protected in order to preserve the 
essential open space character of the park.  These areas may be considered important from a public standpoint for 
such reasons as their location near important State lands or their present use in an open space condition.  
Additionally, there may be a substantial State interest in preserving certain critical public considerations. 
 

The following determinants were used in the land area classification process.  The land use implications 
paragraph is a general indication of the manner in which these determinants were utilized in preparing the plan: 
 
 A.  DETERMINANT: SOIL 
 
1.  Characteristic: Poorly drained or seasonally wet soils. 
 

Description: Soil with a high-water content or seasonal high-water table less than 1 2  feet from the surface. 
 

Land use implications: On-site sewage disposal systems will not function adequately and may pollute 
groundwater supplies.  There may also be a problem of flooded basements, backed-up toilets, broken pavements, 
cracked walls and similar situations.  These problems may lead to community health hazards, environmental 
problems, inconvenience and economic hardship.  Severe development limitations exist in those areas that contain a 
high proportion of poorly drained or seasonally wet soils.  Such areas are capable of sustaining development at only 
a very low level of intensity. 
 
2.   Characteristic: Moderately drained soils. 
 

Description: Soils with a seasonal high-water table 1 2  to 4 feet below the surface. 
 

Land use implications: A potential for septic system failure or groundwater pollution exists.  The New York 
State Department of Health recommends that the bottom of a septic system tile field be 18 to 30 inches below the 
soil surface at final grade, with a minimum depth of two feet between the bottom of the tile field and the water table. 
Special precautions must also be taken to avoid washouts where deep road cuts are necessary.  An occasional 
problem for roads, streets and parking lots on this soil is the Awashboard@ effect caused by frost heaving.  Although 
these soils can tolerate a higher level of development than can poorly drained soils, moderate development 
limitations still exist. 
 



3.   Characteristic: Well-drained soils. 
 

Description: Soils with a depth to the seasonal high-water table of more than four feet. 
 

Land use implications: Areas containing well-drained soils present only slight development limitations.  
Generally, this type of soil can adequately filter the effluent from septic tank systems and poses few other 
construction problems. 
 
4.   Characteristic: Low permeability soils. 
 

Description: Soils with a permeability rate of less than one inch per hour.   
 

Land use implications: Soils with low permeability characteristics present severe development problems.  On-
site sewage disposal systems may overflow, causing pollution of surface water.  Street, road and parking lot surfaces 
heave, and building walls and foundations tend to crack.  Sanitary landfills may cause acute problems when located 
on soils with these characteristics.   
 
5.   Characteristic: Moderately permeable soils. 
 

Description: Soils with a permeability rate of one inch per 30 to 60 minutes. 
 

Land use implications: Problems experienced in soils with this characteristic are similar to, but slightly less 
severe than, problems experienced with soils of low permeability.  In general, adequately designed and engineered 
septic systems, roads and structures help solve the problems that these soils can cause, but these alternatives tend to 
be expensive.  Areas containing a high percentage of these soils should not be developed at a high level of intensity. 
 
6.   Characteristic: Permeable soils. 
 

Description: Soils with a permeability rate of more than one inch per 30 minutes. 
 

Land use implications: Generally, these soils present only slight development limitations, and they can handle 
a relatively intense level of development.  However, excessive permeability may create a potential for the pollution 
and contamination of groundwater and nearby uncased wells if on-site sewage disposal systems are employed. 
 
7.   Characteristic: Shallow depth to bedrock. 
 

Description: Soils with a depth to bedrock of less than one and 1 2  feet. 
 

Land use implications: These soils present severe development constraints.  Massive excavation costs are 
necessary to do even minimal development.  On-site sewage disposal systems are not possible under these 
conditions, as soil depths are not sufficient to provide adequate filtration of effluent.  Community sewage systems 
can only be installed at a prohibitive cost.  Shallow soils also present substantial road and building construction 
problems.  These soils should not be developed. 
 
8.   Characteristic: Moderate depth to bedrock. 
 

Description: Soils with a depth to bedrock of 1 2  to 4 feet. 
 

Land use implications: These soils present moderate development limitations.  On-site sewage disposal 
problems can arise with effluent flowing directly over the bedrock into nearby drainages or groundwater supplies.   
The more shallow portions of these soils result in increased excavation costs.  Intense development should not occur 
in these areas. 
 
9.   Characteristic: Deep soils. 
 

Description: Soils with a depth to bedrock of more than four feet. 
 

Land use implications: Relatively intense development can occur on these soils. 
 



10.   Characteristic: Extremely stony soils. 
 

Description: Soils with over 35 percent coarse fragments less than three inches in diameter. 
 

Land use implications: These soils present development problems.  Excavation for such purposes as on-site 
sewage disposal systems, homesites with basements, and streets and roads is costly and difficult.  Soils with this 
description affect the rate at which water moves into and through the soil.  The difficulty of establishing a good 
vegetative ground cover can cause erosion problems.  Generally, intense development should be avoided on soils of 
this nature. 
 
11.   Characteristic: Viable agricultural soils. 
 

Description: Soils classified by the New York State Cooperative Extension as Class I and Class II agricultural 
soils.   
 

Land use implications: Class I and Class II soils constitute a valuable natural resource.  While the physical 
characteristics of these soils will often permit development, their agricultural values should be retained.  
Consequently, class I and class II soil types found within the Adirondack Park should be used primarily for 
agricultural purposes. 
 
 B.  DETERMINANT: TOPOGRAPHY 
 
1.   Characteristic: Severe slopes. 
 

Description: Areas with slopes of over 25 percent. 
 

Land use implications: These slopes should not be developed.  Development on these slopes presents serious 
environmental problems.  Erosion rates are greatly accelerated.  Accelerated erosion increases siltation.  Septic 
systems will not function properly on these slopes.  Development costs are likely to be massive because of the 
special engineering techniques that must be employed to ward off problems such as slipping and sliding.  Proper 
grades for streets are difficult to attain and often can only be accomplished by large road cuts.   
 
2.   Characteristic: Steep slopes. 
 

Description: Areas with slopes of 16 to 25 percent. 
 

Land use implications: These slopes present substantially the same environmental hazards relating to erosion, 
sewage disposal, siltation and construction problems as are found on severe slopes.  However, if rigid standards are 
followed, some low intensity development can take place. 
 
3.   Characteristic: Low and moderate slopes. 
 

Description: Areas with slopes of not greater than 15 percent. 
 

Land use implications: Such slopes can be developed at a relatively intense level, so long as careful attention 
is given to the wide slope variability in this range.  Construction or engineering practices that minimize erosion and 
siltation problems must be utilized on the steeper slopes in this range. 
 
4.   Characteristic: Unique physical features. 
 

Description: Gorges, waterfalls, formations and outcroppings of geological interest. 
 

Land use implications: These features represent scarce educational, aesthetic and scientific resources.  
Construction can seriously alter their value as such, particularly where it mars the landscape or the formations 
themselves.  Consequently, these areas should be developed only at extremely low intensities and in such a manner 
that the unique features are not altered.   
 
5.   Characteristic: High elevations. 
 

Description: Areas above 2,500 feet. 
 

Land use implications: These areas should ordinarily not be developed.  They are extremely fragile and critical 
watershed storage and retention areas that can be significantly harmed by even a very low level of development 
intensity.   
 



 C.   DETERMINANT:    WATER 
 
1.   Characteristic: Floodplains. 
 

Description: Periodically flooded land adjacent to a water body. 
 

Land use implications: These areas should not be developed.  Periodic flooding threatens the safety of 
residents and the destruction of structures.  Development that would destroy the shoreline vegetation would result in 
serious erosion during flood stages. Onsite sewage disposal systems will not function properly and will pollute both 
surface and ground waters. 
 
2.   Characteristic: Wild and scenic rivers. 
 

Description: Lands within one-half mile of designated wild and scenic rivers or of designated study rivers that 
presently meet the criteria for eventual wild or scenic designation. 
 

Land use implications: The New York State Legislature has found that these lands constitute a unique and 
valuable public resource.  Consequently, these lands should not be developed in order to protect the rare resources of 
free flowing waters with essentially primitive shorelines. 
 
3.   Characteristic: Marshes. 
 

Description: Wetlands where there is found a grass-like vegetative cover and a free interchange of waters with  
adjacent bodies of water. 
 

Land use implications: These areas present severe development limitations.  Continual flooding makes on-site 
sewage disposal impossible and construction expensive.  The filling of these areas will destroy the most productive 
ecosystem in the park and will lower their water retention capacity.  Therefore, these areas should not be developed. 
 
 D.  DETERMINANT: FRAGILE ECOSYSTEM 
 
1.   Characteristic: Bogs. 

 
Description: Sphagnum, heath or muskeg vegetation underlaid with water and containing rare plant and animal 

communities that are often of important scientific value. 
 

Land use implications: These areas should not be developed.  They are sensitive areas whose delicate 
ecological balance is easily upset by any change in water level or the addition of any pollutants. 
 
2.   Characteristic: Alpine and subalpine life zones. 
 

Description: Areas generally above 4,300 feet exhibiting tundra-like communities. 
 

Land use implications: These areas should not be developed.  The vegetative matter in these areas cannot 
withstand any form of compaction or development.  These communities are extremely scarce in the park. 
 
3.   Characteristic: Ecotones. 
 

Description: Areas of abrupt change from one ecosystem to another, giving rise to extraordinary plant and 
animal diversity and productivity.   
 

Land use implications: These areas should be developed only at a low level of intensity.  Development at 
higher intensities would modify the vegetative cover and would drastically reduce the diversity of wildlife vital to 
the Adirondack character.  These limited areas serve as the production hub for surrounding areas. 
 
 E.  DETERMINANT: VEGETATION 
 
1.   Characteristic: Virgin forests. 
 

Description: Old-growth natural forests on highly productive sites, including those natural areas identified by 
the Society of American Foresters. 
 

Land use implications: These areas deserve protection and should, therefore, be developed only at a low level 
of intensity.  Intense development of these areas would destroy illustrative site types, including vestiges of primitive 
Adirondack conditions deemed important from both scientific and aesthetic standpoints.   



 
2.   Characteristic: Rare plants. 
 

Description: Areas containing rare plant communities, including those identified by the State Museum and 
Science Services.   
 

Land use implications: These areas should not be developed.  Development, even at a very low level of 
intensity, would modify the habitat of these plants and thereby cause their possible extinction in New York State. 
 
 F.  DETERMINANT: WILDLIFE 
 
1.   Characteristic: Rare and endangered species habitats. 
 

Description: Habitats of species of wildlife threatened with extinction either in New York State or nationwide.   
Land use implications: These areas should not be developed.  Development at even a low level of intensity 

would modify the habitats of these species and thereby cause their possible extinction in New York State or 
nationwide.  These small areas are often the survival link for entire species. 
 
2.   Characteristic: Key wildlife habitats. 

 
Description: Important deer wintering yards, waterfowl production areas and bodies of water containing native 

strains of trout. 
 

Land use implications: These areas can sustain only a very limited level of development intensity without 
having a significant adverse affect on the wildlife.  Development at greater intensities would alter the habitats, thus 
making them unsuitable for continued use by wildlife.  Development also increases the vulnerability of these critical 
areas.   
 
 G.  DETERMINANT: PARK CHARACTER 
 
1.   Characteristic: Vistas. 
 

Description: Area viewed from the 40 Adirondack Park vistas identified in the State Land Master Plan. 
 

Land use implications: The intensity of development should vary with the distance from the vista with the 
purpose of protecting the open-space character of the scene.  Development within one-quarter mile of the vista will 
have a substantial visual impact on this character and should be avoided.  Between one-quarter mile and five miles, a 
low intensity of development will not damage the open-space appearance, whereas intense development would.  
Relatively intense development beyond five miles will not damage the scene so long as it does not consist of large 
clusters of buildings or industrial uses. 
 
2.   Characteristic: Travel corridors. 
 

Description: Presently undeveloped areas adjacent to and within sight of public highways. 
 

Land use implications: Travel corridors play an important role in establishing the park image to the majority of 
park users.  Unscreened development within these areas would be detrimental to the open-space character of the 
park.  The allowable intensity of development should not be allowed to substantially alter the present character of 
these travel corridors. 
 
3.   Characteristic: Proximity to State land. 
 
   (a) (1) Description: Areas within sight and sound of, but not more than one-half mile from, intensively used 

portions of wilderness, primitive and canoe areas. 
 

     (2) Land use implications: Intense development of these areas would threaten the public interest in and the 
integrity and basic purposes of wilderness, primitive and canoe area designation.  Consequently, these lands should 
be developed at only a very low level of intensity. 
 

(b) (1) Description: Inholding surrounded by wilderness, primitive or canoe areas. 
 

     (2) Land use implications: Development at more than a very minimal level of intensity should not be 
allowed.  The development of such parcels would compromise the integrity of the most fragile classifications of land 
under the Adirondack Park State Land Master Plan. 
 



(c) (1) Description: Inholdings of less than 1,000 acres surrounded by wild forest lands and inaccessible by 
two-wheel-drive vehicles. 
 

    (2) Land use implications: These areas should not be developed at more than a very low level of intensity.  
Intense development of these areas would constitute a hazard to the quality of the surrounding wild forest lands. 
 
4.   Characteristic: Proximity to services. 
 

(a) (1) Description: Areas that are remote from existing communities and services. 
 

     (2) Land use implications: Intense development of these areas would be detrimental to open-space 
character of the park.  Development of such remote areas is also generally costly in terms of services provided by 
local government.  Consequently, a low level of development should be permitted. 
 

(b) (1) Description: Areas that are readily accessible to existing communities. 
 
     (2) Land use implications: These areas can sustain a high level of development intensity.  Local 

government services can be efficiently and economically provided in such areas.  Development here will generally 
be of positive economic value to a community. 
 
5.   Characteristic: Historic sites. 
 

Description: Sites of historic significance from a local, park or national standpoint. 
 

Land use implications: Any development of the site itself or its immediate environs, except restoration, would 
destroy the site=s historical and educational values. 
 
 H.   DETERMINANT:   PUBLIC FACILITY 
 
1.   Characteristic: Public sewer systems. 
 

Description: Areas served by a public sewer system. 
 

Land use implications: Development may occur in these areas in spite of certain resource limitations that have 
been overcome by public sewer systems.  Consequently, these areas can often be used for highly intensive 
development. 
 
2.   Characteristic: Proposed public sewer systems. 
 

Description: Areas identified in a county comprehensive sewerage study where public sewer systems are 
considered feasible. 
 

Land use implications: Encouraging relatively intense development in these areas will often provide the 
necessary impetus to establish the proposed systems.  These systems will overcome certain health hazards and 
associated environmental problems that would otherwise be considered limiting. 
 
 I.   DETERMINANT:   EXISTING LAND USE 
 
1.   Characteristic: Urbanized. 
 

(a) (1) Description: A large, varied and concentrated community with a diversity of housing and services. 
 

      (2) Land use implications: Generally, these areas have the facilities and potential to develop as major 
growth and service centers. 
 

(b) (1) Description: A small, concentrated community. 
 

      (2) Land use implications: Generally, these areas have the potential to develop as growth centers. 
 
2.   Characteristic: Residential. 
 

Description: Areas of primarily residential development. 
 

Land use implications: The primary use of these areas should continue to be residential in nature. 



 
 

 
3.   Characteristic: Forest management. 
 

Description: Large tracts, primarily of northern hardwood or spruce-fir forests, under active forest 
management. 
 

Land use implications: These areas should be developed at only a minimal level of intensity.  They constitute a 
unique natural resource.  The supply of these species of trees, which are uncommon in such quantities elsewhere in 
the State, is important to insure a continuing supply of saw-logs and fiber for the economically vital wood-using 
industry of the region. 
 
4.   Characteristic: Agricultural lands. 
 

(a) (1) Description: Areas under intensive agricultural management in which there is evidence of continuing 
capital investment for buildings and new equipment. 
 

     (2) Land use implications: These areas are an important resource within the Adirondack Park.  These areas 
are of economic importance in some areas of the park.  Consequently, these areas should only be developed at a very 
minimal level of intensity. 
 

(b) (1) Description: Areas containing less viable agricultural activities frequently interspersed with other types 
of land uses. 
 

     (2) Land use implications: These areas are important to the open-space character of the park and also 
contain pockets of important agricultural soils.  Consequently, they should be utilized for a low level of development 
intensity. 
 
5.   Characteristic: Industrial uses. 
 

(a) (1) Description: Areas containing large-scale economically important industrial activities, located outside 
of centralized communities. 
 

     (2) Land use implications: These areas have been intensively used and are important to the economy of the 
Adirondack Park.  They should remain in active industrial use. 
 

(b) (1) Description: Proposed industrial sites identified by the State Development of Commerce or regional or 
local planning agencies. 
 

     (2) Land use implications: Because they are potentially important to the economy of the Adirondack Park, 
industrial uses should be encouraged in these areas. 
 
 
 



 

 

 

APPENDIX D 

PUBLIC HEARING NOTICE 

 



 
 

P.O. Box 99 • 1133 NYS Route 86 • Ray Brook, NY 12977 • Tel: (518) 891-4050 • www.apa.ny.gov 

NOTICE OF PUBLIC HEARING ON PROPOSED AMENDMENT TO THE OFFICIAL 
ADIRONDACK PARK LAND USE AND DEVELOPMENT PLAN 

 
Map Amendment 2020-01  

 
NOTICE: PUBLIC HEARING on PROPOSED AMENDMENT TO OFFICIAL ADIRONDACK 
PARK LAND USE AND DEVELOPMENT PLAN 2020-01 
    
PLEASE TAKE NOTICE that a public hearing will be held by the Adirondack Park 
Agency on May 15, 2020 at 11:00 AM pursuant to Section 805 of the Adirondack Park 
Agency Act, 6 NYCCR Part 617 and 9 NYCRR Part 586.  The subject of the hearing will 
be a proposed amendment to the Official Adirondack Park Land Use and Development 
Plan Map that was requested by the Town of North Elba.  
 
The proposed amendment involves a request to reclassify approximately 35 acres from 
Moderate Intensity Use to Hamlet pursuant to the Adirondack Park Agency Act, Section 
805(2)(c)(1) and 805(2)(c)(2).  The area under consideration for the requested 
amendment is located east of Barn Road, in the Town of North Elba.  
 
A Draft Supplemental Environmental Impact Statement, together with a Notice of 
Completion, has been prepared for this proposed action pursuant to the State 
Environmental Quality Review Act and is on file at the Adirondack Park Agency 
headquarters in Ray Brook, NY and is available on the Adirondack Park Agency website 
at https://apa.ny.gov/about_agency/mapamendments/MA202001DSEIS.pdf   
 
Due to the COVID-19 virus pandemic, the hearing will be conducted remote-only via a 
Webex telephone/video conferencing event. If you have a computer,  tablet, or 
smartphone, you can join online, by going to the following address: 
https://tinyurl.com/MA2020-01. On May 15, 2020 several minutes before 11:00 am, log 
in with your electronic device. To join by phone, please call: 1-518-549-0500 (Local) or 
1-844-633-8697 (US Toll Free) and enter the access code:  613 081 155.  613 081 155 
 
The public will be given the opportunity to make a comment during the hearing, however 
written comments are encouraged. Written comments on the proposed map 
amendment will be accepted until May 30, 2020 and can be submitted by email to 
mapamendment_comments@apa.ny.gov. Written comments may also be submitted by 
mail to the address below. 
 
Further details may be obtained by contacting: Matthew Kendall, Environmental 
Program Specialist, Adirondack Park Agency, Matthew.Kendall@apa.ny.gov; (518)304-
6168. 
 

https://apa.ny.gov/about_agency/mapamendments/MA202001DSEIS.pdf
https://tinyurl.com/rtnnmx2


APPENDIX E 

                    Public Hearing Summary



MA2020-01 (North Elba) 

Summary of Public Hearing 

On May 15, 2020, the Adirondack Park Agency held an online hearing via WebEx 
Event.  Approximately 12 members of the public participated in the hearing.   

APA staff provided an overview of the Adirondack Park Land Use and Development 
Plan map, the map amendment process and criteria for Agency decisions.  APA staff 
then provided an overview of the proposed amendment and a summary of the 
environmental setting, including map graphics from the DSEIS. 

The public was given an opportunity to make a verbal comment for the record, but no 
comments were received at the hearing  



APPENDIX F 

Comment Letters Received During Comment Period 



From: Lee Lamparski
To: MapAmendment_comments@apa.ny.gov
Subject: Map Amendment 2020-01
Date: Tuesday, May 26, 2020 4:52:33 PM

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown
senders or unexpected emails.

To Whom it may concern:

I live at 252 Algonquin Dr, Lake Placid, NY in the Fawn Ridge development.  My property borders the Cell Science
Center property and state land. I am worried that the developer will seek permission to put a road from the proposed
development through to Algonquin Drive. 

My concern is that there should NOT be ingress/egress or access through Fawn Ridge.  If the APA grants Hamlet
status for the property is there a way to prohibit the access through Fawn Ridge?

Thank you for your consideration of this request.

Lee

Lee Slocum
484.354.1920

mailto:MapAmendment_comments@apa.ny.gov
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May 29, 2020 

 

Matthew S. Kendall 

Adirondack Park Agency 

P.O. Box 99 

Ray Brook, NY 12977 

(Via Electronic Submission) 

 

RE: Draft Environmental Impact Statement for Map Amendment 2020-

01 in the Town of North Elba 

 

Dear Matt, 

 

On behalf of the Adirondack Council, I would like to thank you for the 

opportunity to provide comments on the Draft Environmental Impact 

Statement (DEIS) for Map Amendment 2020-01 in the Town of North Elba. In 

reviewing the DEIS and attending the May 15th public hearing, the 

Adirondack Council supports the reclassification of 32 acres of Moderate 

Intensity Use (MIU) to Hamlet in the Town of North Elba, listed as 

Alternative 3.  

 

As the Council has stated on past map amendment proposals, we support these 

types of amendments when they uphold the overall intent and integrity of the 

original Adirondack Park Land Use and Development Plan (APLUDP) 

classifications, harmonize natural resource protection with meaningful 

economic and cultural expansion for the surrounding community, and provide 

measurable net gains for all stakeholders.  

 

Map amendments are integral to allowing for appropriate and necessary 

community growth and expansion in the Adirondack Park. The Town of North 

Elba has not undergone a Hamlet expansion since the APLUDP was adopted 

in 1973 despite experiencing growing numbers of visitors, residents and 

development. The Town’s proposal to expand the Hamlet in this location is 

logical given existing infrastructure, capacity of the land to withstand use, and 

surrounding development.   

 

In general, the Council believes that map amendments should fit within a 

larger comprehensive planning effort that considers and addresses community 

needs, natural resource impacts, the character of the surrounding landscape, 

and impacts to adjoining properties, especially when state lands are involved. 

The APLUDP “insures that contemporary and projected future pressures on 

the park resources are provided for within a land use control framework which 

recognizes not only matters of local concern but also those of regional and
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state concern.” While not a part of a formal planning process, we ask the APA and Town to view 

this amendment through a comprehensive planning lens to consider how such an action will 

influence surrounding resources and development into the future. 

Pursuant to Adirondack Park Agency (APA) Regulation Part 583.2(a), the APA must consider 

nine land-use classification determinants, including soil, topography, water, fragile ecosystem, 

etc., when reviewing a map amendment. According to Appendix Q-8, the determinants are 

broken down into three categories: natural resources, existing land use patterns, and public 

considerations. These determinants flesh out what types of development will or will not add 

value to the Park and its communities, if allowed. In reviewing the analysis provided in the 

DEIS, the Council believes the proposal sufficiently meets these nine criteria and that the 32 

acres outlined in Alternative 3 are appropriate for Hamlet development. 

In addition to the comments provided, the Council offers the following comments for the APA’s 

consideration as they review this proposal: 

1. No consideration of future development: Pursuant to APA Act Regulation Part 583.2(b),

the Agency cannot consider any future land development proposals or existing or

proposed land use controls when reviewing a map amendment. Considering proposals

like housing for the 2023 University Games would be inappropriate and inconsistent with

the law.

2. Eight votes needed for approval: According to Part 583.6, in order for a map amendment

to be passed, “Eight affirmative votes shall be required for the agency to grant any map

amendment whenever a two-thirds vote is statutorily required.”

In closing, the Adirondack Council supports the Town of North Elba’s proposal to reclassify 32 

acres of MIU lands to Hamlet. The analysis provided in the DEIS sufficiently meets the legal 

requirements outlined in the APA Act and 9 CRR-NY Part 583.Thank you for reviewing our 

comments and we look forward to your response. 

Sincerely, 

Rocci Aguirre 

Deputy Director 



From: Lee Lamparski
To: MapAmendment_comments@apa.ny.gov
Subject: Map amendment 2020-01
Date: Saturday, May 30, 2020 3:53:39 PM

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown
senders or unexpected emails.

I object to the Map Amendment 2020-01 which would reclassify the parcil known as the Cell Science Center
property from Moderate Intensity to Hamlet. My objection is because the people making the decision have a vested
interest in the outcome.  If those who are part of the APA board benefit personally from the conversion of the
property from moderate density to hamlet then this is just wrong.  Those who benefit personally should recuse
themselves from the decision making process.   Those who remain should decide if creating more dense housing
area in Lake Placid is actually good for Lake Placid.  Or will Lake Placid turn into Park City, another winter
Olympic town who now has thousands of housing units changing the character of the once sleepy skiing town.

The tale that this conversion will allow Lake Placid to have "affordable" housing is false based on their own study. 
The majority of the housing needs, per the study included with this Map Amendment request, are for those who earn
less than $28,000 a year.  The proposed development are for those that make $35K to $85K a year.  In addition, the
study did not interview the people who needed the housing.  Would low income workers rather live here or in Keene
or Jay?  I guess the question never asked is "If we build it will they come?"

Respectfully submitted,

Lee Slocum
252 Algonquin Dr, Lake Placid, NY 12946

mailto:MapAmendment_comments@apa.ny.gov


 
Protect the Adirondacks 

PO Box 48, North Creek, NY 12853  518.251.2700 
www.protectadks.org   info@protectadks.org 

Follow Us on Twitter @ProtectAdkPark  Like Us on Facebook    

	
 

	
May	30,	2020 
	
Matt	Kendall	
NYS	APA	
PO	Box	99	
Ray	Brook,	NY	12977	
	
RE:	APA	Map	Amendment	2020-1	in	the	Town	of	North	Elba	
	
Dear	Matt	Kendall:	
	
Please	accept	these	comments	from	Protect	the	Adirondacks	on	the	
proposed	Adirondack	Park	Agency	(APA)	amendment	(MA-2020-1)	to	the	
Land	Use	and	Development	Plan	map	seeking	to	reclassify	one	of	three	
alternatives,	ranging	in	size	from	32	to	44	acres,	of	Moderate	Intensity	Use	
to	Hamlet	in	the	Town	of	North	Elba.	This	proposal	marks	a	substantial	
expansion	of	the	hamlet	area	around	the	Village	of	Lake	Placid.	
	
When	a	map	amendment	is	proposed	for	a	single	ownership	or	small	
acreage,	such	as	in	the	case	of	the	Town	of	North	Elba	in	MA-2020-1,	it	
raises	concerns	that	the	proposal	is	in	effect	an	effort	to	“spot	zone”	a	tract	
of	land	or	pursue	some	kind	of	political	favor	for	a	landowner.	Protect	the	
Adirondacks	is	concerned	about	the	process	undertaken	by	the	Town	of	
North	Elba.	We	believe	a	map	amendment	submission	by	an	Adirondack	
town	is	appropriate	for	consideration	when	it	is	the	product	of	a	natural	
resource	analysis	and	inventory	as	part	of	a	larger	comprehensive	
community	planning	effort,	which	hopefully	results	in	an	APA	approved	
local	land	use	program	or	an	update/amendment	to	an	existing	locally	
approved	plan.	Such	comprehensive	amendments,	such	as	that	approved	for	
the	Town	of	Chester,	among	others,	often	sees	lands	reclassified	to	both	
enhance	and	reduce	protections	and	development	opportunities.	
	
Despite	questions	around	the	process	used	by	the	Town	of	North	Elba	in	
MA-2020-1,	Protect	the	Adirondacks	finds	that	the	proposed	Alternative	3	
satisfies	the	criteria	for	a	map	amendment.	
	
	
	
	

Board of Directors 
 
Charles Clusen 
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Michael Wilson 
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John Caffry 
Andy Coney 
Dean Cook 
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Lorraine Duvall 
Robert Glennon 
Roger Gray 
Evelyn Greene 
Peter Hornbeck 
Mark Lawton 
Peter O’Shea 
Barbara Rottier 
Philip Terrie 
 
 
Peter Bauer 
Executive Director 
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Proposal	to	Change	from	Moderate	Intensity	Use	to	Hamlet	
	
Under	the	APA	Act,	Moderate	Intensity	Use	and	Hamlet	areas	are	very	different	land	
classifications.	
	
Section	805	of	the	APA	Act	describes	Moderate	Intensity	(MIU)	Areas	as:	
	

(1)	Character	description.	Moderate	intensity	use	areas,	
delineated	in	red	on	the	plan	map,	are	those	areas	where	the	
capability	of	the	natural	resources	and	the	anticipated	need	
for	future	development	indicate	that	relatively	intense	
development,	primarily	residential	in	character,	is	possible,	
desirable	and	suitable.	
	
These	areas	are	primarily	located	near	or	adjacent	to	
hamlets	to	provide	for	residential	expansion.	They	are	also	
located	along	highways	or	accessible	shorelines	where	
existing	development	has	established	the	character	of	the	
area.	
	
Those	areas	identified	as	moderate	intensity	use	where	
relatively	intense	development	does	not	already	exist	are	
generally	characterized	by	deep	soils	on	moderate	slopes	
and	are	readily	accessible	to	existing	hamlets.	
	
(2)	Purposes,	policies	and	objectives.	Moderate	
intensity	use	areas	will	provide	for	development	opportunities	
in	areas	where	development	will	not	significantly	
harm	the	relatively	tolerant	physical	and	biological	
resources.	These	areas	are	designed	to	provide	for	residential	
expansion	and	growth	and	to	accommodate	uses	related	
to	residential	uses	in	the	vicinity	of	hamlets	where	
community	services	can	most	readily	and	economically	be	
provided.	Such	growth	and	the	services	related	to	it	will	
generally	be	at	less	intense	levels	than	in	hamlet	areas.	
	
(3)	Guidelines	for	overall	intensity	of	development.	The	
overall	intensity	of	development	for	land	located	in	any	
moderate	intensity	use	area	should	not	exceed	
approximately	five	hundred	principal	buildings	per	square	
mile.	

	
Section	805	of	the	APA	Act	describes	Hamlet	(H)	Areas	as:	
	

(1)	Character	description.	Hamlet	areas,	delineated	in	
brown	on	the	plan	map,	range	from	large,	varied	communities	
that	contain	a	sizeable	permanent,	seasonal	and	
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transient	populations	with	a	great	diversity	of	residential,	
commercial,	tourist	and	industrial	development	and	a	high	
level	of	public	services	and	facilities,	to	smaller,	less	varied	
communities	with	a	lesser	degree	and	diversity	of	
development	and	a	generally	lower	level	of	public	services	
and	facilities.	
	
(2)	Purposes,	policies	and	objectives.	Hamlet	areas	will	
serve	as	the	service	and	growth	centers	in	the	park.	They	
are	intended	to	accommodate	a	large	portion	of	the	necessary	
and	natural	expansion	of	the	park's	housing,	
commercial	and	industrial	activities.	In	these	areas,	a	wide	
variety	of	housing,	commercial,	recreational,	social	and	
professional	needs	of	the	park's	permanent,	seasonal	and	
transient	populations	will	be	met.	The	building	intensities	
that	may	occur	in	such	areas	will	allow	a	high	and	desirable	
level	of	public	and	institutional	services	to	be	economically	
feasible.	Because	a	hamlet	is	concentrated	in	character	and	
located	in	areas	where	existing	development	patterns	
indicate	the	demand	for	and	viability	of	service	and	growth	
centers,	these	areas	will	discourage	the	haphazard	location	
and	dispersion	of	intense	building	development	in	the	park's	
open	space	areas.	These	areas	will	continue	to	provide	
services	to	park	residents	and	visitors	and,	in	conjunction	
with	other	land	use	areas	and	activities	on	both	private	and	
public	land,	will	provide	a	diversity	of	land	uses	that	will	
satisfy	the	needs	of	a	wide	variety	of	people.	
	
The	delineation	of	hamlet	areas	on	the	plan	map	is	designed	
to	provide	reasonable	expansion	areas	for	the	
existing	hamlets,	where	the	surrounding	resources	permit	
such	expansion.	Local	government	should	take	the	
initiative	in	suggesting	appropriate	expansions	of	the	
presently	delineated	hamlet	boundaries,	both	prior	to	and	at	
the	time	of	enactment	of	local	land	use	programs.	
	
(3)	All	land	uses	and	development	are	considered	
compatible	with	the	character,	purposes	and	objectives	of	
hamlet	areas.	
	
(4)	No	overall	intensity	guideline	is	applicable	to	hamlet	
areas.	

	
There	are	major	differences	between	MIU	and	H	areas.	The	difference	in	development	
rates	is	significant.	MIU	areas	are	zoned	to	allow	a	maximum	of	500	principal	dwellings	
per	square	mile,	an	average	of	one	per	1.28	acres	(640/500),	whereas	there	are	no	
overall	intensity	guidelines	in	a	Hamlet	area.	It	is	recognized	that	the	proposed	change	
will	facilitate	a	greater	level	of	potential	development	on	the	32	acres	of	Alternative	3.	
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APA	Criteria	for	Proposed	Map	Amendments	
	
Section	583.2	of	the	APA’s	regulations	provides	that	it	will	refer	to	the	9	"land	use	area	
classification	determinants"	in	9	NYCRR	Appendix	Q-8,	as	augmented	by	field	inspection,	
in	considering	map	amendment	requests.	Importantly,	it	also	provides	that	“The	agency	
will	not	consider	as	relevant	to	its	determination	any	private	land	development	
proposals	or	any	enacted	or	proposed	local	land	use	controls.”	
	
APA’s	9-Part	Test	for	Assessing	a	Proposed	Map	Amendment	
	
The	9	determinants	are:	
	

A.	Soil	
B.	Topography	
C.	Water	
D.	Fragile	Ecosystem	
E.	Vegetation	
F.	Wildlife	
G.	Park	Character	
H.	Public	Facility	
I.	Existing	Land	Use	

	
In	its	application,	the	Town	of	North	Elba	stated	“The	Town	anticipates	that	the	
requested	amendment	would	accommodate	the	continued	necessary	and	natural	
expansion	of	Lake	Placid’s	housing,	commercial	and	industrial	development.”	After	
review	of	Draft	Supplemental	Environmental	Impact	Statement	(DSEIS),	Protect	the	
Adirondacks	finds	that	the	proposed	map	amendment	MA-2020-1	Alternative	3	satisfies	
the	nine	tests	required	for	a	successful	map	amendment.	
	
Soil:	According	to	the	DSEIS	the	soils	in	the	lands	in	question	are	overwhelmingly	
conducive	to	development	and	suitable	for	a	Hamlet	area.	
	
Alternative	3	satisfies	the	“soils”	test.	
	
Topography:	The	tract	in	question	has	few	areas	with	steep	slopes	that	would	limit	the	
viability	of	increased	development.	Alternative	3	has	almost	no	slope	issues.	
	
Alternative	3	satisfies	the	“topography”	test.	
	
Water:	According	to	the	DSEIS,	there	are	significant	wetlands	in	the	larger	44-acre	
proposal,	but	not	in	the	smaller	32-acre	proposal	in	Alternative	3.	It	makes	sense	to	keep	
the	wetlands	out	of	the	Hamlet	area.		
	
Alternative	3	satisfies	the	“water”	test.	
	
	
	



	 5	

Fragile	Ecosystem:	The	site	contains	no	unique	or	threatened	natural	resources	or	
ecological	communities.	
	
Alternative	3	satisfies	the	“fragile	ecosystem”	test.	
	
Vegetation:	While	new	development	in	an	intact	forest	area	negatively	impacts	
vegetation,	the	Alternative	3	site	is	a	highly	altered	and	developed	site.	
	
Alternative	3	satisfies	the	“vegetation”	test.	
	
Wildlife:	The	lands	in	question	are	surrounded	by	roads,	which	cut	off	these	lands	from	
other	larger	intact	forest	areas.	The	existing	Forest	Preserve	will	continue	to	buffer	the	
new	Hamlet	area.	Given	the	highly	developed	condition	of	the	existing	lands	in	
Alternative	3,	there	will	be	no	negative	impact	to	wildlife	in	the	change	to	Hamlet.		
	
Alternative	3	satisfies	the	“wildlife”	test.	
	
Park	Character:	This	part	of	North	Elba	is	heavily	developed	with	strip	commercial	
development	along	Route	86,	including	the	Price	Chopper	plaza,	which	borders	the	lands	
in	question.	Though	the	lands	in	question	border	a	small	isolated	tract	of	Forest	
Preserve,	the	“park	character”	in	this	area	is	that	of	commercial	hamlet	lands.	
	
Alternative	3	satisfies	the	“park	character”	test.	
	
Public	Facility:	The	proposed	map	amendment	does	not	appear	to	impact	any	public	
facilities.	The	lands	in	question	are/will	be	serviced	by	municipal	water/sewer.	
	
Alternative	3	satisfies	the	“public	facility”	test.	
	
Existing	Land	Use:	The	main	tract	is	classified	as	Industrial	under	the	Town	of	North	
Elba	code.	The	lands	in	question	includes	a	large	former	laboratory	building,	parking	
lots,	buildings,	and	a	large	cleared	field.	
	
Alternative	3	satisfies	the	“existing	land	use”	test.	
	
Based	on	the	foregoing	MA-2020-1	satisfies	the	nine	tests	that	a	proposed	amendment	
needs	to	pass	in	order	to	be	approved.	
	
Possible	APA	Approval	
	
Section	805(2)(c)(1)	of	the	APA	Act	requires	“an	affirmative	vote	of	two-thirds	of	the	
APA	members”	to	amend	the	Official	Map	as	sought	here.	9	NYCRR	583.6	states:	“Eight	
affirmative	votes	shall	be	required	for	the	agency	to	grant	any	map	amendment	
whenever	a	two-thirds	vote	is	statutorily	required.”	
	
Conclusion	
	
We	support	approval	of	MA-2020-1	Alternative	3.	
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On	behalf	of	the	Board	of	Directors	of	Protect	the	Adirondacks,	please	accept	our	
gratitude	for	the	opportunity	to	present	our	concerns	about	proposed	APA	map	
amendment	in	the	Town	of	North	Elba.	
	
Sincerely,	

	
Peter	Bauer,	
Executive	Director	
	
 



From: Peter and Dot Beatty
To: MapAmendment_comments@apa.ny.gov
Subject: APA Map Amendment 2020-01
Date: Sunday, May 31, 2020 11:14:09 AM

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown
senders or unexpected emails.

Greetings,

This email is a comment regarding the Town of North Elba’s request for a map amendment to reclassify 35 acres
from Moderate Intensity Use to Hamlet (APA Map Amendment 2020-01).  As residents of the Fawn Ridge
subdivision we would strongly oppose any future proposal to allow a second means of ingress and egress to the
proposed Hamlet by connecting it to Algonquin Drive.  To do so would require crossing State land currently
classifed as Wild Forest.  This should not be permitted through a land swap or any other means.

Regards,
Peter Beatty
Dorothy Beatty
19 Iroquois Lane
Lake Placid, NY

mailto:MapAmendment_comments@apa.ny.gov


From: Curtis F. Stiles
To: MapAmendment_comments@apa.ny.gov
Subject: MA2020-01 (North Elba)
Date: Sunday, May 31, 2020 6:08:17 PM

ATTENTION: This email came from an external source. Do not open attachments or click on links from unknown
senders or unexpected emails.

Dear Agency Staff as appropriate,

I offer the following Comments as a former Agency Chair and concerned Adirondack resident regarding 
the Town of North Elba's request for Land reclassification from ‘Moderate Intensity' to ‘Hamlet’ which is
now before the Agency.

There does not seem to be sufficient justification and documentation presented  for such a change
including need and proposal; and, it would appear driven by the Development Team with the potential
appearance of Conflicts of Interest.  

Clearly a proposal that would satisfy the envisioned housing needs for Sports Events for athletes and
support personnel is legitimate but in no way requires the reclassification of 32 acres to do so.

Any access to such a facility should come directly from the main travel corridor and not via state land or
or other residential neighborhoods or properties.

Thank you.

Sincerely,

Curt Stiles
534 Hawk Ridge Rd
Tupper Lake, NY 12986

mailto:MapAmendment_comments@apa.ny.gov
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Laurie Dudley 
Town of North Elba Clerk 
2693 Main ST, Suite 101 
Lake Placid, NY  12946 

Bill Hurley 
Town of North Elba Joint Review Board, Chair 
2693 Main ST, Suite 101 
Lake Placid, NY  12946 

Ronald J. Briggs, Esq. 
Briggs Law Firm LLP 
2296 Saranac Avenue 
Lake Placid, NY 12946 

Gerald Delaney Sr. 
LGRB Executive Director (Clinton County) 
326 Downs Road 
Cadyville, NY  12918 

Beth Gilles 
Lake Champlain - Lake George Regional Planning Board 
P.O. Box 765 
1 Lower Amherst Street 
Lake George, NY 12845 

Joseph A. Provoncha 
Essex County Clerk 
7559 Court ST 
PO Box 217 
Elizabethtown, NY  12932 

Anna Reynolds 
Essex County Office of Community Resources 
7514 Court Street, PO Box 217 
Elizabethtown, NY 12932 
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