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EXECUTIVE SUMMARY 

 

The project sponsor, Tuck Eastside Partners, L.P. (TEP, or the Applicant) has prepared this Draft 

Environmental Impact Statement (―DEIS‖) on behalf of the Town of Windham Planning Board 

(―the Planning Board‖), the lead agency for this project under the New York State 

Environmental Quality Review Act, Environmental Conservation Law Article 8 and 

implementing regulations as set forth in 6 NYCRR Part 617 (―SEQRA‖). The proposed project, 

which is the subject of this DEIS, is the construction and operation of a four-season private 

sporting club development  known as the Windham Mountain Sporting Club (―WMSC‖ or ―the 

project‖) located east of the existing Windham Mountain ski area in the Town of Windham, 

Greene County in the northern Catskill region of New York State.   

 

The WMSC is proposed on 464.6 acres of land south of South Street and will offer its members 

multiple recreational and amenity offerings as well as a variety of residential offerings including 

single-family homes, duplexes, townhouses and condominiums.  No ski trails are proposed, but 

there are two transport ski lifts included in the project that will bring skiers to and from the 

project‘s residential areas to Windham Mountain ski trails that currently exist on easements over 

the project site.   

 

More specifically, the project includes the following: 

 143 Single Family Homes 

 24 Duplex Units 

 54 Townhome Units 

 81 Condominium Units 

 Members‘ Lodge and Clubhouse 

 

The Members‘ Lodge and Clubhouse will be located at the mid-point of the mountain 

face and directly adjacent to the existing Wanderer ski trail for Windham Mountain. It 

will be constructed in two distinct phases of development- the first includes the prime 

member amenities for the WMSC and the second includes the residential (condominium) 

expansion. The Phase 1 structure houses a primary restaurant with 50 seats, an arrival 

lobby, a bar/ lounge area, a small, private spa facility (to be expanded in the Phase 2 

addition) and a large outdoor terrace area associated with the adjacent transport ski lift 

―A‖ that will provide direct access to the top of the ski area for Members and their guests.  

 

 Wellness Center 

 

This facility is proposed to include many of the necessary early-stage administrative offices of 

the Homeowners Association. Its primary mission, though, is to provide a base for all physical 

activities of the project. These will include an indoor exercise facility, an indoor climbing wall, 

an outdoor swimming/ lap pool and tennis courts (2) and indoor squash courts, along with the 

requisite changing and bathroom facilities. It also includes several multi-functional spaces for 

club events and classrooms and will be the center of all outdoor recreational activities for 

WMSC. From this location, members and their guests may utilize existing forest roads and trails 

for hiking, nature viewing and mountain biking activities. 
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 East Village Lodge 

 

The third and last commercial facility in the project is referred to as the East Village Lodge.  

This Phase 2 facility is proposed to house 27 condominium units and also to provide additional 

parking (both below grade and surface) and walk-to amenities for this portion of the project. It 

will house a lunch-time only grill, outdoor terrace area and community pool, as well as a small 

bar area for social functions. It lies directly adjacent to the proposed Lift ―B‖ that will service 

this side of the development and provide direct access to a portion of Wanderer ski trail and, 

indirectly, to the Members‘ Lodge at mid-mountain. 

 

 Privately constructed, owned and maintained project roads with project access from 

Trailside Road 

 Privately constructed, owned and maintained central water and sewer collection systems 

with connection to existing Town of Windham systems in South Street. 

 

The project residential components and amenities are proposed to be built in 3 phases with an 

anticipated timeframe for full project buildout of approximately 15 years.   

 

Section 1 of the DEIS discusses how the project complies with local land use planning 

regulations and documents,  including Windham‘s 1989 Site Plan Review Regulations, 1990 

Subdivision Regulations, 2002 Comprehensive Plan and the 2010 GEIS on the Development 

Capacities of the Town (GEIS)  which states in part,  

 

“In order to have a sustainable community, Windham needs year round residents with 

the ability to earn a good living.  At the present time, Windham Ski Mountain is the 

unique factor that attracts both part-time and full-time residents.  Windham Ski Mountain 

has generated a significant second home housing market.  The second home ski market 

provides construction jobs, maintenance jobs, real estate fees, real property taxes, school 

taxes, sales taxes and brings activity to our retail and food establishments.  At the present 

time, the town Board believes that the second home market will be a critical component 

to the long term sustainability of the community.  The parcels most desirable for the 

second home ski market are typically on steep slopes next to the ski mountain.  The Town 

anticipates that in the future the majority of the demand for new homes will be on slopes 

surrounding the ski mountain.  As such, the town does not discourage such development; 

rather, as noted in the DGEIS, engineering controls must be taken to insure that the 

slopes can be developed without significant impact on water quality and/or viewscape.” 

(GEIS Section V, page 24) 

 

The benefits from second home development discussed in the GEIS are also summarized for the 

WMSC in Section 1.3 of the DEIS, with more detail provided in Section 3.11 and Appendix 14.  

The project will generate a substantial number of jobs during construction and operations, 

provide substantial tax revenues at the local, county and State levels, and stimulate economic 

activity outside the project for things like construction materials and goods and services 

purchased by the members of the Club. 
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The project requires approvals from a number of government agencies. These include the Town 

of Windham Planning Board and Town Board, the Greene County Planning Board (a 

recommendation to the Windham Planning Board) and Highway Department, NYC Department 

of Environmental Protection (NYCDEP), and NYS Departments of Environmental Conservation 

(NYSDEC) and Health (NYSDOH). 

 

DEIS Section 2 provides a detailed description of the various aspects of the project.  The section 

begins with a description of how the project was designed to avoid natural resources constraints 

that are present on the site, in particular steep slopes, watercourses and wetlands.  A description 

of how the design of the project has evolved since the initial Sketch Plan application in 2009 and 

in response to subsequent discussions with the Planning Board leading up to the plans that are 

part of this DEIS is also provided.  Overall, there has been a reduction in the total number of 

residential units from 345 to 302, and density has been increased by replacing a number of single 

family homes with duplex units. 

 

The strict internal development controls that are part of the project are described in Section 2 and 

are included in Appendix 17.  The internal controls are contained in Architectural Review Board 

Design Guidelines (ARB Design Guidelines or the Design Guidelines) as well as a draft Master 

Declaration of Covenants, Conditions and Restrictions.  The ARB Design Guidelines cover over 

100 aspects of the development.  All of these Design Guidelines will be strictly enforced through 

a multi-step building plan approval process that must be adhered to for each lot.  The ARB, to be 

made up of independent consultants (generally architects, landscape architects, and civil 

engineers) appointed by the Board of the WMSC Homeowners‘ Association, will oversee the 

design and construction of single-family homes to ensure compliance with the Design 

Guidelines.  Under the Design Guidelines, each building lot will have a predetermined building 

envelope, outside of which no development will be permitted.  Likewise, each lot will have a 

maximum amount of permissible impervious area, a maximum building footprint, maximum 

building heights and limitations on gross square footage appropriate to the physical constraints of 

each residential lot.  Lots will have very specific limitations on vegetation cutting that can occur 

outside of the building envelope in order to protect visual resources.   

 

Overall the project will disturb up to about 141 acres of vegetation.  This represents about 30% 

of the site.  Approximately 322 acres, or 70% of the site, would remain undisturbed.  The 

majority of the areas on the site to remain undisturbed occur on the mid-slope part of the site 

between the proposed access road to the east and Twin Maples Lane and White Way to the west. 

This area also extends to the south to the vicinity of the Wanderer Trail.  The second large block 

of lands to remain undisturbed is located in the southeastern portion of the site, including most of 

the southern boundary of the site.  These two areas together comprise approximately 275 acres of 

the 322 acres to remain undisturbed.  The lands to remain undisturbed in the southeast portion of 

the site abut State Forest Preserve lands which are comprised of +/- 201 acres of land that NYS 

describes as a ―detached‖ parcel of the Elm Ridge Wild Forest. 

 

The total amount of impervious area proposed for the project is 33.4 acres or approximately 7% 

of the site.  Of this total, 19.2 acres are for roads and driveways, 2.6 acres are for the three 

amenity buildings and 11.6 acres are for residential buildings. 
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At full buildout and at 100% occupancy the project would generate approximately 94,000 

gallons of wastewater per day.  The project will connect to the Town of Windham wastewater 

system.  The proposed wastewater collection system will consist primarily of conventional 

gravity collection.  All wastewater from the project will flow to a main trunk line that runs down 

Trailside Road to South Street.   Approximately 315 feet of the 8 inch main along South Street 

will be replaced with 10 inch main.  Operations and maintenance of the project‘s wastewater 

infrastructure will be the responsibility of a private Transportation Corporation.   

 

Section 2.5 contains an evaluation of the Town‘s wastewater treatment plant capacity and its 

ability to serve the project.  This evaluation concludes that (1) based on the actual flow data from 

the treatment plant and the projected maximum capacity flow, the treatment plant is sufficient to 

accept flow from the project without modifications or expansion, and (2) in the event that future 

expansion of the treatment plant is needed, the project will help fund such an expansion through 

the fee mechanism established in the Town of Windham Sewer Use Law. 

 

The project requires an equivalent amount of potable water – approximately 94,000 gallons per 

day at full buildout and 100% occupancy.  The project will connect with the Town of Windham 

municipal water supply system.  In April of 2011 the Town Board of Windham reported that 

with respect to water need for several development projects in the Town, the Town ―has 

commissioned a Supplemental Generic Environmental Impact Statement to develop a 

comprehensive plan.‖  The Town board advised the Planning Board that it ―should assume that 

South Street Projects (County Route 12) will have access to public water as it becomes 

available.‖  The project water system will connect with the municipal water line near the South 

Street – Panarama Lane intersection.  The system will include two booster pump stations on the 

project site as well as two water storage tanks, one for 50,000 gallons of storage and the other for 

300,000 gallons.   

 

In order to provide sufficient capacity in the municipal system to serve the project and other 

developments, a consolidation of existing water systems in the Town will be necessary.  

Infrastructure improvements will be needed to consolidate the systems and provide water to the 

proposed WMSC connection point.  The Town‘s Supplemental Generic Environmental Impact 

Statement is being prepared to advance this consolidation plan.  The Town Board anticipates 

raising significant portions of the capital necessary from the developers implementing the 

projects that would be served by the consolidated system.  It is the intention of Tuck Eastside 

Partners to provide an appropriate level of funding to facilitate the water system consolidation 

and make water available for the project. 

 

Access to the project will be off of Trailside Road with gated emergency access available at 

Panarama Lane and Twin Maple Lane.  An alternative access into the project from NY Route 

296 in the vicinity of Cuomo‘s Cove was evaluated and found not feasible due to steep slopes 

and the narrow parcel widths in this area.  The project includes approximately 4.5 miles of road 

that will be built to Town road standards and will be maintained privately by the project‘s 

Homeowner‘s Association.  Some waivers from Town road standards are being sought for 

project road intersections.  The need for waivers is a result of site topography and the desire to 

reduce impacts associated with the increased clearing and grading that would be necessary to 

meet standards.  The degree to which waivers are being sought has been significantly reduced 
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over what was proposed in the Sketch Plan application, and the road design proposed is able to 

safely accommodate traffic, including emergency vehicles (i.e. fire trucks) and trucks delivering 

materials to the site.  Parking for the project will consist of a mix of surface parking and 

underground parking.  The great majority of the parking for the two Lodge buildings will be 

underground, which results in a significant reduction in the amount of project impervious 

surfaces. 

 

The project includes a stormwater management system that incorporates the design standards 

established in The New York State Department of Environmental Conservation Stormwater 

Management Design Manual (SMDM) (August, 2010), and the Rules and Regulations for the 

Protection from Contamination, Degradation, and Pollution of the New York City Water Supply 

and its sources, 10 NYCRR §128-3.9.  The goal of the proposed stormwater management plan is 

to incorporate stormwater management as part of the overall project design.  This includes 

protecting the site‘s natural resources and environmentally sensitive areas, minimizing 

development impacts and impervious areas by using effective site planning principles, and 

incorporating design features that effectively manage stormwater runoff, such as bioretention 

areas, stormwater management ponds and surface conveyances such as dry swales.  The plan 

utilizes these elements in order to achieve the primary goal of meeting water quality objectives, 

while at the same time mitigating potential impacts associated with increased stormwater runoff.  

Specifically, the objectives of the stormwater management plan are to enhance the quality of 

stormwater runoff to prevent water quality degradation, and preserve water quality in receiving 

water bodies within the New York City West of Hudson watershed, promote infiltration and 

evapotranspiration, and to prevent increased runoff from developed land to reduce the potential 

for flooding, erosion and flood damage. 

 

A comprehensive plan for sediment and erosion control for Phase 1 construction is included in 

this EIS (Site Plan drawing set Sheets L-3.01 through L-3.05 and L-8.01 and L8.02).  The project 

Stormwater Pollution Prevention Plan includes detailed drawings showing how structural and 

vegetative practices will be implemented to control erosion at its source and to prevent 

degradation of water quality by preventing eroded materials from entering watercourses.  

Diversion swales will be widely used in order to divert runoff from undisturbed areas around 

areas of construction.  Sediment basins will be established to capture and hold stormwater runoff 

from disturbed areas during construction.  The plan also includes a specific construction 

sequencing plan that limits the amount of exposed soils present on the site at any given time and 

requiring that disturbed soils be stabilized in an area before moving on to the next area of 

construction and soil disturbance.  The project will employ a full time Qualified Inspector that 

will oversee the implementation and maintenance of sediment and erosion control practices. 
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The following table summarizes the bulk earthwork amounts for the project broken down by 

phases. 

 
 Cut (yd

3
)* Fill (yd

3
) Net (yd

3
) 

Phase 1 271,910 198,320 73,590 

Phase 2 94,790 85,070 9,720 

Phase 3 55,570 27,055 28,515 

Total 422,270 310,445 111,825 

* cut volume includes an expansion factor for rock 

and for soil 

 

The plan for disposing, or spoiling, excess cut material generated during the construction of the 

project includes lands on the project site and lands off of the project site.  A portion of the excess 

cut material will be spoiled on that part of the project site located to the west of Trailside Road.  

As per the project grading plans, approximately 33,300 cubic yards can be spoiled and stabilized 

on this part of the project site.  This area will be used to spoil the material from Phase 3 

construction.  The Applicant has an agreement with the owner of an adjoining parcel (tax map 

parcel 95.00-1-93 Fromm) who has agreed to accept fill material generated by project 

construction.  Under the agreement between the Applicant and the adjoining property owner (see 

Appendix 2), fill will be placed on the adjoining parcel and stabilized at the expense of the 

Applicant.  Under the spoils grading plan approximately 47,600 cubic yards of material can be 

spoiled on this parcel.  This area will be used for a portion of the spoil generated during Phase 1.  

Also used in Phase 1 will be the construction staging area along Trailside (Lots 10 through 16) 

and an area on Meadow Crossing down past the Wellness Center on Lots 65 through 89.  Both of 

these areas are in non-wooded areas so it will not be necessary to do any significant tree clearing 

to place fill in these two locations. 

 

Also included in Section 2 of the DEIS is a description and illustration of the locations where 

blasting will be necessary during project construction.  Blasting will be required for construction 

of sections of project roads, some building pad sites and for stormwater basins.  Potential 

impacts from blasting, and measures that are being proposed to mitigate these potential impacts, 

are discussed in a number of locations in Section 3.  Measures include pre-blast surveys for 

nearby property owners, notification of nearby property owners prior to blasting, and a course for 

remedial action should any nearby landowner feel that they have been adversely affected by 

blasting activities.   

 

The project site plan drawings that accompany the DEIS provide information on project lighting, 

landscaping and signage which are also described in Section 2.10.  For project common areas 

including roads and parking areas, and around the lodges and Wellness Center, lighting will be 

provided in accordance with site plans approved by the Windham Planning Board.  For single 

family homes, outdoor lighting is only allowed when approved in advance by the ARB and must 

adhere to the required guidelines.  The purpose of exterior lighting is to provide for safety only, 

and not for decoration. Lighting may not pollute the night sky - no up lighting of any kind is 

permitted - nor trespass onto neighboring properties or rights of way.   
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At WMSC, landscaping is considered an essential element of the overall design. The goal in the 

development of WMSC and development of individual Lots is to preserve the beauty and 

character of the property's natural existing vegetation to a large extent while permitting 

attractive, landscaped areas. Specific enforceable guidelines for landscape and revegetation 

efforts are contained within the ARB Design Guidelines for WMSC. These guidelines 

specifically identify ―zones‖ of influence, landscape preservation, and enhancement. In addition, 

there are requirements related to limited use of non-native materials, wildfire management and 

forest management and limitations on the use, or reliance, on high maintenance turf areas.   

 

Signage for the WMSC is limited to key locations where information is needed to direct visitors 

to key destinations or to communicate information for public safety.  Project signage will be 

designed to complement the historic mountain character present in the surrounding communities, 

and ultimately reinforce the architectural style of the project as outlined in the ARB Design 

Guidelines.  As such, signage will be constructed of primarily natural materials such as wood, 

stone and metals, with primarily natural colors such as earth tones.   

 

Section 3 of the DEIS provides descriptions of the environmental setting for the project, 

identifies any potentially significant impacts that could occur as a result of the project, and 

provides measures designed to avoid and/or mitigate potentially significant adverse impacts. 

 

The underlying bedrock controls the surficial topography of the Town to a large degree.  

Topography on the property can be considered typical of hillside areas in the Central Catskills – 

a series of alternating steeper slopes and flatter benches.  Elevation of the WMSC property range 

from a low of 1600 feet near the intersection of Panarama Lane and South Street to a high of 

3060 feet near the top of Windham Mountain‘s east peak express quad lift.  For reference, other 

elevations include 1660 feet where the property abuts the open field (Cammer property) to the 

north, the former meadow in the northeast corner of the property is approximately 2240 feet, the 

existing lean-to on the property is at 2330 feet, and the bend in the Wanderer ski trail is at an 

elevation of 2630 feet.  Approximately 54% of the site is 25% slopes or greater, while 46% of 

the property has slopes less than 25%.  Building envelopes for residential development, along 

with the Resort amenity buildings, have been sited to avoid slopes of 25% or as much as 

possible.  In order to construct the project roads it will be necessary to traverse some areas where 

slopes are greater than 25%.  Mitigation measures related to slope and topography, including 

sediment and erosion control, stormwater management, and blasting were discussed above. 

 

The project site is located in the West of Hudson portion of the New York City watershed 

approximately 15 miles from Schoharie Reservoir as measured along Schoharie Creek and the 

Batavia Kill.  On a more local scale, the WMSC property lies within the watershed of the 

Batavia Kill.  Numerous mapped and unmapped surface water resources on the property have 

been identified, delineated and survey-located.  Following the delineation of surface water 

resources, numerous site visits were performed with NYCDEP in order to confirm the locations 

of watercourses on the project site.  Surface waters on the site mainly consist of small, 

intermittent or ephemeral streams.  There are two main stream systems that appear to be 

perennial streams.  One is in the southeastern quarter of the property, and flows eastward, 

crossing the property line near the site‘s easternmost corner.  The other has its head in the west-

central part of the site and flows northward, leaving the property in its northwestern corner.  
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There are no mapped floodplains on or adjacent to the project site and the closest mapped 

floodplain is associated with the Batavia Kill according to the Town‘s recent GEIS.  The project 

requires a number of road crossings of the surface waters on the site.  No intermittent or 

perennial stream crossings will be culverted – all of these crossing will be spanned crossings.  

All project buildings have been sited so that they are more than 100 feet away from any 

intermittent or perennial streams.  Protection of water quality through proper sediment and 

erosion control practices during construction and through properly designed and functioning 

stormwater controls post-construction were discussed previously. 

 

Ground water is the sole source of drinking water for domestic and public supplies in the area, 

including the Town of Windham‘s municipal water supply system that the project will connect 

to.  Most of the wells tap bedrock; those screened in unconsolidated deposits are in the largest 

valleys. Ground water also discharges to local streams that flow to the Schoharie Reservoir and 

thereby contributes to the New York City drinking water supply.  In order to provide sufficient 

capacity in the municipal system to serve the project, a consolidation of existing water systems 

and their sources will be necessary.  It will not be necessary to increase any of the sources 

permitted production capacities to provide sufficient quantities of water.   

 

The Stormwater Pollution Prevention Plan for construction of Phase 1 of the project contains 

sections on materials management, spill prevention, and spill notification and clean-up measures, 

should any spill occur.  Specifications are provided for proper handling, storage and dispensing 

of fuels and other materials that have the potential for affecting groundwater.  Also included in 

the SWPPP are restrictions on equipment cleaning as well as restrictions on disposal of unused 

materials or disposal of material containers.  These same, or very similar, measures will be 

included in the SWPPPs prepared for all phases of project construction.  Routine operations 

within this residential development do not include activities that have the potential for negatively 

impacting groundwater.  The use of fertilizers and/or pesticides is not prohibited within the 

project, but the ARB Design Guidelines do state that all landscape maintenance practices shall 

conform to the Best Management Practices and all application of fertilizers, insecticides, and 

pesticides must conform to these guidelines.  Home heating will be by liquid propane and not 

fuel oil.  The project will be served by a central wastewater collection and transmission system.  

There will be no on-site wastewater disposal. 

 

Flora surveys of the WMSC property were performed in 2008 and 2010.  These surveys resulted 

in the identification of 247 plant species on the site.  None of the plants found to occur on the site 

is on the New York State or Federal list of rare, threatened or endangered species.  The 

vegetation on the project site consists mainly of upland forests composed of sugar maple with 

smaller amounts of other hardwood trees.  Smaller areas are covered with forest dominated by 

eastern hemlock and other trees.  It is evident that these forests have been managed on a regular 

basis, for log skidder trails are found throughout, and the forest canopy is somewhat more open 

than would be expected in a forest allowed to grow naturally.  Evidence of previous agricultural 

activity on the site is present in the form of non-forested areas that vary from fields covered 

mainly with grasses and broadleaved herbs to areas dominated by shrubs and tree saplings.  

These areas were apparently cleared of forest to create pastures or hayfields, were later 

abandoned, and are in the process of ecological succession that will re-establish forest.  

Reportedly, such open areas in the eastern part of the property were once used for grazing sheep.  
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Overall the project as a whole will result in the disturbance or alteration of up to about 141 acres 

of vegetation.  This represents about 30% of the site.  Approximately 322 acres, or 70% of the 

site, will remain undisturbed.  Mitigation measures presented in Section 3 include 16 measures 

from the ARB Design Guidelines that minimize impacts to site vegetation.  All heavy 

construction brought onto the site for project construction must be accompanied by a 

certification that it has been cleaned in order to reduce the possibility of importing invasive 

species.  A program for controlling and/or eradicating existing invasive species on the site will 

be run by the Naturalist employed at the Wellness Center in cooperation with regional invasive 

species control program.  

 

Wildlife surveys on the project site were conducted during August, September, and October, 

2008; May and June, 2009; and June and October, 2010.  Common amphibians, reptiles, birds, 

and mammals, as well as endangered and threatened species were addressed.  Additional efforts 

to evaluate use of the site by breeding birds and large mammals were conducted.  A total of 95 

wildlife species were documented on the site by TES.  Of the species recorded, all are typical 

inhabitants of this region of New York.  No endangered or threatened species were observed on 

the site.  Information obtained from the New York State Amphibian and Reptile (Herp) Atlas 

Project and the New York State Breeding Bird (BBA) Atlas was used to determine other species 

with potential to occur on the site.  Digital game cameras were established on the site in 

consultation with NYSDEC in order to obtain supplemental information regarding the use of the 

site by large mammals, particularly black bears.  Most black bear activity on the site occurred 

during summer months and coincided with the availability of food, primarily berries.   

 

The primary impact on wildlife would stem from the disturbance or alteration of about 141 acres 

of existing habitat for wildlife.  This represents about 30% of the site.  The manner in which a 

particular wildlife species will be affected depends not only on its habitat requirements but also 

on the size of its home range, which in many cases is a reflection of physical size.  For example, 

small mammals such as short-tailed shrew and white-footed mouse, have relatively small home 

ranges, thus, these species will be impacted in direct proportion to the loss of suitable habitat.  

Remaining habitat adjacent to the construction areas will continue to be used by such species.  

Amphibians, reptiles, and small-sized birds will be affected similarly.  Regarding birds, as well 

as medium-size and large-size mammals, the impact would not be directly correlated to the 

extent of habitat loss.  These animals range over larger areas and use a wider variety of habitat 

types than smaller species and have the ability to adjust their home ranges in response to habitat 

alterations.   

 

Resulting shifts in home range for black bear may lead to an increase in human-bear conflicts.  

Bears are becoming increasingly adaptable to human-dominated landscapes.  Common activities, 

such as feeding birds and other wildlife, cooking food outdoors, feeding domestic animals 

outdoors, and improperly storing refuse attract bears into backyards. Bears can then become 

habituated to humans and conditioned to seeking these types of alternative food sources.  A 

number of mitigation measures are provided to minimize human-bear interactions, including 

requirements that all garbage must be kept in covered containers indoors, that each construction 

site have an approved bear resistant waste management container for food waste and any other 

potential bear attractants, prohibition on fruiting landscaping plants, and prohibition on artificial 

feeding. 
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Wetlands on the project site were delineated, and the delineated wetlands were inspected by the 

USACOE in November 2008.  A total of 36 separate wetland areas were identified and 

delineated.  None of the delineated wetlands meet the criteria to be under the regulatory 

jurisdiction of either the NYSDEC or NYCDEP.  The nearest mapped wetlands regulated by 

NYSDEC are all more than 1.3 miles from the project site.  There are a total of 15.41 acres of 

wetland on the property with 2.74 acres of non-jurisdictional wetlands and 12.67 acres of 

USACOE jurisdictional wetlands. The jurisdictional wetlands are connected to streams that 

eventually drain to traditionally navigable waters, and are considered a part of ―Waters of the 

United States‖ subject to USACOE jurisdiction.  The wetlands on the property range in size from 

0.01 acres up to 4.13 acres.  There are three project areas where wetland fills will occur.  

Together these three areas total 0.094 acre.  A number of the spanned stream crossings have been 

made sufficiently long enough so that the span crosses over not only the streams, but also crosses 

over the wetlands in the areas of the spans.  In order to construct these spans it will be necessary 

to hand cut and remove any trees that are along the alignment of the spans.  No ground 

disturbance in these wetlands is proposed.  It will be necessary to directional drill underneath 

wetlands in order to install utilities at three locations.  No soils or plants will be disturbed in 

these wetlands.  Due to the insignificant amount of waters of the United States (including 

wetlands) that are impacted, no compensatory mitigation is warranted.  The amount of affected 

waters is below the threshold allowed by the US Army Corps of Engineers under Nationwide 

Permit 14. 

 

An on-site soil survey was performed on the WMSC property by a professional soil scientist in 

the fall of 2008.  The soil survey included the excavation of a number of test pits on the property 

as well as shovel testing verification.  The WMSC property is mostly shallow and moderately 

deep, very stony soils formed in glacial till soils derived from red shale and sand stone, and the 

glacial till derived from the shale tends to be reddish colored and fine textured.  There are some 

areas of deep glacial till soils that have a very firm fragipan.  A fragipan is a dense, natural 

subsurface layer of hard soil with relatively slow permeability to water, mostly because of its 

extreme density or compactness rather than its high clay content or cementation.  At the base of 

the mountain in a few areas there are some very gravelly glacial outwash soils and a few areas of 

deep till without a fragipan.  The soil identification legend for the WMSC property is based on 

the published Soil Survey Report for Greene County issued in 1993.  A number of the soil series 

present on the site have shallow depths to bedrock ranging from 10 to 40 inches below the 

surface.  The need for blasting on the site was discussed previously along with measures that will 

be employed to mitigate potential impacts.  The clay content in the site‘s soils is relatively high 

and the clay particles are particularly small and can remain suspended in water for long periods 

of time.  The stormwater pollution prevention plan provides specific practices to be implemented 

to settle out clay materials in the stormwater basins during construction. 

 

The results of the Traffic Impact Study performed for the project are summarized in Section 3.6.  

Intersection turning movement counts were conducted at the study area intersections on Friday, 

January 16, 2009 from 4:00 to 7:00 p.m. and on Sunday, January 18, 2009 from 3:00 to 6:00 

p.m.  This was a holiday weekend and corresponds to peak ski season activity in Windham.  Data 

was also collected on Friday, March 26, 2010 from 4:00 to 7:00 p.m. and on Sunday, March 28, 

2010 from 3:00 to 6:00 p.m.  The data collected in March was adjusted to represent peak ski 
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season conditions.  The traffic volume data collected in 2009 and 2010 was adjusted to represent 

2011 conditions.  Automatic traffic recorders (ATR's) were installed on South Street adjacent to 

Trailside Road to record vehicle speeds and directional hourly traffic volumes for the period 

from Friday, February 13, 2009 through Tuesday, February 17, 2009.  This was another holiday 

weekend and was intended to measure vehicle trips during another very busy weekend during the 

ski season. 

 

The following observations are evident based on the existing traffic volume data:  

 The Friday afternoon peak hour of adjacent street traffic generally occurred from 

4:00 to 5:00 p.m.  The Sunday afternoon peak hour of adjacent street traffic 

varied, but generally occurred from 4:15 to 5:15 p.m. 

 The two-way traffic volume on South Street near Trailside Road is approximately 

400 vehicles during the Friday peak hour and approximately 735 vehicles during 

the Sunday peak hour.  

 Heavy vehicles and school buses accounted for approximately 1% of two-way 

traffic on South Street during the Friday peak hour.  During the Sunday peak hour 

heavy vehicles accounted for approximately 1% of two-way traffic. 

 

The project is expected to generate 94 trips (41 entering and 53 exiting) during the Friday peak 

hour and 109 vehicles trips (50 entering and 59 exiting) during the Sunday peak hour.   

During the Friday peak hour all study area intersections operate at good Level of Service (LOS) 

with little or no increases in the average vehicle delay associated with the development of the 

site.   During the Sunday peak hour slight increases in delay occur (2 seconds or less) at the Main 

Street/South Street and Main Street/NY Route 296 intersections which result in a drop in LOS 

from A to C.  All movements at these intersections maintain acceptable operating conditions and 

mitigation is not recommended.  

 

During the Sunday peak hour, the South Street eastbound approach to NY Route 296 currently 

operates at LOS F conditions.  The average vehicle delays on this approach will continue to 

increase with the development of the site.  The eastbound traffic volume during the Sunday peak 

hour under existing conditions and under proposed conditions is approximately three times larger 

than any of the other intersection approaches resulting in the high delays during this time period.  

This condition is expected to be limited to weekend afternoon peak periods when the Windham 

Mountain ski traffic and seasonal weekend visitors are leaving the area, therefore, no mitigation 

is recommended. 

 

The 2027 Build traffic volumes at the intersection were compared to the signal warrant criteria 

contained in the 2009 Manual of Uniform Traffic Control Devices (National MUTCD), 

published by The Federal Highway Administration (FHWA).  This publication specifies the 

minimum criteria which must be met in order for a new traffic signal to be justified.  The 

comparison shows that the traffic volumes do not meet the minimum volume thresholds for 

installation of a traffic signal.  In addition, this length of delay is expected to be limited to 

weekend afternoon peak periods when the Windham Mountain ski traffic and seasonal weekend 

visitors are leaving the area. 
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The sight distance analysis for the project access at the intersection of Trailside Road and South 

Street shows that the available intersection sight distance looking left (west) for a vehicle exiting 

Trailside Road at the South Street intersection is less than the AASHTO recommended sight 

distance due to a vertical grade blocking the line of sight.  A grading plan has been developed 

that removes this sight line obstruction.  By grading back the existing slope within the right-of-

way of South Street, this sight line obstruction can be removed and adequate sight distance will 

be provided.  The grading plan within the South Street right-of-way will be provided to the 

Greene County Highway Department for their review and approval. 

 

A Visual Impact Assessment was prepared for this project consistent with the requirements of 

the Scoping Document and NYSDEC‘s Program Policy DEP-00-2, ―Assessing and Mitigating 

Visual Impacts.‖  Because the landscape within the five-mile study area for the project is 

predominantly forested with steep mountains cut by narrow valleys and steep hollows, distant 

views of the project site from the valleys and hollows are restricted by the sharply dissected 

topography.  The visual character of the landscape at higher elevations is mostly of unbroken 

forest, while in the lower ridges and valleys it is natural for the observer to see a patchwork of 

cleared areas that contain development.  The eastern portion of the study area contains NYS 

Forest Preserve, and there are some areas in the northern part of the study area that are State 

Forest lands, but not within the Forest Preserve.  The major exception to the overall character of 

the forested higher elevations within the study area is Windham Mountain with its high elevation 

ski slopes running up and down the north face of Cave Mountain.  Agricultural lands, either 

active or fallow, are present in the study area, primarily in the hollows north of the project site, 

as well as in the Batavia Kill valley, primarily west of the hamlet of Windham. In general, the 

study area is relatively sparsely settled except for the hamlets in Windham, Hensonville and 

Maplecrest.  Larger areas developed for recreational uses in the study area, besides Windham 

Mountain, include Windham Country Club located in the Batavia Kill Valley between Main 

Street (NY Route 23) and South Street and Christman‘s Valley and Mountain golf courses 

located west of the hamlet of Windham in the valley and on the north side of the valley 

respectively. 

 

A field survey was conducted in April 2009 under leaf-off conditions.  Personnel drove and 

hiked in the study area to document the visibility and non-visibility of the project, and 

photographs into the project site were taken from 69 locations.  Ten of these locations were 

selected, in conjunction with the Lead Agency, as representative of potential views into the 

project site from within the study area.  The chosen locations included local roads, hiking trails 

within and outside NYS Forest Preserve, and the historically significant Center Church on 

Church Street.  The Visual Impact Assessment includes photos of existing conditions from these 

locations along with rendered simulations of the built condition.  The visibility of the project 

varies in the viewpoints that were analyzed.  In many instances, intervening vegetation and/or 

distance limit project visibility, and this limited visibility is eliminated at some of the viewpoints 

during leaf-on conditions.  In some instances some of the project elements are quite visible from 

viewpoints.  Even though project elements are visible from these viewpoints, it is not believed 

that the project will result in significant adverse visual impact when the views are considered in 

the context of the existing viewshed, surrounding land uses, and the Town‘s land planning goals 

expressed in its recently completed GEIS.  A number of measures will be implemented in order 

to mitigate potential visual impacts.  These measures are enforceable through the implementation 
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of the Architectural Review Board‘s adherence to its Design Guidelines during their detailed 

process for reviewing and approving project buildings. 

 

The ambient sound environment on and around the project site varies depending on the location 

on the site.  Sound sources include vehicles on local roads, distant equipment operation at 

Windham Mountain as well as distant aircraft, birds, and wind in the trees.  Based on the site‘s  

rural setting, ambient noise levels are expected to be around 50 A-weighted decibels (dBA).  

This is consistent with field measurements of ambient conditions in other rural locations in the 

Catskills of 49 to 52 dBA.  Major sources of noise during construction will be for road 

construction and building construction, including blasting.  Generally speaking, installation of 

water and sewer infrastructure is anticipated to be part of the road construction process so they 

are not differentiated.  Section 3 includes a description of the noise complaint procedures that 

will be established and will be complied with during construction, including the establishment of 

telephone complaint line and specific procedures to be followed in the event any complaints are 

received.  Project operational activities are not anticipated to be a significant source of noise. 

 

Land use directly adjacent to the WMSC property varies. The western boundary of the property 

directly abuts Windham Mountain, an active and popular recreational area.  The southern 

boundary of the property backs up to New York State property (Forest Preserve), which is 

undeveloped and largely forested land.  The remainder of WMSC property borders multiple 

private land owners to the north and east.  According to the Town of Windham‘s GEIS, ―The 

economic engine for Windham is Windham Mountain.  Windham Mountain is marketed as a 

family destination ski area and is referred to as one of the ―Big Three‖ ski areas (Hunter 

Mountain, Windham Mountain, and Belleayre) in the Catskill Mountains due to the Mountain‘s 

vertical drop, lift capacity, number of runs, skiable acreage, and the extent of advanced and 

expert terrain.  Improvement plans have focused on facilities such as the lodges and residential 

development adjacent to ski trails.  Windham Mountain strives to provide services for tourists on 

a year-round basis by providing mountain-based recreational activities, such as mountain 

boarding in the summer months, and has recently hosted mountain biking events.‖   

 

Aside from the ski area and the Forest Preserve uses, the WMSC property is generally bounded 

by either vacant land or residential land uses.  Immediately flanking the ski area, on the hillsides 

to the east and west, the residential developments consist of mostly seasonal homes, often with 

ski trails integrated into or traversing the developed area.  Development in the immediate area of 

the project site also includes the 12-lot Copper Ridge residential subdivision, and the approved, 

but not yet started, Stonewall Glen townhouse project.  Whereas the general residential character 

and land use in the town are mostly of a low-density rural residential character, the residential 

development land uses immediately adjacent to the east and west slopes of the Windham 

Mountain ski area are generally at a higher-density than the town as a whole.  As noted in the 

Town‘s GEIS, ―Seasonal residences and ski vacation homes comprise approximately 9% of the 

residential land, generally concentrated in areas near Windham Mountain or within the NYS 

Route 23 corridor.‖(GIES, page 76) The 2010 Census shows that 88.3 percent of the residential 

units in the Town are classified as seasonal residences.  The residential uses in the town range 

from modest mid-Century single family dwellings to expansive estate-style homes.  The GEIS 

sums up the land use of the Town as follows: ―…vacant parcels account for the largest land use 

in the Town (34.5% of the total area).  This is followed by residential uses (32.7% of the total 
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area).  New York State owned lands account for 21.2% of the land base.  New York City owned 

land accounts for 5.6% of the land base.  Commercial land uses account for 2.4% percent of the 

land base.  There is one industrial use (0.1%).  Land used for agricultural, recreation, community 

services, and public services, all together account for about 8.4% of the total land area.‖ (GEIS, 

Pages 75-76) These data show that nearly 70 percent of the Town‘s land is open, and in non-

residential or commercial uses, a factor that defines the Town‘s character.   

 

The project will not result in significant adverse impacts on land use in the Town of Windham.  

From an existing local land use perspective, the proposed residential development with 

recreational amenities is fully compatible with the existing residential and ski mountain land uses 

in the South Street corridor, the residential construction underway on adjacent lands (Copper 

Ridge) and the adjacent residential Stonewall Glen project. 

 

The Windham area has a significant amount of land use associated with the recreation and 

tourism industries.  Most of the developed land uses serving tourism are concentrated along 

Route 23 and South Street, as well as along NY Route 296, from NY Route 23 through 

Hensonville.  Restaurants, shops, specialty stores (gifts, antiques, etc.), convenience stores, gas 

stations, and motels are found along NY Route 23 in Windham.  The larger recreational uses are 

largely along South Street, including the Windham County Club, with its 18-hole golf course, the 

little league ball field, and the ski area being those uses that most define the recreational 

character of the WMSC site.  Concentrated commercial development to serve the more regular 

needs of local residents and seasonal visitors is scattered throughout the NY Route 23 

commercial district.  This district includes grocery stores, hardware and lumber stores, banks, 

religious institutions, and a high proportion of professional services, including real estate offices, 

lawyers, and other services.  The project will not result in significant adverse impacts on the 

community character.  The proposed use is entirely compatible with the existing residential and 

recreational ski area character of the South Street corridor and is similar to existing and approved 

residential uses on adjacent and nearby properties.  Due to its integration into the ski area, and its 

integration into surrounding residential neighborhoods, the project will not result in any negative 

effects on community character.   

 

Section 3 also contains discussion of how the proposed project is compatible with local and 

regional land use plans, including the following: 

 Town of Windham Comprehensive Plan, 

 Town of Windham 2010 GEIS, 

 Greene County Economic Development Plan, and 

 Greene County Agricultural Development and Farmland Protection Plan 

 

Section 3.10 includes discussion of correspondence received from the Town Board stating that 

the Town Police, Fire and EMS can serve the project.   Also included in this section is a 

discussion of the Windham Ashland Jewett school district, its ability to serve the project, and the 

net fiscal benefit the school district will experience as a result of the project.    
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Socioeconomics are also addressed in Section 3.  That section describes the potential effects of 

the proposed project on population and employment and workforce conditions, as well as the 

potential for growth-inducing and secondary impacts as a result of changes to the local economy 

as a result of the project.  Salient statistics from this Section include the following: 

 Between 2000 and 2010 Windham had a 2.6% increase in its population and a 7.4% 

increase in the number of households. 

 Between 2005 and 2009 Windham‘s median household income increased 47.3% which 

was a faster rate of growth than the State and the County. 

 Unemployment in Greene County in 2010 was 8.6%. 

 In Windham, 21% of employment was in the food service sector in 2009, followed by the 

retail trade sector at 12% and the construction sector at 9.2%. 

 Wages in 2009 in Windham totaled $13.89 million with $2.30 million paid to employees 

in the construction sector. 

 Project construction will generate 845 person years of direct employment or an average 

of 56 jobs per year. 

 Direct project construction wages are estimated at $45.29 million. 

 Project construction will generate 221 person years of indirect employment. 

 Indirect wages during construction will be approximately $19.24 million. 

 The total economic activity that would result from project construction is approximately 

$328.5 million in New York State of which $249.47 million would occur in Greene 

County. 

 Project construction will generate $3.27 million in income tax and $2.35 million from 

sales tax. 

 The project operation will introduce approximately 170 employees, including 98 full time 

employees and 72 part-time employees with total employee compensation of $4.92 

million a year. 

 Project operation will generate an estimated 43 full time indirect jobs within Greene 

County. 

 The annual direct, indirect and induced economic activity that will result from the project 

is estimated at $26.51 million in New York State, $20.71 million of which will be in 

Greene County. 

 A majority of the jobs created by the project can be filled by local resident or people 

within a commuting radius. 

 The project will result in a 12.3% increase in residential units in the Town over the 

current level as it goes through its 15 year buildout. 

 The overall Windham business economy will increase to meet additional demands for 

goods and services generated by the project.   

 Currently the project site generates $12,015 in taxes of which $2,694 was for the Town 

and $6,129 was for the school district. 

 At project buildout, the project will generate $2.8 million in property taxes, $634,448 of 

which will go to the Town and $1.4 million will go to the school district.  Windham Fire 

would receive $47,814 per year. 

 

The last topic covered in Section 3 is cultural resources, or resources of historic or prehistoric 

significance.  A Phase IA Archaeological Literature Review and Sensitivity Assessment was 
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conducted for the proposed WMSC project site. A site files research for documented prehistoric 

and historic archaeological sites was conducted at the NYSOPRHP offices in Waterford, NY.  

There were no prehistoric or historic sites identified within the project area.  Maps of the area, 

including historic maps (1856 to 1980) were consulted for historic land use patterns.  No 

structures are identified within the project area.  A site visit of the entire project area was 

conducted on October 8, 2008. A surface reconnaissance of the entire project area was performed 

with testable areas noted, flagged and plotted on the project map.  Based on the results of the 

Phase IA literature review and archaeological assessment, it was recommended that an 

archaeological field investigation and survey be conducted for the WMSC property. The Phase 

IB Archaeological Field Survey and Reconnaissance was conducted from October 16 to 

December 23, 2008.  For the 633 shovel test pits examined, two historic artifacts were 

encountered in two shovel test pits located within the Upper and Lower Terrace areas of the site. 

These artifacts consisted of a horseshoe and fragments of a fence which were documented in 

Level 1 of both shovel test pits. No additional artifacts were documented and no significant 

cultural deposits were encountered during the field survey and reconnaissance for the WMSC 

property.  On February 8, 2012 NYSOPRHP issued a letter stating their determination that the 

project would not have an adverse effect on cultural resources.  A copy of this letter is included 

in Appendix 2. 

 

Section 4 of the DEIS presents a discussion of unavoidable adverse environmental impacts, 

including land, groundwater and surface waters, wetlands, flora and fauna, community character 

and services, visual aesthetics and infrastructure that were discussed in detail Section 3 of the 

DEIS. 

 

 In some places land grading is required on areas of steeper slopes, primarily for the 

construction of the project access road that follows along the route of an existing woods 

road.  Plans for the project include detailed sediment and erosion control plans and 

stormwater management plans.  The project, because of its fine-textured soils and 

sometimes steep slopes, will experience some erosion during construction.  A detailed set 

of plans and specifications (a stormwater pollution prevention plan) have been developed 

so that soils that do erode are trapped very close to their source and do not result in 

sedimentation of nearby watercourses. 

 Rock blasting will be required in areas of shallow bedrock.  A suite of measures are 

proposed in Section 3 to mitigate potential adverse impacts that could occur as a result of 

blasting. 

 A total of 141 acres of existing vegetation on the project site will be affected by project 

construction, leaving nearly 70% of the site vegetation unaffected.  Only 33 of the 141 

acres affected will be converted to impervious areas.  The remaining 108 acres will be 

revegetated.  The alteration of approximately 141 acres, most of which is currently 

forested, would result in an unavoidable impact to wildlife resources.  The magnitude of 

this unavoidable impact will vary across the spectrum of species known to use the site.  

Small-sized species with small home ranges would be reduced in abundance to an extent 

commensurate with the loss of habitat.  Larger-sized species, with larger home ranges 

and the ability to adjust their ranges, would also be reduced in abundance, but to a lesser 

degree.  There will be no impact on wildlife species listed as endangered, threatened, or 

of special concern. 
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 The project, proposed for currently undeveloped lands adjacent to Windham Mountain 

ski area and containing some of Windham Mountain‘s trails and ski lifts, will cause a 

change in the density of land use on the site.  However, this density is no higher than the 

existing development in the vicinity or of the density of recently–approved, but not yet 

built development in the South Street corridor.   It is not believed that the project will 

cause any important precedents for future projects because this project is unique in terms 

of its location and adjacency to Windham Mountain ski area. 

 The project is visible to varying degrees dependent on the selected locations as set forth 

in the project visual impact assessment.  In many instances intervening vegetation and/or 

distance limit project visibility from the area around the site, and this limited visibility is 

often eliminated at some of the viewpoints during leaf-on conditions.  In certain instances 

some of the project elements are quite visible and represent a changed viewshed from 

what currently exists.  Despite the visibility of portions of the project, the change is not 

considered to be an adverse effect when the views are considered in the context of the 

existing viewshed, surrounding land uses, and the Town‘s land planning goals as 

expressed in its recently completed GEIS. 

 The proposed project will result in an increase in traffic on local roads.  During the 

Friday peak hour, and under the conditions of increased background traffic levels and 

full-build-out of the project, all of the local intersections that were studied operate at 

good levels of service with little or no increases in the average vehicle delay.  During the 

Sunday peak hour under the same background and build-out conditions, slight increases 

in delay occur (2 seconds or less) at the Main Street/South Street intersection and at the 

Main Street/NY Route 296 intersection which result in a drop in level of service from 

LOS B to LOS C.  All movements at these intersections maintain acceptable operating 

conditions and mitigation is not recommended. 

Section 5 of the DEIS examines various alternatives to the proposed action in accordance with 

the scoping document. 

 

 There are no alternative locations on which to build a sporting club project that is 

integrated with existing ski trails on Windham Mountain. 

 Alternative uses are possible on the site, particularly since the Town does not have 

zoning regulations in place.  Alternative uses other than second home development on 

this site would not be consistent with the Town‘s 2010 GEIS. 

 The current plan calls for the preservation of at least 70% open space on the project site 

which represents an increase in the amount of open space over the amount proposed in 

the Sketch Plan at the time of the Scoping Document was prepared. 

 A plan for an alternative project limited to 50,000 gallons per day of water supply and 

wastewater capacity is presented.  This plan roughly halves the proposed unit count.  Due 

to infrastructure costs associated with the alternative, the economic return from real estate 

sales would not be sufficient to make this alternative project economically viable. 

 The DEIS presents an alternative phasing plan from the Sketch Plan, and the DEIS 

phasing plan is one that creates three integral or stand-alone project phases. 
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 An alternative road design was analyzed, and it was found that this alternative plan which 

does not require any waivers from Town standards would cause significantly more site 

disturbance, including significantly more disturbance on steep slopes. 

 The no-action alternative was also examined in Section 5.  Under this scenario, the 

substantial socioeconomic benefits that would be derived from the project would not 

occur.  Also, under the no-action alternative and the sale of the property by the Applicant, 

alternative development proposals could arise from subsequent owners, and it is possible 

that these proposals might not be consistent with the Town‘s GEIS and might not result 

in the substantial preservation of open space as provided by the proposed project. 

 

Section 6 is entitled Irreversible and Irretrievable Commitment of Resources.  In Section 6 it is 

acknowledged that the project will consume water supply capacity and wastewater treatment 

capacity of the Town‘s municipal systems.  However this section also documents that additional 

capacity will continue to exist in both systems even with the WMSC fully built out and 100% 

occupied. 

 

Section 7 is an assessment of the potential growth-inducing, secondary, and cumulative impacts 

associated with the project.  Based upon the analysis presented in Section 7, it is not expected 

that the WMSC would have any significant impacts on the Windham area economy or patterns 

of land use.  Initially, the new demands for goods and services resulting from new residents 

furnishing new seasonal homes at the WMSC would tend to stimulate additional commerce in 

existing businesses, especially among food and grocery establishments, general merchandise 

(including local crafts and souvenirs), as well as recreational facilities.  However, there appears 

to be adequate available capacity among existing businesses to accommodate significant new 

retail demands as would be generated by the WMSC‘s employees and its seasonal residents.  As 

described in Section 7, the response of existing businesses would be seen in increased hours 

and/or days of operation, increased customer traffic, and increased inventory and product 

turnover.  To the extent that the Resort directly stimulates new business growth, the analysis 

shows that it would likely be accommodated by expansion or improvements to existing 

businesses, or the re-occupancy of existing vacant commercial spaces in Windham, Hensonville, 

and other nearby commercial centers. It is not anticipated that there will be a significant amount 

of new construction, if any at all. 

 

Since the WMSC is estimated to result in negligible new seasonal or year-round housing 

construction, the impacts to housing and land use are anticipated to be insignificant.  Virtually all 

of the employees of the project are expected to come from within a regional labor pool, with very 

few relocating to the Windham area.  Those who would relocate include the top mid- to upper-

management positions, and it is expected that these employees would either rent or purchase 

existing homes for the duration of their employment. These employees are unlikely to build new 

homes, although it is possible that a few might.  Regardless, it would be a very small number. 
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SECTION 1 INTRODUCTION 

 

1.1 Project Site Location 

 

The Windham Mountain Sporting Club (WMSC) is proposed in the Town of Windham, which is 

located in central Greene County, New York State.  See Figures 1-1, State Location Map, and 1-

2, Regional Location Map. 

 

More specifically, the WMSC is proposed on 464.6 acres located south of South Street (Greene 

County Route (CR) 12) and to the east of Windham Mountain ski area.  See Figure 1-3, Site 

Location Map. 

 

The project site is located within a region known as the Catskill Park.  The Catskill Park is an 

area of approximately 1,100 square miles that is a mix of privately and publicly owned lands.  

See Figure 1-4, Catskill Park.  The publicly owned lands in the Catskill Park include NYS Forest 

Preserve lands which comprise about 41% of the Park, and New York City owned watershed 

lands which comprise approximately 6% of the Park. 

 

The project site is also located in the New York City Watershed, more specifically, the West of 

Hudson Watershed.  Figure 1-5, West of Hudson Watershed, shows the extent of the watershed 

and the location of the project site. 

 

1.2 General Project Description 

 

 1.2.1 Project Components 

 

The WMSC is a proposed private sporting club development that will offer its members multiple 

recreational and amenity offerings as well as a variety of residential offerings including single-

family homes, duplexes, townhouses and condominiums.  No ski trails are proposed, but the 

project does include two transport lifts that will allow skiers to travel between the project‘s 

residential areas and existing Windham Mountain ski trails.  (See Section 2.11, Relationship to 

Windham Mountain, for additional details.) 

 

See Figure 1-6, Project Master Plan, as well as the Site Plan Drawings that are part of this DEIS. 

 

More specifically, the project includes the following: 

 143 Single Family Homes 

 24 Duplex Units 

 54 Townhome Units 

 81 Condominium Units 

 Members‘ Lodge and Clubhouse, which includes: 

o Private Lounge 

o Restaurant 

o Bar 

o Kitchen 

o Ski Storage 
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o Full Service Spa 

o Condominiums 

o Underground Parking 

o Adjacent Ski Lift ―A‖ connecting to Windham Mountain 

 Wellness Center, which includes: 

o Tennis Courts 

o Swimming Pool 

o Indoor Exercise Area 

o Climbing Wall 

o Squash Courts 

o Aerobics/Pilates Area 

o Surface Parking 

 East Village Lodge, which includes: 

o Grill/Restaurant 

o Heated Pool and Hot Tub 

o Weight/Exercise Room 

o Locker Room 

o Underground and Surface Parking 

o Adjacent Ski Lift ―B‖ connecting to Windham Mountain 

 Privately constructed, owned and maintained project roads with project access from 

Trailside Road 

 Privately constructed, owned and maintained central water and sewer collection systems 

with connection to existing Town of Windham systems in South Street. 

 

See Figure 1-6, Project Master Plan, as well as the Site Plan Drawings that are part of this DEIS. 

 

1.2.2 Project Phasing 

 

The project‘s residential components and amenities are proposed to be built in 3 phases with an 

anticipated timeframe for full project buildout of approximately 15 years.  Figure 1-7, Phasing 

Plan, illustrates the components that are projected to be built in each of the 3 phases.  Figure 1-7 

also includes a tabular summary of what is envisioned for each phase in the +/- 15 year buildout 

of the project. 

 

Plans for project phasing have evolved since the original sketch plan submittal in 2009.  The 

currently proposed phasing divides the project into three phases that can be considered stand-

alone.  See Section 5.5 for additional details. 

 

Phase 1 involves construction of the project access road from Trailside Road, the units in the 

western part of the project site, the Wellness Center and most of the Members‘ Lodge and 

Clubhouse building.  In total, Phase 1 includes the installation of approximately 2.6 miles of 

roads, 74 single family homes, 12 duplex units, 37 townhouse units and 27 condominium units.  

Water, sewer and stormwater infrastructure to serve this part of the project will also be installed.  

The water storage tank that will serve the project as a whole will be constructed in Phase 1.   
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Phase 2 extends the project to the east and also includes some infill in the Phase 1 area of the 

project.  The 45 single-family homes, 12 duplex units, 17 townhouse units, and 54 condominium 

units are an extension of the project out into the old meadow area of the project site which also 

includes the East Lodge.  Infill development in Phase 2 includes the remainder of the Members‘ 

Lodge and Clubhouse, transport chairlift A, and construction of the short section of road to be 

known as Batavia Lane and the 4 single family homes accessed via this road.  A total of 1.4 

miles of roads are included in Phase 2 along with the water, sewer and stormwater infrastructure 

to serve the Phase 2 development. 

 

Phase 3, the area shaded purple on Figure 1-7, is the easternmost portion of the project that 

consists of 24 single family homes.  Transport chairlift B will also be constructed in Phase 3.  

Phase 3 also includes approximately ½ mile of roads and associated water, sewer, and 

stormwater infrastructure. 

 

1.3 Purpose, Need and Benefits 

 

1.3.1 Historical Background 

 

The Cultural Resources studies in Appendix 12 of this DEIS contain additional information on 

the history of the Windham area. 

 

Beginning in the early 19th century, tourism and establishment of inns contributed to the early 

economy of the Catskill region and Greene County. The Catskill region in particular was 

recognized for its scenic beauty and wholesomeness; a view which came in increasing conflict 

with the devastation wrought by the tanning industry and quarrying activities. Several taverns, 

hotels and inns were established along the turnpikes during the first quarter of the 19th century to 

accommodate numerous visitors and transient workers coming to the region (Ross and Kozacek 

1976: 135). One such entrepreneur was Esquire Jesse Holister who operated the first store and 

inn in Windham around 1815. He also manufactured potash. His business was later bought out 

by the Osborn brothers in 1824. Bennett Osborn maintained Holister‘s inn until he built the 

Osborn House in 1829 (Vedder 1927: 121; Beers 1884: 408). During the early 19th century, the 

Catskill region contained several mountain resorts which catered to visitors to the region 

including the Windham Hotel, The Glen House, Woodvine Cottage, Maple Shade House, Central 

Hotel, Windham House, the Soper Place, the Osborn House and several other establishments 

(Beers 1884: 410-411). The resort industry underwent revitalization during the second half of the 

20th century as skiing became increasingly popular beginning in the 1930s.  

 

The resort industry underwent revitalization during the second half of the 20
th

 century as skiing 

became increasingly popular beginning in the 1930‘s.  By the late 1950s, there was a growing 

demand for the creation of new ski resorts within driving distance of the large New York 

metropolitan areas. Ski Centers were opened at Belleayre in 1949,  at Cairo in 1950, and at 

Hunter in 1958.  
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In 1958, C.D. Lane proposed that the State of New York construct a state-built recreation center 

at Cave Mountain in Windham. The site was instead purchased by the Macomber family, who 

opened Cave Mountain Ski Slope in December, 1960. The site was sold to the Sheridan family in 

1963 who then expanded the facility and renamed it the Windham Mountain ski area. In 1967, 

the resort became privatized as the exclusive resort for the Windham Mountain Club. In 1981, 

Windham Mountain ski area was reopened to the public, thus maintaining its popularity as a 

winter resort area (Horne 1994: 189-190).  In 2005 a group of local investors purchased 

Windham Mountain and began planning for more mountain improvements to make Windham a 

more attractive ski resort and tourist destination for the area.  These improvements have included 

three new chairlifts, three new trails, an ice skating center and a tavern and grill in 2006, and in 

2008 the new owners invested significantly in base lodge improvements.  More details regarding 

the history of Windham Mountain can be found on its website, 

http://www.windhammountain.com/about/history/ 

 

According to the Town‘s May 2002 Comprehensive Plan, due to the presence of Windham 

Mountain, most of the growth in Town has been in seasonal housing units.  Residential 

development around Windham Mountain began in 1968 and by 1975, 58 club members owned 

property on the mountain.  In 1985, the Brainard Ridge Townhomes and Windham Mountain 

Village added more housing on the mountain.  In 2006, construction was completed on The 

Enclave luxury townhouse and condominium development.  From a review of 2006 aerial 

photography of the ski area and its immediate surroundings, it is estimated that there are 

approximately 186 single family homes and 184 townhouse units plus The Enclave development 

which contains 18 townhouses and 36 condominiums.  Increases in the number of housing units 

in the Town were 46.5% between 1970 and 1980 (837 to 1,226, or 389 units) and 56.7% between 

1980 and 1990 (1,226 to 1,921, or 695 units).  The WMSC project proposes to add 302 units 

over a 15 year period. 

 

 1.3.2 Local Land Use Regulations and Plans 

 

A. Comprehensive Plan 

 

The Town of Windham completed a Comprehensive Plan in May 2002.  The stated goals of the 

Comprehensive Plan are as follows. 

 

Natural Resources – To promote orderly growth and development within the Town without 

compromising the integrity of its natural resources. 

 

The project represents orderly growth and development through its phased approach to the 

buildout over an extended period of time.  The project is located along the South Street corridor 

and in the vicinity of Windham Mountain where recent new construction and recently approved 

development has been focused in the Town.  The project‘s careful planning and thorough review 

of environmental (natural resources) issues via the SEQRA process will ensure that natural 

resources of the Town are protected. 

  

http://www.windhammountain.com/about/history/
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Historic Resources – To protect the historic character of the Town and promote its historic 

resources. 

 

The project will not affect the historic character of the town and the site has been thoroughly 

evaluated to make sure there were no historic resources on the property that would be adversely 

affected.  See the Cultural Resources study in Appendix 12.  This report was submitted to and 

reviewed by the NYS Office of Parks Recreation and Historic Preservation (NYSOPRHP) which 

issued a letter dated February 8, 2012 stating the project will not impact historic resources.  

 

Land Use – To maintain local control over land use in the Town while promoting „quality‟ 

commercial and residential growth that is in-keeping with the existing Town character. 

 

The Town will have a significant amount of control over this project.  The Town Planning Board 

was successful in establishing itself as Lead Agency for the SEQRA review of this project.  After 

the SEQRA review is complete, the Planning Board will need to approve subdivision and site 

plan applications.  The Town Board will need to issue approvals for water supply and wastewater 

as well as approval of the transportation corporations.  The proposed project consists of high 

quality residential development with on-site recreational amenities located adjacent to Windham 

Mountain that is similar in character to the existing development on the west side of the 

mountain. 

 

Housing – Provide a range of housing opportunities and improve the quality of housing. 

 

The project provides for a range of quality housing that includes single family homes, town 

homes, duplexes and condominiums. 

 

Economic Development – Promote economic development in the Town by, primarily 

strengthening the tourism economy and, secondarily, by diversifying the economy, and finally, by 

maintaining and promoting the Town‟s historic character, scenic beauty, and environmental 

quality. 

 

The project will strengthen the Town‘s tourism economy by providing additional housing 

opportunities for visitors who will spend money locally. (See Section 1.3.4(B) below.)  The 

project does not diversify the economy directly, but the potential for secondary growth as a result 

of the project (see DEIS Appendix 14 and Section 7) will provide opportunity for others to add 

new businesses and diversify the economy.  Historic character and natural resource protection 

were discussed above. 

 

Transportation – Improve motorized and non-motorized transportation throughout the Town. 

 

As per the Traffic Impact Study in Appendix 13, the sight distance for cars turning right from 

Trailside Road onto South Street is currently inadequate.  The existing sight distance for a car 

sitting at the stop sign on Trailside Road and looking left is 265 feet and it should be at least 480 

feet to meet highway standards.  The Applicant has devised a plan to remediate the substandard 

sight distance to provide a sight distance of 630 feet.  The remediation plan involves cutting back 

a high point within the South Street right-of-way beyond the road shoulder.  The location and 
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small area needing grading was reviewed on-site with Greene County Highway Department.  

Plans for fixing the sight distance impediment will be provided for GCHD review and approval 

during the SEQRA process. 

 

Community Facilities – To enhance the Town‟s community facilities. 

 

Enhancement of the Town‘s community facilities is a municipal issue and not directly related to 

private development.  Nonetheless, and as described above, the proposed project will generate 

significant revenues for the Town, revenues that the Town could allocate to enhancing its 

community facilities. 

 

B. Town-wide Generic Environmental Impact Statement (GEIS) 

 

In December 2010 the Town Board, as SEQRA lead agency, accepted the Final Generic 

Environmental Impact Statement on the Development Capabilities of the Town of Windham and 

issued its SEQRA Findings Statement on December 17, 2010.  The GEIS examined the current 

environmental and infrastructure conditions of the entire Town in order to analyze the capacity to 

support growth, sustain the existing community and provide employment with a livable wage, all 

while maintaining the essence of the community.  Through the GEIS process the Town identified 

various threshold conditions for the future environmental review of development projects and 

actions within the framework of encouraging growth and economic sustainability. 

 

The GEIS includes the following excerpts. 

 

“In order to have a sustainable community, Windham needs year round residents with the ability 

to earn a good living.  At the present time, Windham Ski Mountain is the unique factor that 

attracts both part-time and full-time residents.  Windham Ski Mountain has generated a 

significant second home housing market.  The second home ski market provides construction 

jobs, maintenance jobs, real estate fees, real property taxes, school taxes, sales taxes and brings 

activity to our retail and food establishments.  At the present time, the town Board believes that 

the second home market will be a critical component to the long term sustainability of the 

community.  The parcels most desirable for the second home ski market are typically on steep 

slopes next to the ski mountain.  The Town anticipates that in the future the majority of the 

demand for new homes will be on slopes surrounding the ski mountain.  As such, the town does 

not discourage such development; rather, as noted in the DGEIS, engineering controls must be 

taken to insure that the slopes can be developed without significant impact on water quality 

and/or viewscape.” (GEIS Section V, page 24) 

 

This project is consistent with the Town‘s stated goal of fostering development in close 

proximity to Windham Mountain.  The plans that accompany this DEIS illustrate the extensive 

engineering controls that have been designed into the project to protect water resources, and the 

protection of the viewscape is demonstrated in the visual impact assessment that is part of this 

DEIS (see Appendix 11). 

 

“The estimate of 1,000 units [of potential new residential units] is not the community‟s goal or 

objective, it is merely a realistic estimate of the new units that could be absorbed into the 
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community over the next 20 to 30 years driven by market forces.  The Town anticipates that the 

overwhelming majority of the homes will be second homes for winter and summer recreation.  

While the Town Board does not have a specific goal or objective with respect to the number of 

units, the Town Board realizes that the continued development of second homes is critical to 

having a flourishing community.”(GEIS Section V, page 1) 

 

“At the present time, continuing second home development is critical to the sustainability of the 

community.  The economic driving force behind the community is Windham Ski Mountain and 

the summer recreational facilities….Since continuation of the second home market is critical to 

the sustainability of the community, the Town Board is responsible for ensuring that the local 

laws and policies will allow for and facilitate that development.” (FGEIS Section V, page 5) 

 

Again, the GEIS makes clear that the Town recognizes the importance of second homes to the 

local community, and that the Town intends to facilitate that development.  The project‘s 3 

phases of second home residential development planned over a 15 year period is consistent with 

the Town‘s vision and estimate of new second home residential units, and the project assists the 

Town with meeting their planning goals in a way that is consistent with federal, state, and local 

regulations. 

 

C. Subdivision and Site Plan Regulations 

 

The Town of Windham regulates development through a Site Plan Review Law adopted in 1989 

and subdivision regulations adopted in 1990.   

 

Article IV of the Site Plan Review Law contains 11 general standards and conditions for the 

Planning Board‘s review of a site plan application.  The following list identifies the 11 standards 

and conditions, and identifies the sections of this DEIS where information can be found that 

demonstrates they have been met. 

 

1. Buildings, lighting and signs – see the site plan set that accompanies this DEIS, and DEIS 

Sections 2.1, 2.2 and 2.10 and Appendix 17. 

 

2. Vehicular access and circulation – see the site plan set that accompanies this DEIS, and 

DEIS Sections 2.7 and 3.6 and Appendix 13. 

 

3. Parking and Loading – see the site plan set that accompanies this DEIS and DEIS Section 

2.7 

 

4. Pedestrian traffic – see the site plan set that accompanies this DEIS and DEIS Section 2.7. 

 

5. Stormwater and drainage – see the site plan set that accompanies this DEIS, and DEIS 

Sections 2.8 and 3.2 and Appendix 9. 

 

6. Water and Wastewater – see the water and wastewater plan sets that accompany this DEIS, 

and DEIS Sections 2.5 and 2.6 and Appendices 3 and 4. 
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7. Landscaping and vegetation retention – see the site plan set that accompanies this DEIS, 

and DEIS Sections 2.4 and 2.10. 

 

8. Fire access and hydrants – see the site plan set and the water supply plan that accompany 

this DEIS, and  DEIS Sections 2.6 and 2.7 and  Appendix 3. 

 

9. Flooding and erosion- see DEIS Sections 2.8, 3.2 and 3.5 and DEIS Appendix 9. 

 

10. Neighborhood compatibility – see DEIS Sections 2.1, 3.7 and 3.9 and DEIS Appendices 11 

and 17. 

 

11. Natural resources compatibility – see the site plan set that accompanies this DEIS and 

DEIS Sections 2.4, 3.1, 3.2, 3.3, 3.4, 3.5, 4.1, 4.2, and 4.3. 

 

Article IV of the Town‘s Subdivision Regulations contains six sections of General Requirements 

and Design Standards.  The following analysis identifies the six sections and identifies the 

sections of this DEIS where information can be found that demonstrates that they have been met.   

 

1. General – this DEIS and the drawings that accompany it demonstrate how the site can be 

used safely and how the review of the project is complying with SEQRA requirements. 

 

2. Road Layout and 3. Road Design and Construction – the proposed roads meet Town 

standards in the subdivision regulations with the exception of a few minor areas where 

unavoidable waivers will be needed.  More detail can be found in section 2.7 of this DEIS.  

Project roads will remain private and not become Town roads. 

 

3. Lot Requirements – all lots meet the standards for buildability, side lines, corner lots, and 

access.  Waivers are being sought for some building setbacks.  Proposed lots employ 45 

foot setbacks from the road centerline and 20 foot side setbacks (except for townhomes and 

condominiums with common shared walls).  The applicant requests a waiver to minimize 

needed clearing that would result because of this requirement and the greater visual impact 

that would impose.  The waiver on front-yard setbacks relates to the topography of the site 

and the need to have homes closer to the adjacent roadway so as to limit the appearance of 

downhill homes not having a significant street presence and to limit unnecessary lengths of 

driveways, thus reducing potential impervious surface amounts. The waiver requested for 

side-yard setbacks is offset by the extensive development standards included within the 

ARB Design Guidelines and enforced through the Declaration of Covenants, Conditions 

and Restrictions (CCRs) for the project, as well as the comprehensive ARB Design 

Guidelines to enforce standards for each building envelope. See DEIS Appendix 17. 

 

4. Drainage Improvements – water, stormwater management, wetlands and floodplains are 

addressed in the plans that accompany this DEIS, and DEIS sections 2.8, 3.2, and 3.4.3 and 

Appendices 5 through 10.  Stormwater management has been designed to meet Town, 

NYSDEC and NYCDEP standards.  Stormwater will be managed so discharge rates under 

the built condition do not exceed current runoff rates under the unbuilt condition.  The site 

does not contain any floodplains or NYSDEC-jurisdictional wetlands. 
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5. Parks, Open Spaces and Natural Features – The project plans that accompany this DEIS 

and DEIS section 2.4 demonstrate how over 70% of the project site is maintained as open 

space, maintaining the natural features found within these undisturbed areas.  

 

 1.3.3 Conformance With Federal, State and Regional Regulations 

 

This topic is discussed in Section 1.4 below 

 

 1.3.4 Project Goals, Need and Benefits 

 

A. Project Goals and Need 

 

The Applicant‘s goal for the project is to develop a high quality, four-season resort and spa that 

will provide a collection of recreational opportunities that are unavailable in one resort in the 

Windham area, while at the same time protecting and complementing that natural beauty that 

attracts people to the Catskills. 

 

Projects located in primarily second-home, tourism regions must look at several factors in order 

to judge the potential success of the project. Goals for any development- regardless of location 

and typology- must include meeting the demands, or needs, of an identified demographic group 

which will initially create a positive financial return for the initial investment. These returns 

provide for on-going revenue streams that will provide necessary operations and maintenance of 

planned facilities, thereby providing project sustainability. 

 

The Town of Windham‘s location- both relative to the City of New York and its inclusion in the 

Catskills region- provide both ease of access to a large pool of possible clientele, as well as a 

certain amount of anticipation as to quality of the experience and value. To that end, the ease of 

access to a visually attractive area of surrounding nature, distant views, a variety of amenities, 

cultural resources, and quality of life associated with small rural communities, is of high value 

and in strong contrast to daily life in the metropolis of New York City. In addition to an 

anticipated quality of life, there must be multiple offerings of product- in this case housing types, 

services and experiences.  WMSC must provide for an ample mix of programs and facilities 

within its boundaries to satisfy any demand of its clientele and their guests that may relate to 

more variety of dining experiences, after-hour social gathering, fitness and wellness, swimming 

pools and health and wellness treatments associated with the spa facility. 

 

Initial market studies and analysis of the region suggest a lack of housing types of certain, 

measureable value proximate to the Town of Windham and more specifically, Windham 

Mountain. Single-family, detached homes, or lots, that will provide for a 4 bedroom product are 

severely lacking, as are smaller townhome units -of 3 to 4 bedroom size- with distant mountain 

views   

 

Duplex residential unit types are fairly non-existent in the community. While there appears to be 

newly proposed condominium units in the planning stages elsewhere in the community, they are 
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generally understood to be relatively small in size, lesser quality of design, without views and 

with limited on-site amenities. 

 

In addition, there is no spa- private or public- within the community, limited all-weather exercise 

and recreational locations and limited higher-quality food and beverage choices for the 

expanding demands of visitors to the Town. The proposed WMSC will provide these to its 

members, homeowners and their guests at a level of service that meets their anticipated needs.  

 

While the site could possibly provide for an extensive expansion of ski terrain for Windham 

Mountain, studies by the ski company operators have determined that the demand and potential 

additional skier visits currently do not provide for sufficient revenue increases to off-set the 

operational costs of the expansion. Therefore, the needs of the WMSC are answered by the 

inclusion of ―transport‖ lifts that can provide access to existing ski trails. These lifts and the need 

for a shuttle service to off-site amenities and Town facilities provide for a well-rounded program 

of activities for potential clientele. 

 

All of these goals and needs must be balanced against the site, its natural offerings, physical 

constraints and its ability to support the development program- its ―carrying capacity.‖ There is a 

critical point wherein the development placed on a specific site begins to diminish the inherent 

quality of the existing site and the experience it provides. Once that point is reached, the ―value‖ 

in the market place diminishes accordingly. The development of a truly competitive product 

must be sensitive to these issues in this marketplace. WMSC in its proposed configuration, size, 

program, and product mix, meets the needs of the market place, protects the inherent value of the 

undeveloped site and meets the financial goals of the development team. (See Section 3.11). 

 

B. Project Benefits 

 

The socioeconomic benefits that the project will provide are described in detail in Section 3.11 

and in Appendix 14.  The project will provide direct tax generation benefits, will provide 

secondary economic benefits by increasing off-site business activity, and will provide direct and 

indirect jobs during project construction and project operation.  

 

More specifically: 

 

 The existing taxes generated by the WMSC parcels for all taxing jurisdictions totals 

$12,015. At full build-out, it is estimated that the WMSC is expected to generate an 

estimated $2.8 million per year in property taxes. Of this amount, approximately 

$634,885 will be paid to the Town of Windham and its individual taxing jurisdictions, 

$752,488 to Greene County, and about $1.4 million to the Windham Ashland Jewett 

School District. 

 It is projected that the direct effect on the local economy from annual operations is 

estimated at $15.93 million. In Greene County, in addition to the $15.93 million of direct 

spending, indirect and induced output is estimated at $4.78 million. The direct, 

indirect, and induced economic activity that will result from the proposed project is 

estimated at $26.51 million in New York State, of which $20.71 million will be in Greene 

County. 
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 The direct employment demand from construction is estimated at 845 person-years of 

employment. Over the estimated 15-year construction build-out, the project will directly 

generate an average of 56 full-time equivalent jobs.  When new direct jobs are introduced 

to an area, those jobs lead to the creation of additional indirect and induced jobs. Indirect 

employment resulting from construction expenditures includes jobs in industries that 

provide goods and services to the contractors, and induced employment includes jobs 

generated by new economic demand from households spending salaries earned through the 

direct and indirect jobs. It is projected that the proposed project will generate an additional 

211 indirect person-years of employment and 221 induced person-years of employment in 

Greene County, bringing the total number of jobs from construction to 1,277 person-years.  

In the larger New York State economy, it is projected that the proposed project will 

generate 614 indirect and induced jobs, bringing the total direct and generated jobs from 

construction of the proposed project to 1,459 person-years of employment in the state.  

 At full buildout there will be an estimated 170 full-time and part-time employees at the 

proposed project. Total employment from annual operations includes jobs in business 

establishments providing goods and services to (indirect jobs), and jobs resulting from 

new household spending (induced jobs). It is projected that the proposed project will 

generate an estimated 43 permanent indirect and induced jobs within Greene County, 

bringing the total number of direct, indirect, and induced jobs from the annual operation 

of the proposed project to 213 jobs within the county. In the larger New York State 

economy, it is estimated that operations of the proposed project will generate an 

estimated 75 indirect and induced jobs. Including the 170 direct jobs, the total number of 

direct, indirect, and induced jobs in New York State is expected to be approximately 245. 

 

Open Space Preservation and Local Land Use Planning 

 

In addition to these socioeconomic benefits, the WMSC also provides the benefit of preserving a 

substantial amount of open space.  As detailed later in this DEIS, the currently proposed project 

results in the retention of 70% of the existing open space on the site. 

 

The project provides for orderly, planned buildout of second homes in the South Street corridor 

that is consistent with the goals of the Town‘s recently completed GEIS. 

 

Municipal Water System Consolidation 

 

In order to provide sufficient capacity in the municipal system to serve the project, a 

consolidation of existing water systems will be necessary.  Infrastructure improvements will be 

needed to consolidate the systems and provide water to the proposed WMSC connection point.  

It is understood (based in part on correspondence from the Town included as Appendix F of the 

Preliminary Water Supply Report in Appendix 3) that the Town is pursuing a comprehensive 

plan for consolidation of water systems and that the Town has commissioned a Supplemental 

Generic Environmental Impact Statement to develop this comprehensive plan.  The Town Board 

―anticipates raising significant portions of the capital necessary from the developers 

implementing these projects.‖  It is Applicant‘s intention to provide an appropriate level of 

funding to facilitate the water system consolidation and make water available for the project. 
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1.3.5 Status of Other Projects in Windham 

 

The following describes the status of similar proposed or permitted projects in the Town of 

Windham. 

 

A. Windy Ridge 

 

Windy Ridge, LLC owns approximately 42 lots which were created as part of the original 

Windham Ridge Club development.  These include 30 single family lots located along 

Glenamaddy Drive (north of Windham Ridge Road) and 12 townhouse lots (located to the south 

of Windham Ridge Road).  These parcels are all undeveloped.  It is believed that these lots 

currently lack the required approvals for construction.  [Sources:  Correspondence with Robert 

Kallman of Windy Ridge and information from Kaaterskill Associates files.] 

 

B. Eagle‘s Landing 

 

Eagle‘s Landing LLC owns a number of parcels that were originally part of the Windmont 

subdivision.  These parcels are located along Hollow Brook Road (occasionally referred to as 

Eagle‘s Landing Road).  Based on a ―Stipulation of Settlement and Order‖ for Eagle‘s Landing 

LLC (petitioner) and the NYC DEP and others (respondents), Eagle‘s Landing owned 8 parcels 

along this road as of September 2010.  This included subdivision lots 22 and 25-31.    

 

In 2011 permits were obtained to allow construction of a single family residence on lot 22.  

Construction was started in the summer of 2011 and is ongoing as of the date of this report.  It is 

believed that lots 25-31 do not currently have permits for construction.  [Source:  Information 

from Kaaterskill Associates files.] 

 

C. Crystal Pond 

 

Crystal Pond has a total of 97 approved townhouse units.  56 of these have been constructed.  

[Source:  Correspondence with Gallagher & Company (property manager)]. 

 

D. The Quads 

 

The Quads has 67 approved townhouse units.  This development is 100% built-out.  [Source:  

Correspondence with Gallagher & Company (property manager)]. 

 

E. Windham Mountain Village 

 

This townhouse development contains 101 units and is 100% built-out.  [Source:  Information 

from Kaaterskill Associates files.] 
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F. The Winwood 

 

The Winwood development includes 31 condominium and 21 rental units (rooms) which have all 

been constructed.  [Source:  Correspondence with Tim Woods, Windham Mountain President 

and General Manager.] 

 

G. Stonewall Glen 

 

Stonewall Glen includes 59 townhouses and related amenities.  The project has all necessary 

approvals to begin construction.  No units have been constructed as of this report.  Start of 

construction in 2012 is contemplated depending on market conditions.  [Source:  Information 

from Kaaterskill Associates files). 

 

H. Others 

 

Other proposed or permitted projects in the Town include the following: 

 

Destination Windham - 41 condominium units currently being proposed. 

 

The Enclave - 18 townhouse and 38 condominium units, all built and sold. 

 

Upper Wipeout - 9 lots approved, 1 believed to be under construction. 

 

Copper Ridge - 12 approved lots, 1 house built. 

 

1.4 Required Permits and Approvals 

 

A number of permits or approvals for the project are required at the local, County, regional, State 

and federal levels.  The following lists those approvals along with their respective timeframes 

relative to the SEQRA process. 

 

1.4.1 Local   

 

Local approvals are required from the Planning Board and the Town Board.  These approvals are 

being sought during the SEQRA process. 

 

A. Windham Planning Board 

 1. Subdivision Approval 

 2. Site Plan Approval 

 

B. Windham Town Board 

 1. Water Supply and Wastewater Disposal Connection Approvals 

 2. Project Transportation Corporations (water and wastewater) 
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1.4.2 County 

 

The project will be reviewed at the County level by the Greene County Planning Board and the 

Greene County Highway Department. 

 

A. Greene County Planning Board – the project will be reviewed by the Planning Board for 

potential County-wide impact under Section 239(m) and (n) of the NYS General 

Municipal Law.  Referral to the County Planning Board is required because the project 

site is located within 500 feet of a County road (CR 12 (South St.)) and within 500 feet of 

a municipal boundary (Windham/Jewett).  The County Planning board will issue an 

advisory opinion to the Windham Planning Board as part of the subdivision/site plan 

review process. 

 

B. Greene County Highway Department -  As per the Traffic Impact Study in Appendix 13, 

it is necessary to  grade a small area within the CR 12 (South St.) right-of-way in order to 

improve the sight distance for drivers entering CR 12 from Trailside Road.  Plans for this 

work will require approval from the Greene County Highway Department following the 

SEQRA process.   

 

1.4.3 Regional – NYCDEP  

 

New York City Department of Environmental Protection (NYCDEP) has approval authority for 

the project‘s Stormwater Pollution Prevention Plan (SWPPP) pursuant to Section 18-39 of the 

Rules of the City of New York (Watershed Regulations).  NYCDEP also maintains approval 

authority for the proposed sewer collection system pursuant to Section 18-37 of the Watershed 

Regulations.  Information necessary for NYCDEP to begin review of these aspects of the project 

will be provided in SEQRA documents, including this DEIS, but formal permit applications to 

NYCDEP will likely not be submitted until after the completion of the SEQRA process.  

Appendix 9 of this DEIS contains a draft SWPPP for construction of Phase 1 of the project.  The 

stormwater management design report is included in Appendix 9 and describes how the design 

complies with NYCDEP requirements, including the April 2010 amendments to their 

regulations.  Appendix 4 contains the preliminary design report for the project‘s wastewater 

collection system. 

 

1.4.4 State  

 

The project will require review and approval by the NYS Department of Environmental 

Conservation (NYSDEC) and the NYS Department of Health (NYSDOH). 

 

A. NYSDEC 

 

1. Stormwater – SPDES General Permit GP-0-10-001 for Construction Activities.  The 

project will need to obtain coverage under NYSDEC‘s General Permit for Construction 

Activities.  A draft SWPPP is included in this DEIS, and coverage under the permit will 

be sought after the SEQRA process is completed and prior to starting construction. 
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2. Water Supply - A Water Supply Permit will need to be obtained from NYSDEC.  Water 

Supply Permits are required for various actions including extending supply or distribution 

mains into a municipality, water district, water supply district, or other civil division of 

the State where it has not previously supplied water, or constructing any extension of 

supply mains, except within a service area approved by the department or extending the 

boundaries of a water district.  An application for the Water Supply Permit will be 

submitted after the SEQRA process. 

 

3. 401 Water Quality Certification – The project involves limited proposed impacts to 

waters of the US including federal wetlands that would qualify for coverage under the US 

Army Corps of Engineers Nationwide Permit Program.  Therefore, NYSDEC will need to 

review the project for the purpose of the issuance of a water quality certification. 

 

4. There are no State-regulated (Environmental Conservation Law Article 24) wetlands or 

any protected (Environmental Conservation Law Article 15) streams on the project site. 

 

B. NYSDOH 

 

1. Realty Subdivision – The project meets the definition of a realty subdivision.  Following 

the SEQRA process formal plans for the project sanitary facilities prepared in accordance 

with Part 74 of the State Sanitary Code will be submitted to DOH for review and 

approval.  The preliminary wastewater plans in this DEIS are the precursor to the more 

detailed plans that will be submitted to NYSDOH for approval after the SEQRA process. 

 

2. Public Water Supply – Because the project intends to connect to the Windham municipal 

water supply system, NYSDOH will need to review and approve project water supply 

information.  Preliminary engineering plans and reports for the connection to the 

municipal water system are included in this DEIS, and detailed plans based on the 

preliminary plans in the DEIS will be submitted to NYSDOH after the SEQRA process. 

 

3. Swimming Pool and Food Services – NYSDOH has regulatory oversight of these types 

of facilities.  Information necessary for NYSDOH review and approval of these facilities 

will be submitted following the SEQRA process. 

 

1.4.5 Federal 

 

A. USACOE 

 

The project involves a very limited amount of activity that will affect ―Waters of the United 

States‖, including wetlands under the jurisdiction of the US Army Corps of Engineers 

(USACOE).  The project plans (see Sheets WI-1 and WI-2) call for a total of less than 0.1 acre 

(0.094 acre) of wetland fills for the construction of 3 crossings (2 road crossings and 1 for a 

shared driveway).  The project qualifies for coverage under the existing Nationwide Permit 14 

and does not require compensatory mitigation or notification to the USACOE prior to 

construction. 
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B. USDHUD 

 

In addition, the project will be required to submit to the United States Department of Housing 

and Urban Development, a complete Property Report for review and approval prior to the sale of 

any residential or commercial parcel within the project boundaries. This Property Report- 

required of all projects in excess of 99 parcels of land, must disclose limitations on use, 

availability of services and utilities, restrictions on development or use of each parcel, financial 

assurances for the development and proposed schedules for development. 
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SECTION 2 DESCRIPTION OF THE PROPOSED ACTION 

 

2.1 Overall Project Design and Layout 

 

See Figure 2-1, Master Plan. 

 

2.1.1 Project Siting 

 

The project design is responsive to site development constraints imposed by natural resource 

conditions on the project site, primarily steep slopes, watercourses under the jurisdiction of 

NYCDEP and wetlands under the jurisdiction of the USACOE. 

 

A. Slopes 

 

The slope mapping shown on Figure 2-2, Slope Map, shows that the upper elevations of the 

project site, consisting of that part of the site above the Wanderer ski trail, is comprised of lands 

that are almost all over 25% slope.  Below Wanderer there are areas of flatter slopes that exist as 

a series of benches.  This is where development is proposed.  The majority of site development is 

proposed along the broadest of these benches that extends from where the existing Upper 

Panarama Lane enters into the lean-to meadow and extends east across the property into the large 

relatively flat area that was formerly a sheep meadow.  The Members‘ Lodge and Clubhouse, 

building C1 on the Master Plan, is sited on a smaller bench located directly below Wanderer.  

The lowest elevation development cluster located near Trailside Road is sited on this relatively 

flat area of the site as shown on Figure 2-1. 

 

B. Watercourses 

 

Watercourses present on the project site, as confirmed during site inspections with NYCDEP, are 

shown on Figures 2-3A through 2-3C, Watercourses Map, as well as on the Master Plan.  Shown 

with the watercourses on Figures 2-3A through 2-3C are the areas within 100 feet, within which 

there are regulatory restrictions on the siting of impervious surfaces (roads, buildings, etc.).  

There are four main areas on the site that contain watercourses.  Two of these areas are located in 

the eastern portion of the site and extend off the site to the east.  The third is a complex of 

watercourses located in the western part of the site that originate above Wanderer, run through 

the site, and cross under Trailside Road.  The fourth main area of watercourses is present near 

the lowest switchback on Upper Panarama Lane and in the field/shrubby area above the 

neighboring properties to the north.  These watercourses and required setbacks were taken into 

account when designing the project. 

 

C. Wetlands 

 

Figure 2-4, Watercourses and Federal Wetlands, is a variation on the previous figure that shows 

the wetlands on the site in addition to the watercourses.  Most wetlands are relatively flat areas 

associated with watercourses where groundwater exists at or near the ground surface for a 

sufficient duration during the growing season to support the growth of plants typically found in 

wetlands.  Some of the wetlands on the property have developed within the logging roads where 
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compaction of soils and rutting has resulted in areas where water sits or runs for sufficient 

periods of time to support wetland conditions. 

 

D. Composite 

 

The composite constraints map used when designing the project is shown in Figure 2-5, 

Composite Constraints Map.  (See Site Plan Drawing L-2.03 for a full size version.) The Master 

Plan overlay on Figure 2-6, Composite Constraints With Masterplan, shows how these 

constraints were taken into account when designing the project. 

 

2.1.2 Development Goals and Alternative Layout 

 

The overall goal of the project is to develop a private sporting club that will offer potential 

members a number of options for residential living along with multiple recreational/amenity 

opportunities. In addition, the project proponents internally established a planning goal of 

understanding all of the physical resources of the site and identifying those resources that 

required protection in order to minimize the impacts on the land and retain the inherent visual 

values. The experience of the proponent‘s development and planning team has shown that this 

approach can yield successes equivalent to those of conventional development, but with fewer 

units and the preservation of more natural areas of the site. This approach goes by several 

different terms such as ―low impact development‖, ―smart growth‖, or ―conservation-based‖ 

development. 

 

The overall goal is also a direct result of the project site‘s direct physical relationship to the 

existing Windham Mountain ski area.  During the time leading up to the preparation of this 

DEIS, the Applicant held extensive discussions with Windham Mountain management on the 

possibility of expanding the existing ski terrain onto portions of this property, but to no avail. 

While the physical ability to expand in large areas exists, the fiscal and operational requirements 

to support this growth are not present, according to Windham Mountain officials. Therefore, 

there is only a limited proposal of ski ―access‖ expansion via two transport lifts currently 

incorporated into the plan. No additional ski trails or expansions of snowmaking are proposed as 

part of this application.   

 

When plans for the project were first presented to the Windham Planning Board at a sketch plan 

conference, the applicant proposed a project that was more focused on the development of 

single-family homes.  In response to a number of factors, including discussions with the Planning 

Board, alternative plans were developed, including the plan presented in this DEIS.  The plan 

presented in this DEIS has 143 single family homes, which is 26 fewer than what was originally 

proposed in the sketch plan.  Discussions leading up to the preparation of this DEIS also resulted 

in a diversification in the types of residential products being offered in the project.  The plan in 

the DEIS includes development of 24 duplex units, whereas there were no duplex units included 

in the sketch plan.  The duplex units were added to the project because of their more limited 

impact on the project site – less clearing, grading, impervious surfaces, etc. 

  







   

Windham Mountain Sporting Club Draft Environmental Impact Statement 2 - 3 

Town of Windham, Greene County, NY 

2.1.3 Low Impact Development (LID) Components 

 

The project scoping document lists a number of LID practices to be evaluated for use within the 

project.  These practices are primarily related to stormwater management design, which is 

discussed in detail in Appendix 9, Exhibit B.  Subsequent to the issuance of the scoping 

document, NYSDEC re-issued its stormwater management design manual which incorporated 

the use of LID practices and required projects to evaluate LID feasibility and implement LID 

practices where feasible in the design of new practices.  The August 2010 update to NYSDEC‘s 

stormwater management design manual went into effect March 1, 2011, and the WMSC project 

has been designed in accordance with those requirements (See Appendix 9, Exhibit B). 

 

The Applicant has carefully studied each of the LID practices identified in the scoping document 

and the revised NYSDEC design manual, and incorporated as many of those practices as was 

reasonably feasible, including dry swales, vegetated buffers, and bioretention areas.  A complete 

description of this analysis can be found in Exhibit B of Appendix 9. 

 

The ability to integrate LID practices into a design is controlled by a number of factors, with one 

of the primary factors being the nature of the soils present and the ability of water to percolate 

into and through the soil.  The soils on the project site are primarily silt loams with relatively 

slow percolation rates which are reflected in their classification into hydrological soil groups C 

and D. 

 

See Appendix 9, Exhibit B for the full Stormwater Management Design Report that includes a 

discussion of NYSDEC 2010 Design Manual/LID practices and how they will be implemented 

for the WMSC project. 

 

2.1.4 Project Controls 

 

Appendix 17, Part A contains the project Architectural Review Board Design Guidelines (ARB 

Design Guidelines) for the project.  Appendix 17, Part B contains the project‘s draft Master 

Declaration of Covenants, Conditions and Restrictions (Master Declaration) that will be part of 

the Offering Plan provided to potential buyers.  This Master Declaration incorporates the Design 

Guidelines by reference, and more critically, creates the design review process and imposes a 

binding obligation on the architects/homeowners developing single-family homes to follow these 

guidelines. 

 

The ARB Design Guidelines cover over 100 aspects of the development.  A synopsis of some of 

these guidelines is presented below, and Appendix 17 Parts A and B should be reviewed for all 

of the guidelines and how they relate to the Master Declaration.  All of these Design Guidelines 

will be strictly enforced through a multi-step building plan approval process that must be adhered 

to for each lot.  The ARB, to be made up of independent consultants (generally architects, 

landscape architects, and civil engineers) appointed by the Board of the WMSC Homeowners‘ 

Association, will oversee the design and construction of single-family homes to ensure 

compliance with the Design Guidelines.   
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Under the Design Guidelines each building lot will have a predetermined building envelope, 

outside of which no development will be permitted.  Likewise, each lot will have a maximum 

amount of permissible impervious area, a maximum building footprint, maximum building 

heights and limitations on gross square footage appropriate to the physical constraints of each 

residential lot.  Lots will have very specific limitations on vegetation cutting that can occur 

outside of the building envelope in order to protect visual resources.  All lots must have adequate 

space for snow storage.  Vehicle parking must be provided on the lots and not on project roads.  

The guidelines specify indoor garbage storage and secured containers to prevent artificial feeding 

of wildlife, including bears. 

 

Each lot will be required to have a grading, erosion control and drainage plan that must be 

complied with during construction.  All site grading will be required to occur within the 

established building envelopes.  Each lot owner applying to the ARB for approval must enlist the 

services of a professional arborist to provide a tree protection plan, and the services of a licensed 

landscape architect to provide a lot revegetation plan that make use of native species.  All 

builders must be pre-approved by the ARB, and the ARB reserves the right to refuse future work 

on the WMSC project for any builder that does not fully comply with ARB-approved plans. 

 

From an architectural standpoint, the Design Guidelines seek to promote diversity in the design 

of buildings, while at the same time maintaining an architectural theme throughout the project.  

The first aesthetic objective of every home at the WMSC will be to allow the natural setting to 

remain the dominant image. The goal is to create appealing and interesting structures that are 

subtle and complimentary to the dominant beauty of the mountain setting.  The second objective 

is to design all structures so that they relate to human scale.  Homes must be designed to appeal 

and not to overwhelm individuals on foot.  Single family homes are not to exceed 30 feet above 

finished grade as measured from the lowest perimeter point of the foundation to the top of the 

highest ridgeline.  The maximum allowable impervious area on each of the lots will limit the 

building footprint sizes. 

 

Home design will be sustainable and energy efficient.  Towards this end, the aim of the Design 

Guidelines is to be 15% more efficient than standards in the 2004 International Residential Code 

(IRC) and adhere to the standards equivalent to ―Energy Star Qualified New Home (w/o 

verification) Guidelines.‖  Homes are also required to follow or exceed the recently adopted 

National Green Home Building Standards adopted by the National Association of Home 

Builders. 

 

 Only timber, logs, horizontal or vertical wood siding, shingles, board and batten, native rock, 

and stone will be used for exterior surfaces.  Exterior wall colors will be earth tones and darker 

colors will prevail.  Color samples must be submitted as part of the proposal to be reviewed by 

the ARB.  Reflective glass is prohibited and external lighting is tightly restricted and not allowed 

in most cases.  In addition, ―fire-wise‖ standards are required to minimize potential fire dangers 

and wildlife mitigation measures are required for each lot Owner to reduce potential conflicts 

with local wildlife. 
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2.2 Residential Development 

 

WMSC provides a mix of residential products- both in physical type and in financial offerings to 

its potential Members/ buyers. The proposed plan currently includes the following mix of 

residential units; 

 

143- single family detached lots 

12- duplex lots with 24 residential units 

54- townhouse units 

81- condominium units of varying sizes 

 

The placement of each type of residential unit was determined by a number of factors.  Larger, 

flatter and less sensitive sites were chosen for the larger footprint condominium and townhome 

sites, while those sites that are more physically limited were planned for conventional residential 

development. In addition, as the master plan developed, higher concentrations of units- pursuant 

to the original development goals of the project- were sited within easy walking distance of 

major amenities.  

 

The residential units that will be added by the proposed project are expected to be predominately 

seasonal homes, which are common in the area. It is expected that the residential units will 

attract households of between 2 and 4 people, who live within a three-hour drive from Windham. 

The average cost for single-family homes is expected to be approximately $600,000, plus the 

value of land which is expected to start at $250,000, depending on location and views. It is 

anticipated that a completed duplex unit will sell for between $580,000 and $696,000. 

 

It is anticipated that the completed townhome units will sell, on average, between $500,000 and 

$750,000 per unit. Duplex units will range between $580,000 and $696,000.  Condominium units 

may range from $650,000 to $2,800,000. (See Section 3.11.3A for additional information on 

market studies and potential economic impacts). 

 

In addition to the residential mix outlined, above, the project also includes three distinct areas of 

concentrated ―commercial‘ development- the Members‘ Lodge and Clubhouse (C-1), East 

Village Lodge (C-3) and the WMSC Wellness Center (C-2).  

 

The most significant of these is the Members‘ Lodge and Clubhouse located at the mid-point of 

the mountain face and directly adjacent to the existing Wanderer ski trail for Windham 

Mountain. It will be constructed in two distinct phases of development- the first includes the 

prime member amenities for the WMSC and the second includes the residential (condominium) 

expansion. The Phase 1 structure houses a primary restaurant with 50 seats (+/- 1,600 sf), an 

arrival lobby (+/- 1,700 sf), a bar/ lounge area (+/- 1,300 sf), a small, private spa facility (+/- 

1,500 sf initially and to be expanded in the Phase 2 addition) and a significant outdoor terrace 

area associated with the adjacent transport ski lift ―A‖ that will provide direct access to the top of 

the ski area for Members and their guests. This outdoor terrace will be the primary gathering 

place for all Members and their guests during peak seasons of the project. In addition, there is a 

lower level parking structure that houses 42 parking spaces and an additional 65 spaces outside, 
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on the future Phase 2 building site. Portions of the main level and all of levels 2, 3 and 4 will be 

residential units. 

 

The exterior design of the Members‘ Lodge is anticipated to represent historical influences of the 

great mountain lodges of the past. The varied façade, materials of wood and heavy timber and 

shingles, and the darker, natural colors of the immediate background at the site, lend themselves 

to a design that is harmonious with the project and the Catskills region. The architectural controls 

proposed for the project, as a whole, will also apply to any and all commercial development. 

Those key factors include design philosophy, neutral color schemes, dominant use of natural 

materials, non-reflective  metals and glass, controlled and restricted lighting schemes and 

variations in architectural massing to create interest- not only from pedestrians, but also when 

seen from afar, off of the project site and from public roadways.  

 

Additional dimensional information is provided by conceptual architectural sketches in 

Appendix 18. Representative graphics from Appendix 18 are also provided as DEIS Figures 2-

7A through 2-7H.  Figure 2-7A shows the entry and rear elevations of the Members‘ Lodge and 

Clubhouse Building. 

 

The second commercial amenity proposed for Phase 1 is the Wellness Center. This facility of +/- 

12,000 sf currently is proposed to include many of the necessary early-stage administrative 

offices of the Homeowners Association. Its primary mission, though, is to provide a base for all 

physical activities of the project. These will include an indoor exercise facility, an indoor 

climbing wall, an outdoor swimming/ lap pool and tennis courts (2) and indoor squash courts, 

along with the requisite changing and bathroom facilities. It also includes several multi-

functional spaces for community events and classrooms. Small, limited spa treatment rooms 

(message therapy only) are provided as an adjunct to the prime spa area at the Members‘ Lodge. 

The design of the structure and its associated site plan elements have been carefully coordinated 

with the physical conditions of this particular site so as to ―fit‖ the natural contours and slopes. 

The two-level structure provides for a low profile as seen from above and the lower level 

provides for large expanses of non-reflective glass not only to take advantage of the tremendous 

views, but also to harness sunlight and energy from its northern exposure and diffused direct 

light. Finally, this structure, being centrally located in the project and on the mountain face, will 

serve as the adventure/ nature center for the project. Classes and programs for children and adults 

will be held in this location to expand awareness of the natural features of the area and the flora 

and fauna proximate to the project. In addition, from this base, members and their guests can 

access mountain biking activities and hiking trails within the project boundaries. See Appendix 

18 and Figure 2-7B for additional information about the Wellness Center building, including 

renderings of the building elevations. 

 

The third and last commercial facility in the project is referred to as the East Village Lodge 

(parcel C-3 on the master plan).  See Appendix 18 and Figure 2-7C for illustrations of building 

information.  This facility- planned for later phases of the development- is proposed to house 27 

condominium units and also to provide additional parking (both below grade and surface) and 

walk-to amenities for this portion of the project. It will house a lunch-time only grill (+/- 2,500 

sf), outdoor terrace area and community pool, as well as a small bar area (+/- 1, 200 sf) for social 

functions. It lies directly adjacent to the proposed Lift ―B‖ that will service this side of the 
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development and provide direct access to a portion of Wanderer ski trail and, indirectly, to the 

Members‘ Lodge at mid-mountain.  

 

In each of the Lodge locations there will be a number of condominium units that will range from 

+/- 450 sf up to +/- 2,300 sf penthouse units. The total number of condominium units proposed 

(81) includes the ability to provide ―lock-off‖ units. Lock-off units are defined as stand-alone 

portions of larger condominium units that can be ―locked-off‖ by the Owner of each larger unit, 

and can then be rented as a smaller, almost hotel-like, unit, to other Members and their guests. 

To be conservative in the approach to various elements of potential impacts, these portions of 

units have been calculated and represented as stand-alone units for unit counts and for water/ 

sewage calculations and projections. See Appendix 18 for conceptual layouts of various units 

and a further graphic understanding of the concept of lock-out units. 

 

The Applicant does not intend to construct single-family units itself, but are proposing to sell 

developed lots to individuals and builders in the area. This being the case, and in order to provide 

sufficient evidence of the ability to develop lots within the proposed guidelines for architectural 

controls and site impacts, the Applicant has developed designs for a ―prototypical‖ residential 

unit. See Figure 2-7D and Appendix 18. This unit represents a model product that fits the land, 

adapts to the slope conditions of most of the lots and achieves the restrictions of impervious 

surface, floor plans and height controls that are being self-imposed on the project by the 

Applicant. Using this model, the Applicant has developed the ARB Design Guidelines (See 

Appendix17) and site-tested each proposed single-family lot for adherence to the model. By 

doing so, the Applicant is confident that it has achieved a workable plan that provides a variety 

of lot configurations and that can meet the demands of future Owners as they individually design 

their homes. As further assurance of this approach, the Applicant has established specific 

development criteria for each lot, specific to the conditions of that particular lot. The Applicant 

has placed limitations on access, building footprints, heights, impervious surface, stormwater 

management and clearing limits. This will result in sensitive development by each lot Owner and 

allows for a mix of building footprint possibilities from 2,000 sf to a limited number of 5,000 sf.  

 

Similar to the single-family home sites analysis, the Applicant is also proposing a number of 

duplex lots. There are 12 duplex lots for a total of 24 duplex ―units.‖ To be conservative at this 

time, the Applicant has developed a prototypical duplex model that it feels meets or exceeds the 

future demands of its Owners. The resulting placement of these unit types and the incorporation 

of the same ARB Design Guidelines for single-family units will result in a cohesive development 

wherein the duplex units will appear as larger single-family units and also be restricted as to 

maximum footprints, impervious surface allowances and total gross square footage for each 

specific lot. These duplex units will range in size from 2,400 to 3,800 sf of interior space. See 

Figure 2-7E and Appendix 18 for conceptual designs for these prototypes. 

 

Finally, the project proposes a limited number of townhome units in locations that are within 

walking distance of various amenities that can support the additional density. Again, the 

proponents are not anticipating developing these units themselves, but may choose to sell each 

townhome parcel to another developer. In either case, the ARB Design Guidelines developed for 

the project will require strict adherence to the goals and objectives of the development of these 

parcels. The Applicant has developed two (2) different conceptual townhome designs for use in 
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site-testing each location. See Figure 2-7F and Appendix 18. One prototype was developed for 

each site scenario that might require access from either the upper side of a parcel, or from the 

lower side of a parcel.  Testing has anticipated a mix of unit sizes for future Owners of between 

2,400 and 3,400 sf per unit. These are anticipated to be three-level configurations within the 

allowable height restrictions for each site.  

 

2.3 Amenities and Ski Lifts 

 

WMSC provides for a number of amenities for homeowners, members and guests of the Club. 

Some are in the form of physical structures and others are programs for low-impact access and 

use of the natural resources of the site.  

 

At the primary Members‘ Lodge, there is a full-service restaurant that will serve three meals each 

day in varying forms to members and their guests. It is the Applicant‘s intent to also have this 

restaurant open to the general public based on availability, although seating preferences will be 

given to members and their guests.  Adjacent to the restaurant is a private bar and lounge area 

with spectacular views of the valley. In the lower levels of the Members‘ Lodge is the WMSC 

Spa that will provide a number of treatments on-demand to the members and their guests.   

 

The Lodge at East Village- due to its remote location from the primary Members‘ Lodge- will 

provide secondary amenities in close proximity to members residing in that area of the project. 

These will include a small exercise facility and a bar/ grill with limited morning and lunch 

service, but no evening services. It will have its own outdoor pool area and viewing terrace for 

sunning and mountain viewing. 

 

Included in both lodge facilities will be areas for member storage of winter skiing gear for ease 

of on-mountain access during the winter months. Changing areas associated with ski access will 

also be provided along with associated showers and locker storage. 

 

The WMSC project includes 2 ski lifts on the project site that will bring members to Windham 

Mountain ski trails that are within the easements present on the project site. As shown on the 

project master plan, transport chairlift ‗A‘ loads next to the Members‘ Lodge below Wanderer 

and unloads just above the tops of the Wanderer and Why Not trails, and has a length of 2,500 

feet.  Transport chairlift ‗B‘ loads just to the west of the East Lodge and unloads near the top of 

the elbow on Wanderer, and has a length of 1,600 feet.  It is anticipated that both of these lifts 

will be fixed grip doubles, have towers approximately 35 feet tall and have clearing widths of 

100 feet underneath the lift lines.  Both lifts will be constructed, maintained and operated by 

WMSC.  Hours of operations will be set to coincide with the hours of operations of the lifts at 

Windham Mountain, starting at 8:00 or 9:00 depending on the day, and ending at 4:00.  WMSC 

may choose to operate lifts for less time than the lifts at Windham Mountain.  The lifts will not 

be operated at night and will not be lit.  Night skiing at Windham Mountain occurs on trails that 

are not served by the project lifts.  
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In addition to the above, WMSC will include a Health and Wellness Center for Members and 

guests of the club. This facility will house an outdoor lap pool, indoor climbing wall, indoor 

recreation room and outdoor tennis courts. It will also be the center of all outdoor recreational 

activities for WMSC. From this location, members and their guests may utilize existing forest 

roads and trails for hiking, nature viewing and mountain biking activities. 

 

2.4 Land Cover, Open Space and Recreation 

 

2.4.1 Areas of Development and Areas of Open Space 

 

See Figure 2-8, Limits of Disturbance and Open Space.  This figure was developed by using the 

project grading plans that are in the site plan drawing set that is part of this DEIS for the limits of 

disturbance for road and amenity construction as well as using the building envelopes for the 

residential lots.  Overall the project as a whole will disturb up to about 141 acres of vegetation.  

This represents about 30% of the site.  Approximately 322 acres, or 70% of the site, would 

remain undisturbed.   The numbers can be considered worst case since they are based on 

vegetation being removed from the entire building envelope of each lot.  This is not permitted by 

the ARB Design Guidelines for the project (Appendix 17) that limit the amount of lot clearing to 

only that area needed to construct the residences.  Professionally prepared individual grading 

plans for each lot are required to be submitted by the lot owners and approved by the ARB. 

 

The majority of the areas on the site to remain undisturbed, as illustrated on Figure 2-8, occur on 

the mid-slope part of the site between the proposed access road to the east and Twin Maples 

Lane and White Way to the west. This area also extends to the south to the vicinity of the 

Wanderer Trail.  The second large block of lands to remain undisturbed is located in the 

southeastern portion of the site, including most of the southern boundary of the site.  These two 

areas together comprise approximately 275 acres of the 322 acres to remain undisturbed.  The 

lands to remain undisturbed in the southeast portion of the site abut State Forest Preserve lands 

which are comprised of +/- 201 acres of land that NYS describes as a ―detached‖ parcel of the 

Elm Ridge Wild Forest. These State lands and the undisturbed portions of the project site are 

also contiguous with hundreds of undeveloped privately-owned acres that extend to the south 

and east towards CR 14 (Goshen Street) and NY Route 296. 

 

During the early stages of the project the open space lands will continue to be owned by the 

Applicant and will be available to Club members and their guests for passive recreation.  At 

some point during the buildout of the property the open space lands will come under the control 

of the Homeowners Association and will continue to be available to the Club members and 

guests, but not to the general public. 
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2.4.2 Impervious Areas 

 

 Total Proposed Impervious Areas = 33.4 acres 

o Roads and shared driveways = 19.2 acres 

o Amenity Buildings = 2.6 acres 

o Residential Buildings = 11.6 acres 

 

2.5 Wastewater Collection and Treatment 

 

Appendix 4 contains the Preliminary Wastewater Design Report for the project.  Also, see the 

drawings entitled Preliminary Wastewater Plans for Windham Mountain Sporting Club that are 

part of this DEIS. 

 

 2.5.1 Overall Approach and Connection Point 

 

The proposed wastewater collection system will consist primarily of conventional gravity 

collection.  All of the proposed gravity collection pipes are 8‖ diameter.  All wastewater from the 

project will flow to a main trunk line that runs down Trailside Road to South Street.  The 

proposed sewer line will connect to the existing sewer main along South Street.  A new manhole 

will be installed at the connection point.  Approximately 315 linear feet of the 8‖ main along 

South Street will be replaced with 10‖ main. 

 

 2.5.2 Alternatives Considered 

 

In general, there are three alternatives available for wastewater collection and treatment for this 

project: 

 

1. Connection to existing public wastewater system.  This is the preferred alternative for 

WMSC, and the preliminary wastewater system design involves a connection to the 

Town of Windham municipal system.   

 

2. Development of individual on-site septic systems.  This alternative is not considered to be 

viable for the following reasons: 

 The soil conditions (see Section 3.5) would, in general, require ―Raised‖ septic 

systems as described in 10 NYCRR Part 75 and Appendix 75-A. 

 Under the NYC DEP Regulations
1
 the proposed project is a ―Subdivision.‖  The 

NYC DEP Rules and Regulations do not allow ―Raised‖ septic systems in new 

―Subdivisions‖ [NYC DEP Rules and Regulations Section 18-38(a)(5)].   

 Aside from the specific prohibition against raised septic system in ―subdivisions‖ as 

that term is defined by NYC DEP Rules and Regulations, it is evident (from the site 

                                                 
1
 ―Rules and Regulations for the Protection from Contamination, Degradation, and Pollution of 

the New York City Water Supply and its Sources‖, Effective May 1, 1997 As Amended April 4, 

2010.   
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topography, soil conditions, and proposed lot sizes) that the use of on-site septic 

systems is not a realistic alternative for this project. 

 

3. Creation of a private collection and treatment facility for WMSC.  This may be a viable 

option for WMSC.  However, this is not the preferred alternative for the reasons 

presented below.  

 From the standpoint of management, operation, and maintenance it is preferable 

to have one consolidated system (the municipal system) as opposed to having the 

municipal system and a ―stand alone‖ WMSC system.   

 From the standpoint of energy use and resource management it is preferable to 

have one consolidated system (the municipal system) as opposed to having the 

municipal system and a ―stand alone‖ WMSC system.   

 From the standpoint of process control and protection of the environment it is 

preferable to have one consolidated system (the municipal system) as opposed to 

having the municipal system and a ―stand alone‖ WMSC system.   

 From the perspective of cost to WMSC, it is preferable to connect to the 

municipal system rather than to develop a stand-alone system.  Although the total 

connection fees for the project are in excess of 1.5 million dollars, it is expected 

that the design and construction of a new wastewater treatment plant would 

significantly more.  (A project-specific estimate has not been developed.  It is 

noted, however, that the GEIS
2
 states that, in order to comply with NYC 

Watershed regulations, any wastewater treatment plant will cost in excess of 

$1,500,000.  This is considered to be a conservative estimate).  It is believed that 

such funds would be better used if they were put at the disposal of the Windham 

Sewer District rather than used to develop a treatment facility that would be 

redundant to the Windham facility.   

 

2.5.3 Transportation Corporation 

 

A Transportation Corporation will be formed for the purpose of operating and maintaining the 

wastewater collection system.  As noted previously in Section 1.4, it will be necessary for the 

Windham Town Board to authorize the formation of this Transportation Corporation. 

 

Normal system O&M will include the following: 

 Annual manhole inspections to identify concerns which may include accumulation of 

debris or likelihood of a source of infiltration. 

 Pipe cleaning or repair as needed based on findings of annual inspections. 

 Maintenance of grinder pumps in accordance with manufacturer‘s recommendations.   

  

                                                 
2
 Draft Generic Environmental Impact Statement of the Development Capacities of the Town of 

Windham, Sterling Environmental Engineering, PC supplemented October 1, 2009. 
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 2.5.4 Sanitary Facilities During Construction 

 

Portable sanitary facilities will be made available to construction personnel and will be serviced 

regularly.  Each builder shall be responsible for providing and maintaining adequate sanitary 

facilities for Builder‘s construction workers.  Portable toilet(s) shall be located only within the 

Building Envelope or in an area approved by the Windham Mountain Sporting Club 

Architectural Review Board. 

 

 2.5.5 Wastewater Quantities Generated 

 

A. Flow Calculations 

 

The maximum daily design flow was calculated as follows: 

 

143 Single Family Home   300 gpd per unit  42,900 gpd 

24 Units in 12 Duplexes   300 gpd per unit    7,200 gpd 

54 Townhomes    300 gpd per unit  16,200 gpd 

81 Condominiums    300 gpd per unit  24,300 gpd 

Wellness Center    30 users at 8 gpd/user       240 gpd 

Members‘ Lodge Restaurant and Lounge 70 seats at 28 gpd/seat   1,960 gpd 

Members‘ Lodge Spa     24 users at 8 gpd/user       192 gpd 

East Village Lodge Grill   30 seats at 28 gpd/seat      840 gpd 

East Village Lodge Pool/Exercise  24 users at 8 gpd/user       192 gpd  

 

     Maximum Daily Design Flow 94,024 gpd 

 

For the proposed residential units, a wastewater flow of 300 gpd was used.  This value is 

established in the Town of Windham Sewer Use Law (Town of Windham Sewer Use Law, 

Article 13).  The values for the restaurant, spa, etc. were derived from the 1988 NYS DEC 

Standards (NYS DEC ―Design Standards for Wastewater Treatment Works‖, 1988).   

 

The flow from the project is equal to 313.4 equivalent dwelling units (EDUs) as defined in the 

Town of Windham Sewer Use Law.   

 

The 94,024 gpd value is based on peak conditions for 100% occupancy at full project buildout.  

Average daily flow for the condition of 100% occupancy would be expected to be approximately 

2/3 of the maximum daily demand.  Realistically, it is expected that the large majority of these 

homes will not be primary residences, and actual average daily flow will be substantially less 

than a calculation based on 100% occupancy. 
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B. Anticipated Demand Over Time 

 

Appendix D of the Design Report in DEIS Appendix 4 contains a spreadsheet showing the 

anticipated build-out of the development, with the corresponding increase in the maximum daily 

wastewater flow for the project as buildout progresses through the projected 15 years for the 

project. 

 

 2.5.6 Sewer Lines 

 

The project includes approximately 23,500 feet of conventional gravity sewer and approximately 

4,200 feet of pressure sewer collection.  In addition to the proposed collection network within 

WMSC, the preliminary plans also call for replacement of approximately 315 feet of existing 8‖ 

sewer main along South Street with a new 10‖ sewer main.  See the plans that accompany this 

DEIS. 

 

2.5.7 Grinder Pumps or Pump Stations 

 

The majority of the collection system will be conventional gravity sewer collection.  In some 

cases, individual grinder pumps will be needed to pump wastewater from individual buildings to 

the gravity main.  In several locations, small portions of pressure (grinder pump) mains are 

proposed to serve small groups of homes. 

 

Several buildings do include dedicated pump facilities.  Typically, these are individual homes or 

duplexes.  Townhouse group TH5 (design flow of 3,000 gpd) and the East Village Lodge (design 

flow 9,132 gpd) will also have dedicated pump facilities.  ―Package‖ grinder pump facilities are 

proposed. 

 

 2.5.8 Town Infrastructure 

 

A. General Information 

 

Appendix C in DEIS Appendix 4 contains an Engineer‘s Report prepared in 2007 by Delaware 

Engineering, PC.  Section 1.2 of the Delaware Engineering report contains general information 

regarding the wastewater treatment facilities as they existed in 2007.  Subsequent to the 

preparation of the 2007 report, the permitted capacity of the wastewater treatment plant was 

increase from 375,000 gpd to 445,000 gpd.  Appendix D in DEIS Appendix 4 contains a second 

analysis of the existing system prepared by Delaware Engineering.  These documents, along with 

the Town‘s 2010 GEIS, provide a description of the existing wastewater facilities in the Town of 

Windham. 
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B. Windham Collection System 

 

Appendix F in DEIS Appendix 4 contains a portion of Record Plans prepared by Delaware 

Engineering for the wastewater collection system along County Route 12 (South Street).  The 

sheets reproduced in Appendix F show the portion from the South Street / Trailside Road 

intersection to the Town‘s wastewater treatment plant located near the western end of South 

Street.   

 

An analysis of the South Street collection network was performed.  The analysis was performed 

using Sewercad V8i software.  The following summarizes the analysis: 

 

1. The existing sewer line that runs from MH n-1 to MH n-2 is an 8‖ pipe.  Downstream from 

MH n-1, the main becomes a 10‖ pipe.   At MH n5-1 / MH n6-17, the sewer main size 

increases to 12.‖ 

 

2. It is proposed to install a new manhole (identified as WMSC SMH-001) in the existing sewer 

main at a point near the intersection of Trailside Road and South Street.  The new manhole 

will be located between existing manholes MH n-1 and MH n-2.   

 

3. It is proposed to remove the 8‖ pipe downstream from proposed WMSC SMH-001 and 

replace it with a 10‖ pipe to MH n-1 (approximately 315 LF of pipe will be replaced).    

 

4. Flow in the South Street system was calculated based on the following values: 

 Hensonville Pump Station = 103,000 gpd (projected value after connection of Crystal 

Pond, as per Section 2.2 of Delaware Engineering report contained in Appendix C of in 

DEIS Appendix 4). 

 Stonewall Glen = 61 EDUs    

 Copper Ridge = 12 EDUs   

 WMSC = 94,204 gpd (313.4 EDUs) 

 Windham Mountain = 120,000 gpd (contract amount) 

 Windham Mountain Village = 30,500 gpd (contract amount) 

 Additional South Street Users = 20 EDUs (estimated in part from information provided 

by Delaware Engineering, and not including users whose wastewater flows to the 

Hensonville Pump Station).    

 

These seven sources equate to a flow of 375,424 gpd.  This is a worst-case condition 

corresponding to (a) complete build-out of the proposed developments, (b) 100% occupancy 

in the proposed developments, and (c) flow from the consolidated systems equal to 100% of 

their maximum permissible flow.   
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5. Appendix G in DEIS Appendix 4 contains excerpts from ―Ten State Standards‖
3
.  This 

reference indicates a typical value of 100 gallons per capita per day.  Based on this, the 

375,424 gpd is essentially equivalent to a population of 3,754.  Using Figure 1 from Ten 

State Standards (reproduced in Appendix G in DEIS Appendix 4), the appropriate peak factor 

for this magnitude of flow is 3.3.   

 

6. The Sewercad analysis was performed for a section of sewer main running from existing 

manhole MH n-2 (upstream end) to existing manhole MH n6-15 (downstream end).  The 

analysis assumed that MH n-16 was an outfall.  The Sewercad analysis did not include the 

system downstream from manhole MH n-16.  The sewer main downstream from MH n-16 is 

12‖ diameter, and there are no significant flow additions downstream from MH n-16, so a 

pipe-by-pipe analysis was not performed downstream of MH n-16.  See also discussion in 

items 9 and 10 below. 

 

7. The following table summarizes the data used in the analysis, based on the methodology 

described above: 

 

8. Appendix F in DEIS Appendix 4 contains a spreadsheet that summarizes the results of the 

analysis.  Based on the assumptions included in the analysis, the section of sewer main 

running from existing manhole MH n-2 (upstream end) to existing manhole MH n6-15 

(downstream end) has the capacity to accept flow from a built-out condition under worst case 

assumed conditions, with the replacement of approximately 315 linear feet of 8‖ main with a 

new 10‖ main. 

 

9. The sewer main downstream from MH n-16 is 12‖ diameter, and even at the minimum 

allowable slope specified in Ten State Standards (0.0022 ft/ft) the capacity of a 12‖ pipe 

exceeds the projected worst case flow.  (The projected worst case flow is 860.35 gpm.  Using 

Manning‘s Formula with a Manning‘s ―n‖ of 0.11, a 12‖ pipe has a maximum capacity of 

951 gpm corresponding to a flow depth of approximately 11‖). 

                                                 
3 Recommended Standards for Wastewater Facilities Great Lakes – Upper Mississippi River 

Board of State and Provincial Public Health and Environmental Managers, 2004 Edition 

  

Source EDUs 
Contract or 

Estimate GPD 
Peak 

Factor 
Q 

(gpm) 
Connection Point 

Used in Analysis 

Hensonville PS 
 

103,000 103,000 3.3 236.04 MH n-2 

Stonewall Glen 61.0 
 

18,300 3.3 41.94 MH n-2 

Copper Ridge 12.0 
 

3,600 3.3 8.25 MH n-2 

Other Flows 20.0 
 

6,000 3.3 13.75 MH n-2 
Windham 

Mountain 
 

120,000 120,000 3.3 275.00 MH n5-1 

WMV 
 

30,500 30,500 3.3 69.90 MH n5-1 

WMSC 313.4 
 

94,024 3.3 215.47 WMSC SMH-002 

   
375,424 

 
860.35 
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10. The analysis shows that portions of the 10‖ main along South Street in the vicinity of the 

project may have flows on the order of 80%-85% of capacity, and that some portions of the 

12‖ main located west of Windham Mountain may have flows on the order of 90%+ of 

capacity.  It is important to realize that these calculations are based on worst-case projections 

which result in substantially higher flows than are reasonably expected to occur.  The 

analysis assumes: 

 All of the proposed/approved projects on South Street are built-out.   

 All of the proposed projects are discharging wastewater equal to their maximum daily 

flows calculated on 100% occupancy. 

 All of the consolidated systems are discharging flows equal to their maximum permitted 

flow. 

 

Realistically, actual flows will be substantially less than the flow values used in the analysis.  

Consider, for example, Windham Mountain Village which has a contracted allowance of 

30,500 gpd but which in actuality shows a peak discharge (monthly average flow) of 

approximately 13,000 gpd or less (see data contained in Appendix E in DEIS Appendix 4).  

The same would be expected of any development that has a low percentage of full time 

residents, including Stonewall Glen, Copper Ridge, and Crystal Pond (which is included in 

the Hensonville Pump Station Flow). 

 

The conclusions of the analysis are: 

 Using worst case assumptions, the South Street system (with the replacement of 

approximately 315 linear feet of existing 8‖ main) has the capacity to handle the 

calculated flows, with a small amount of excess capacity remaining.   

 For realistic flow projections (as opposed to worst case assumptions) the South Street 

system has the capacity to handle the calculated flows, with a substantial amount of 

excess capacity remaining. 

 

C. Windham Treatment Facility 

 

Permitted Limits 

 

The existing Wastewater Treatment Plant (WWTP) has the following discharge limits 

established by its SPDES permit issued by NYS DEC. 

 

Parameter 
Permit Limits 

(June 1 - Oct 31) 
Permit Limits 

(Nov 1 - May 31) 

Average Daily Flow 445,000 gpd 445,000 gpd 

BOD5 - 30 mg/l 

BODultimate 121 lbs/day - 

Ammonia 13 lbs/day - 

Total Phosphorus 0.5 mg/l as P 0.5 mg/l as P 

Dissolved Oxygen 7.0 mg/l 7.0 mg/l 
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Parameter 
Permit Limits 

(June 1 - Oct 31) 
Permit Limits 

(Nov 1 - May 31) 

Suspended Solids 10.0 mg/l 10.0 mg/l 

Settleable Solids 0.1 mg/l 0.1 mg/l 

Chlorine, Total Residual 0.2 mg/l 0.2 mg/l 

Fecal Coliform (30 day geometric mean) 200 per 100 ml 200 per 100 ml 

Fecal Coliform (7 day geometric mean) 400 per 100 ml 400 per 100 ml 

 

In 2007 Delaware Engineering prepared a report
4
 describing the treatment processes at the 

WWTP and evaluating the ability of the WWTP to treat the 445,000 gpd flow.  The 2007 report 

was prepared in relation to the addition of flow from Crystal Pond and the Windham Ridge Club 

into the WWTP, with a corresponding increase in the permitted WWTP discharge from 375,000 

gpd to 445,000 gpd which took place in 2008.  The 2007 report is reproduced in Appendix C in 

DEIS Appendix 4.  This report concluded that the WWTP could treat 445,000 gpd without any 

modifications.   

 

Historical WWTP Flow 

 

Appendix D in DEIS Appendix 4 includes graphs which summarize the Monthly Average 

Wastewater Flows at the WWTP from the period of January 2006 through October of 2011.  For 

this period, the highest monthly average flow was approximately 250,000 gpd, which occurred in 

March of 2010.  This is approximately 195,000 gpd less than the permitted discharge of 445,000 

gpd.   It is also worth noting that, apart from the 250,000± gpd monthly average in March of 

2010, no monthly average flow exceeded 205,000 gpd.   

 

SPDES Permit and Contract Flow 

 

In September of 2008 Delaware Engineering completed an analysis of the treatment plant flow.  

This analysis is described in a letter dated September 22, 2008, which is reproduced in Appendix 

E in DEIS Appendix 4.  The Delaware Engineering letter included the following summary of the 

SPDES Permit and contract flow values for ―each of the consolidated wastewater systems which 

have been or will soon be connected to the overall collection system.‖  The following table is 

adapted from the September 2008 analysis: 

  

                                                 
4 Wastewater Treatment Plant Evaluation, Delaware Engineering PC, January 2, 2007.  See 

Appendix C. 
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Treatment System 
SPDES Permit and 

Contract Flow (gpd) 
Date Connected to 

Windham WWTP 

Windham WWTP 445,000 Started on 11/14/05 

Ski Windham 120,000 05/22/06 

Windham Mountain Village 30,500 05/14/07 

Thompson House 4,775 05/31/06 

Crystal Pond 36,000 Not Connected* 

Windham Ridge Club 34,000 Not Connected* 
 

 

This analysis included a projection of ―Maximum Capacity Flow‖, which includes the following 

assumptions:   

 

 All 5 of the consolidated wastewater systems generate flows which would ―maximize 

allowable permitted flows‖, and 

 113 additional properties within the district (which were not connected in 2008) were to 

be connected to the WWTP.  

 

Based on these two assumptions, the analysis presents a ―Maximum Projected Flow‖ of 

approximately 350,000 gpd, and notes a remaining capacity of approximately 100,000 gpd at the 

WWTP.   

 

Conclusions 

 

 The existing WWTP has a permitted capacity of 445,000 gpd Average Daily Flow.   

 Based on the 2007 Engineering Report prepared by Delaware Engineering, the facility 

has the ability to satisfactorily treat 445,000 gpd Average Daily Flow without any 

modifications to the WWTP. 

 Actual flow data to the treatment plant shows that actual flows (monthly average flows) 

are typically below 200,000 gpd, with a highest single monthly average flow of 250,000 

gpd occurring in March of 2010.  

 Based on the assumptions that all contracted users maximize allowable permitted flows 

and that all properties within the district are connected, the remaining capacity at the 

WWTP would still be approximately 100,000 gpd.   

 The proposed project has a maximum daily design flow of 94,024 gpd, which represents 

100% occupancy conditions at complete build-out.    

 Both the actual flow data from the plant and the projected Maximum Capacity Flow show 

that WWTP is sufficient to accept flow from the proposed project without modifications 

or expansion.    

 In the event that future expansion of the treatment plant is needed, the project will help 

fund that project through the fee mechanism established in the Town of Windham Sewer 

Use Law.   
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2.6 Water Supply 

 

Appendix 3 of this DEIS contains the Preliminary Water Supply Report for the project.  Also, 

see the drawings entitled Preliminary Water Supply Plans for Windham Mountain Sporting Club 

that are part of this DEIS. 

 

2.6.1 Overall Approach and Consideration of Alternatives 

 

In general, there are three alternatives available for water supply for the proposed project: 

 

1. Connection to existing public or private water system.  This is the preferred alternative for 

WMSC, and the preliminary water system design involves a connection to the Town of 

Windham municipal system.   

 

2. Creation of a new water system for the development.  This may be a viable option for 

WMSC but this is not the preferred alternative for the reasons presented below.  

 

3. Development of individual wells for each residence or building.  Development of individual 

wells for a project involving 300+ residential units and associated amenities is not a viable 

alternative.  NYS DOH Realty Subdivision Regulations (Part 74 ―Approval of Realty 

Subdivisions‖, Section 74.5(a)) state that a community water system is required when a 

subdivision consists of 50 lots or more.  The use of individual wells is therefore not a viable 

option for the proposed project. 

 

The Town‘s GEIS states that ―The Town encourages connection to the existing municipal water 

system where feasible.‖  The GEIS also notes that the Town has developed plans for 

consolidating public and private water systems, and recommends ―This plan must be advanced to 

ensure that the water supply system within the Town is managed effectively and advanced to 

ensure that the future water supply system within the Town is managed effectively and safely.‖ 

 

In April of 2011 the Town Board of Windham reported that with respect to water needed for 

several development projects in the Town, the Town ―has commissioned a Supplemental Generic 

Environmental Impact Statement to develop a comprehensive plan.‖  The Town Board advised 

the Planning Board that it ―should assume that South Street Projects (County Route 12) will have 

access to public water as it becomes available.‖   

 

Having WMSC connect to the Town Municipal system is the preferred option because: 

 

 Such a connection is consistent with the stated goals of the Town. 

 In the course of connecting to the Windham municipal system, WMSC will be involved in 

financially supporting the implementation of the consolidation plan that is currently being 

developed as part of the Supplemental Generic Environmental Impact Statement, thereby 

promoting the community-wide benefits of a consolidated system.      

 If WMSC were to develop a ―stand-alone‖ private water system, additional water sources 

would need to be developed and managed (including treatment, sampling, reporting, etc.)  

With WMSC as part of a larger consolidated system, there will be no need to develop 
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additional sources, and the management effectiveness and safety of the system will be 

improved. 

 

2.6.2 Establishment of a Transportation Corporation 

 

A Transportation Corporation will be formed for the purpose of operating and maintain the water 

distribution system.  As noted previously in Section 1.4, it will be necessary for the Windham 

Town Board to authorize the formation of this Transportation Corporation. 

 

Normal system operations that will be the responsibility of the Transportation Corporation will 

include monitoring of flow rates, reservoir water elevations, and other relevant system data.  This 

data will be relayed (Radio Telemetry) to the WMSC Homeowners Association primary office 

located in the Members Lodge.    

 

Normal system maintenance will also be the responsibility of the Transportation Corporation and 

will include regular maintenance of the pumps (in accordance with manufacturer‘s 

recommendations, as a minimum), flushing of water mains at intervals of approximately two 

years, and general maintenance of reservoirs and pump houses. 

 

2.6.3 System Description 

 

See Appendix 3 for a full description of the proposed water supply system. 

 

A. Potable and Fire Flow Demands 

 

Potable 

 

The maximum daily water demand was calculated as follows: 

 

143 Single Family Home   300 gpd per unit  42,900 gpd 

24 Units in 12 Duplexes   300 gpd per unit    7,200 gpd 

54 Townhomes    300 gpd per unit  16,200 gpd 

81 Condominiums    300 gpd per unit  24,300 gpd 

Wellness Center    30 users at 8 gpd/user       240 gpd 

Members‘ Lodge Restaurant and Lodge 70 seats at 28 gpd/seat   1,960 gpd 

Members‘ Lodge Spa     24 users at 8 gpd/user       192 gpd 

East Village Lodge Grill   30 seats at 28 gpd/seat      840 gpd 

East Village Lodge Pool/Exercise  24 users at 8 gpd/user       192 gpd  

 

      Maximum Daily Demand 94,024 gpd 

 

The 94,024 gpd water demand calculation is the same calculation used to estimate wastewater 

flow from the project.  The Town of Windham has established the 300 gpd/unit value (Town of 

Windham Sewer Use Law, Article 13).  The values for the restaurant, spa, etc. were derived from 

the 1988 NYSDEC Design Standards for Wastewater Treatment Works.   
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The 94,024 gpd value is based on peak conditions for 100% occupancy at full project buildout.  

Average daily demand for the condition of 100% occupancy would be expected to be 

approximately 2/3 of the maximum daily demand.  Realistically, it is expected that the large 

majority of these homes will not be primary residences, and actual average daily demand will be 

substantially less than a calculation based on 100% occupancy. 

 

The 94,024 maximum daily demand is equal to an average flow rate of 65± gpm.  Peak hourly 

demand was based on the average flow rate of the maximum daily demand with a peaking factor 

of 4, i.e. peak hourly demand = 260± gpm.   

 

Fire Flow Requirements 

 

The needed fire flow was based on ISO information (ISO Guide for Determination of Needed 

Fire Flow, Edition 05-2008.  See Appendix B).  ISO indicates 1,000 gpm for 1 and 2 family 

dwellings separated by 11-30 feet, and 1,500 gpm for 1 and 2 family dwellings separated by 10 

feet or less.  Since the project includes a variety of townhouses and duplex units, the maximum 

fire flow would be 1,500 gpm.  For a design period of 120 minutes, the required fire flow volume 

is 1,500 gpm x 120 min = 180,000 gallons. 

 

The water system plans that are part of the DEIS show the locations of fire hydrants.  Hydrants 

were laid it out so that every house has a hydrant within 250' (a typical value).  The hydraulic 

analysis in the Water Supply Report in Appendix 3 shows sufficient pressure can be sustained 

under fire flow (1,500 gpm) everywhere in the system (both for the phase 1-only condition and 

the complete built-out condition), and it also shows that the 1,500 gpm fire flow can be sustained 

for in excess of 2 hours.  (1,500 gpm for 2 hours is 180,000 gallons).  The lower reservoir is 

50,000 and the upper reservoir is 300,000, so even if the reservoirs are less than full at the start 

of the fire there will be in excess of 180,000 gallons. In addition, water could be obtained from 

the Windham system during a fire.  However this additional amount (beyond what is needed) 

that could be obtained from the municipal system is unknown at this time because it will depend, 

to some degree, on the water supply system consolidation that gets implemented.  

 

B. Routing and Sizing of Supply Lines 

 

Routing a sizes of the proposed distribution lines are presented in full on the accompanying 

drawings.  Generally speaking, proposed water lines vary from 6‖ to 10‖ in size, and were 

generally routed along the uphill shoulder of the proposed roads.  The proposed system involves 

approximately 39,943 lineal feet of water line.  

 

C. Location and Sizing of Booster Pumps 

 

A booster pump station identified as ―Pump A‖ is proposed alongside Panarama Lane, roughly ¼ 

mile from South Street, at approximate elevation 1,690.  ―Pump A‖ will supply water to a 

proposed ―Lower Reservoir‖ located near the intersection of Sheridan Drive and Cave Mountain 

Road.  There will be three 10 HP pumps in parallel in the booster pump station housing ―Pump 

A.‖  The three pumps combined will be able to pump approximately 150 gpm – 160 gpm for a 

total dynamic head in the range of 450‘ – 500‘. 
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The ―Lower Reservoir‖ facility will include a second set of pumps, identified as ―Pump B‖, 

which will supply water to an ―Upper Reservoir‖ located west of the bend in the Wanderer ski 

trail.  There will be three 10 HP pumps in parallel in the booster station housing ―Pump B.‖  The 

three pumps combined will be able to pump approximately 150 gpm – 160 gpm for Total 

Dynamic Head in the range of 450‘ – 500‘.  These pumps will be the same make and model as 

the Pump A pumps. 

 

Appendix G of the Preliminary Water Supply Report in DEIS Appendix 3 contains a schematic 

of the pump system and a description of the pump operations. 

 

D. Storage 

 

A 50,000 gallon reservoir is proposed at approximate elevation 2,200. This is identified as the 

―Lower Reservoir.‖  The lower reservoir is a critical component in the overall functioning of the 

system.  The lower reservoir will receive water from Pump A (from the municipal system).  The 

lower reservoir will also receive water from the ―Upper Reservoir.‖  The lower reservoir will 

supply water to distribution ―System A‖ by gravity, and to the upper reservoir and/or system B 

through the pump system identified as Pump B.  System A is the distribution network located 

below the lower reservoir, and it will be fed by both the Pump A and the Lower Reservoir. 

 

A 300,000 gallon reservoir is proposed at approximate elevation 2,650. This is identified as the 

―Upper Reservoir.‖  The upper reservoir will receive water from Pump B (from the lower 

reservoir).  The upper reservoir will supply water to distribution System B and to the Lower 

Reservoir.  Distribution System B will supply water to the portion of the development located 

above the ―lower reservoir.‖   

 

E. Municipal Supply Connection Point and Ability to Serve the Project 

 

The anticipated connection point to the municipal system is at the South Street/Panarama Lane 

intersection. 

 

Several public and private water supply systems exist in the vicinity of the project.  The 

following summarizes the most significant systems in the area
5
: 

 

 Town of Windham Municipal System – Windham Hamlet (Windham):   The system has a 

permit capacity of 129,600 gpd.  This system serves the hamlet of Windham to the north of 

the Batavia Kill.  Currently the system does not extend to the southern side of the Batavia 

Kill. 

 Town of Windham Municipal System – Hensonville Hamlet (Hensonville):  The system has 

a permit capacity of 108,000 gpd.   

                                                 
5
 Water system information obtained from: GEIS; Water System Supply Summary distributed at GEIS informational workshop (reproduced in 

Appendix D); Municipal Water Usage Data provided by the Town of Windham (reproduced in Appendix E); Preliminary Engineering Report for 

Windham and Hensonville Water Improvement and Consolidation prepared by Delaware Engineering dated March 10, 2010.    
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 Windham Mountain System (Windham Mountain) – This system has a permit capacity of 

115,200 gpd.  Windham Mountain is currently planning an interconnection between the 

Windham Mountain system and the Town (Windham hamlet) system.   

 Windham Mountain Village System (WMV) – The system has a permit capacity of 44,640 

gpd.   

 

The permit capacity values listed above were obtained from a summary dated June 16, 2009 

which was distributed during public informational meetings in the Town of Windham.  This 

summary also shows calculated permit capacities that would exist if the systems were 

interconnected.  The summary shows the following: 

 

Sum of existing permit capacities for  

Windham, Windham Mountain, and WMV:    289,440 gpd 

 

Calculated permit capacity of consolidated system of  

Windham, Windham Mountain, and WMV:   457,920 gpd 

 

Sum of existing permit capacities for  

Windham, Hensonville, Windham Mountain, and WMV:  397,440 gpd 

 

Calculated permit capacity of consolidated system of  

Windham, Hensonville, Windham Mountain, and WMV: 673,920 gpd 

 

This illustrates that substantial gains in available capacity can be achieved by consolidation of 

the existing systems.  The calculated gain in permit capacity for the consolidation of the 4 

systems is 276,480 gpd.   

 

Generally, the average combined Windham/Hensonville water usage is on the order of 75,000 

gpd-90,000 gpd, which is less than 50% of the current permit capacities of these two systems, 

and substantially less than the permit capacity that will exist after consolidation of the systems.   

 

As described above and in Appendix 3, the anticipated Maximum Daily Demand for WMSC is 

94,024 gpd, which is well within the potential excess capacity of the consolidated water systems.   

 

F. Municipal Water System Improvements 

 

In order to provide sufficient capacity in the municipal system to serve the project, a 

consolidation of existing water systems will be necessary.  Infrastructure improvements will be 

needed to consolidate the systems and provide water to the proposed WMSC connection point.  

It is understood (based in part on correspondence from the Town included as Appendix F of the 

Preliminary Water Supply Report in Appendix 3) that the Town is pursuing a comprehensive 

plan for consolidation of water systems and that the Town has commissioned a Supplemental 

Generic Environmental Impact Statement to develop this comprehensive plan.  The Town Board 

―anticipates raising significant portions of the capital necessary from the developers 

implementing these projects.‖  It is Applicant‘s intention to provide an appropriate level of 

funding to facilitate the water system consolidation and make water available for the project. 
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2.7 Vehicle and Pedestrian Access and Parking 

 

Vehicular access to the project will be via Trailside Road.  Emergency secondary access/egress 

will be provided by a crash gate located at or very near the location of the existing gate on 

Panarama Lane.  

 

2.7.1 Assessment of Access from NY Route 296 

 

The project scoping document requires an assessment of alternative access into the project site 

from NY Route 296 in the vicinity of Cuomo‘s Cove.  Property information for lands between 

the southeast portion of the property and NY Route 296 was accessed in the Greene County GIS 

website.  There are no individual tax map parcels that connect the project site with NY Route 

296.  See Figure 2-9, Tax Map Parcels Between Project Site and NY Route 296. 

 

An alternative access route into the project from the Cuomo‘s Cove area is infeasible.  Tax Map 

Parcel 95.00-1-26 is a 31.6 acre parcel owned by Maliadas.  Between this parcel and NY Route 

296 is the 14.4 acre parcel 96.00-1-41 owned by Cuomo‘s Maintenance Management.  Together 

these two parcels have an assessed full market value of over $800,000.  There is a mapped 

stream that bisects the Cuomo‘s Maintenance Management parcel that would require a crossing 

for any road.  There is a band of steep slopes that run across the upper Maliadas parcel with 

slopes in excess of 55%.  This very steep slope, coupled with the fact that the parcel is only 800 

feet wide, makes it impossible to create an access road that would meet Town road requirements.  

This band of steep slope extends around the mountain and onto the project site, and on the 

project site it is the slope that is avoided by the existing long upper switchback on upper 

Panarama Lane. 

 

Not only does this band of steep slopes extend west onto the project site, but is also extends to 

the south onto the other parcels that are between the project site and NY Route 296.  Abutting 

the project site and south of the Maliadas parcel there are 6 tax map parcels owned by Cuomo 

that range in size from 2.8 acres to 5.9 acres.  Between these 6 parcels and NY Route 296 there 

are an additional 12 tax map parcels under various ownerships.  From the 2009 aerial photo 

mapping available on the Greene County website it can be seen that an apparent logging road has 

been constructed that extends from NY Route 296 to the WMSC property boundary.  See Figure 

2-10, Potential Access Road, that shows this road as a dashed green line.  The road starts at NY 

Route 296 on the aforementioned Cuomo‘s Maintenance Management parcel and then through 

the upper parcels owned by Cuomo.   The Greene County website lists the assessed fair market 

values for each of the lots over which this road travels, and their total is nearly $1.2 million.  By 

comparison, the project site main parcel (95.00-1-28.1) is listed by the same source as $0.7 

million. 

 

Moreover, the road does not meet proper engineering standards.  As broken out into segments in 

the Table on Figure 2-10, this apparent logging road is 5,492 feet, or just over a mile, long, with 

2,337 feet of the road, or 43% of its length having grades of greater than 10%.  All curve radii on 

the road are less than 100 feet, and 4 of the 8 curves have radii less than 50 feet.  The tightest 

curve on the logging road is at point E on Figure 2-10, and the radius this curve is only 23 feet.  

Accordingly, this road is not suitable for an access road into the project. 



Project Site Boundary

Æÿ296

Æÿ296

95.00-1-26
Maliadis, Thomas

95.00-1-49
Cuomo, Terry

96.00-1-57
Cuomo, Nicholas

96.00-1-56
Cuomo, Terry

96.00-1-33
Cuomo's

Maintenance
Mgmt.

96.00-1-58
Cuomo, Terry

95.00-1-50
Cuomo, Nicholas

95.00-1-53.1
Cuomo, Terry

95.00-1-51
Cuomo, Nicholas

95.00-1-52
Cuomo, Terry

95.00-1-53.2
Cuomo, Nicholas

96.00-1-59
Pfisterer,

Anita

96.00-1-32
Pfisterer,

John

96.00-1-31
Pfisterer,

John

96.00-1-41
Cuomo's

Maintenance Mgmt.

96.00-1-24.1
Eckna, Richard S.

96.00-1-24.2
Eckna,  John A.

96.00-1-22.2
Allen, Deborah

96.00-1-22.12
Allen, Deborah

96.00-1-22.111
Palacios, Orlando 96.00-1-22.112

Dad's Modular
Construction llC,

96.00-1-51
Rada, George

96.00-1-23
The City of New York

95.00-1-27
Von Aweyden LLC

95.00-1-80
Stony Hill Road 1, LLC,

95.00-1-81
Stony Hill

Road 1, LLC,

95.00-1-82
Stony Hill Road 1, LLC,

95.00-1-25.112
Capasso, Thomas

96.00-1-20
Egan, Allan

96.00-1-25
Alex, Ann E.

96.00-1-28.1
Barbara, Charles

96.00-1-26
Paspalis, Elefterios

96.00-1-27
Paspalis, Elefterios

96.00-1-30
Violet Greens LLC,

96.00-1-37.2
Kamin, John F.

96.00-1-34
Manzick, John

96.00-1-37.1
Kamin, John F.

96.00-1-42
Warshow,
Sheldon

95.00-1-90
Stony Hill Road 1, LLC,

95.00-1-91
Stony Hill Road 1, LLC,

95.00-1-89
Stony Hill Road 1, LLC,

95.00-1-83
Stony Hill Road 1, LLC,

96.00-1-65
The City of
New York

96.00-1-63
The City of
New York

96.00-1-62
The City of
New York

96.00-1-60
The City of
New York

96.13-1-11
Riordan,
Finbarr

96.00-1-21
Paulonis, Joseph F.

96.13-1-1
Patelis,
Thanos

96.13-1-2.1
Murphy, Maura

96.13-1-2.2
Murphy,
Maura

96.13-1-10
Keller,

Samuel

County Route 12

Mc
Ga

ule
y R

d

State
 Route

 23
County Route 65

Splitrock Rd

Cuomos Cv

the LA group
Landscape Architecture

and Engineering, PC
40 Long Alley

Saratoga Springs
New York    12866

P 518/567-8100
F 518/587-0180

www.thelagroup.com

Unauthorized alteration or
addition to this document is a
violation of Section 7209 of the
New York State Education Law

Project:
Date: 12/07/2011

08077

Figure:
2-9

Th
e W

ind
ha

m 
Mo

un
tai

n S
po

rti
ng

 C
lub

Tit
le Ta

x M
ap

 Pa
rce

ls 
Be

tw
ee

n S
ite

 an
d

Ro
ute

 29
6

c  the LA group 2008

To
wn

 of
 W

ind
ha

m,
 G

ree
ne

 C
ou

nty
, N

ew
 Yo

rk

0 600300
Feet

PR
EP

AR
ED

 FO
R:

TU
CK

 EA
ST

SID
E P

AR
TN

ER
S, 

L.P
.

34
 SA

LIS
BU

RY
 R

OA
D

DA
RI

EN
, C

T 0
68

20

Legend

Background image source:
Bing Maps aerial imagery web mapping service, 2010

1" = 600'

Tax Parcel Boundary

NY Route 296

Tax parcel data provided by Greene County
Real Property Tax Service

Project Site Boundary



"

"

"

"

"

"

"

"

"

"

PROJECT BOUNDARY

State Route 296

1680

1860

1640

2060
2080

2140
2160

21802200

222022402260

2120

2100

2040

2020
2000

1980
1960

1940

1920
1900

1880

1840
1820

1800
1780

1760
1740

1720
1700

Potential Access Road

A

I

H

G

F
E

D C

B

J

Curve Radius: 90'

Curve Radius: 55'
Curve Radius: 53'

Curve Radius: 23'

Curve Radius: 67'

Curve Radius: 43'

Curve Radius: 36'

Curve Radius: 36'

96.00-1-41

96.00-1-58

96.00-1-57

95.00-1-50

95.00-1-49

96.00-1-56

95.00-1-53.2

95.00-1-52

95.00-1-53.1

96.00-1-33

96.00-1-34

the LA group
Landscape Architecture

and Engineering, PC
40 Long Alley

Saratoga Springs
New York    12866

P 518/567-8100
F 518/587-0180

www.thelagroup.com

Unauthorized alteration or
addition to this document is a
violation of Section 7209 of the
New York State Education Law

Project:
Date: 12/07/2011

08077

Figure:
2-10

Th
e W

ind
ha

m 
Mo

un
tai

n S
po

rti
ng

 C
lub

Tit
le Po

ten
tia

l A
cc

es
s R

oa
d f

ro
m

NY
S R

ou
te 

29
6

c  the LA group 2008

To
wn

 of
 W

ind
ha

m,
 G

ree
ne

 C
ou

nty
, N

ew
 Yo

rk

0 300150
Feet

PR
EP

AR
ED

 FO
R:

TU
CK

 EA
ST

SID
E P

AR
TN

ER
S, 

L.P
.

34
 SA

LIS
BU

RY
 R

OA
D

DA
RI

EN
, C

T 0
68

20

Legend

Background image source:
NYS DOP 2009 orthoimagery

1" = 300'

Tax Parcel Boundary

USGS 20' Contour Line

Project Site Boundary

Potential Access Road
Potential Access Road Segment Marker"

ROAD 
SEGMENT

AVERAGE 
SLOPE

LENGTH 
(FEET)

A-B 3% 411
B-C 11% 787
C-D 10% 664
D-E 9% 384
E-F 12% 427
F-G 11% 424
G-H 7% 762
H-I 13% 699
I-J 9% 934



   

Windham Mountain Sporting Club Draft Environmental Impact Statement 2 - 25 

Town of Windham, Greene County, NY 

 

To the south of Cuomo and abutting the project site are two parcels (96.00-1-24.1 and 96.00-1-

24.2) owned by Eckna.  These two parcels total 42.7 acres and were created by a subdivision in 

January 2009.  Both parcels are long and narrow, +/- 400 feet wide.  There are a number of other 

parcels owned by others between Eckna and NY Route 296.  The narrow nature of these lots, 

their slopes, and lack of connection with NY Route 296, makes alternative project site access 

from NY Route 296 through these parcels infeasible. 

 

2.7.2 Loading Areas and Refuse Storage 

 

Due to the size and nature of the facilities at WMSC, conventional large loading areas at primary 

structures are not required. There will be smaller loading requirements and storage requirements 

consistent with the needs of the project and internal operations of each facility. Primary facilities, 

including lodges, restaurants, spas and exercise, will be provided with commercial grade trash/ 

refuse compactors and recycling bins. All containers will be wildlife-proof and maintained in 

enclosed areas WMSC will contract- through the Homeowner‘s Association- with an outside 

contractor for all trash/ refuse collection and recycling efforts. Individual homeowners – through 

the Association dues structure- will be required to participate in all trash/ refuse and recycling 

programs at WMSC. 

 

2.7.3 Shuttles, Pedestrians and Bicycles 

 

The project will include a shuttle service that will provide members with transportation.  The 

shuttle routing and scheduling will include regular trips between the resort and Windham 

Mountain.  It is anticipated that most skiers from the resort will access the mountain via the 

project site lifts and that the shuttle will mainly serve to transport skiers back to their homes 

when they are done skiing on the mountain.  The shuttle will also provide members with 

transportation between the site and a stop or stops on Main Street.  The shuttle service will also 

provide members with internal site transportation between residential buildings and the 

commercial buildings (lodges and Wellness Center).   

 

The current plan does not call for any sidewalks for pedestrian use, nor are there any dedicated 

bicycle travel paths within the project.  However, Section 3.8 of the ARB Design Guidelines (see 

Appendix 17) explicitly states that on-street parking is prohibited at all times.  Prohibiting 

parking on the project site roads will make for safer pedestrian and bicycle use of the roads. 

 

2.7.4 Project Roads 

 

See Figure 2-11, ―Project Roads‖, that shows the names and locations of the roads in the project.  

None of the proposed road names currently exist in the Town of Windham.  Also, see the project 

Master Plans in the plan set that is part of this DEIS. 

 

Sheridan Drive (9,700 feet) – Sheridan Drive is the main access road into the project site.  It 

begins on Trailside Road below the existing pull off near the small roadside waterfall.  The road 

runs east from Trailside and connects with the existing Upper Panarama Lane at the lowest 

switch back.  From there, Sheridan Drive follows the alignment of Upper Panarama Lane into 
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the west end of the lean-to meadow, and then continues southwest before switching back twice 

and ending at the Members‘ Lodge and Clubhouse.  Along its length Sheridan Drive provides 

access to 44 single family homes and the Townhouse 3 and Townhouse 4 groups that together 

contain 21 townhouse units. 

 

Batavia Lane (1,390 feet) – Batavia Lane is a short spur off of Sheridan Drive near Trailside 

Road.  This road provides access to four single family homes. 

 

Tuck Trail (940 feet) – Tuck Trail is that section of the existing Upper Panarama Lane located 

between the first switchback and almost to the existing gate on Panarama Lane/Upper Panarama 

Lane.  This road provides access to one single family home and 12 duplex units. 

 

Shared Driveway Off Trailside Road (375 feet) - A shared driveway is proposed off Trailside 

Road above the gate located near the site boundary with the Cammer property to the north.  This 

shared driveway serves one single family home and 10 townhouse units. 

 

Cave Mountain Road (4,698 feet) – Cave Mountain Road is one of the two main roads running 

east-west on the site.  Cave Mountain Road connects with Sheridan Drive (Upper Panarama 

Lane) about halfway between the second switchback and the meadow.  The road runs east all of 

the way to the East Lodge and then beyond.  In addition to the East Lodge, Cave Mountain Road 

provides access to 24 single family homes. 

 

Meadow Crossing (3,583 feet) – Meadow Crossing generally parallels, and is south of, Cave 

Mountain Road.  As its name implies, this road comes off of Sheridan Drive at the west end of 

the lean-to meadow and extends to the east into the old pasture area in the east end of the site, 

terminating north of the East Lodge.  Meadow Crossing provides access to 38 single family 

homes and the 12 duplex units located at the east end of the road, east of transport lift B.  Near 

its western end this road provides access to the Wellness Center and the 12 townhouse units in 

the Townhouse 2 group.  

 

Sunrise Terrace (4,428 feet) – Sunrise Terrace originates at Cave Mountain Road roughly half 

way between Sheridan Drive and the East Lodge.  The road heads east, intersects and crosses 

Meadow Crossing and then continues on under transport lift B and out into the eastern part of the 

project site.  Sunrise Terrace provides access to 31 single family homes. 

 

2.7.5 Road Design and Road Standards 

 

A. Road Grades 

 

The Town‘s Subdivision Regulations state that grades of all roads shall conform in general to the 

terrain, and shall not be less than one-half (1/2) percent or greater than ten (10) percent with 

some areas allowed to increase to fifteen (15) percent maximum grade, with the total length of 

the fifteen (15) percent segment or segments not to exceed ten (10) percent of the total road 

length. 
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Figures 2-12 through 2-14 are the following: Sketch Plan – Road Gradients That Require 

Waivers (December 30, 2009), Waiver Reduction Diagram (January 21, 2010), and Master Plan 

–Road Gradients that Require Waivers (November 14, 2010). 

 

The table below provides a summary of road grades for these three plans in regards to the 10% 

and 15% thresholds contained in the Town‘s Subdivision Regulations. 

 
Table 2-1.  Road Slopes From 3 Plans: Sketch, Revised and DEIS  

Location (slopes >10%) Sketch 

(feet/%) 

March 2010 

(feet/%) 

DEIS 

(feet/%) 

Tuck Trail 650'/12% 500'/12% 525'/13.5% 

Sheridan Drive near Trailside N/A N/A 250'/12% 

Batavia Lane 700'/12% N/A* 400'/15% 

Sheridan Dr. approaching switchback 425'/15% 425'/15% 775'/12% 

Sheridan Dr. after switchback 1 675'/15% 675'/15% 450'/11.5% 

Sheridan Dr. after switchback 2 375'/15% 375/15% 395'/12% 

Meadow Crossing off Sheridan Dr. 250'/12% N/A N/A 

Sheridan Dr. past Meadow Crossing 200'/11% N/A N/A 

Sheridan Dr. below Members‘ Lodge 375'/12% 375'/12% 375'/12% 

Sunrise Terrace 300'/11% N/A N/A 

    

Total Road Lengths 25,111' 23,516'* 23801' 

    

Statistics slopes >10%    

number of locations slopes >10% 9 5 7 

total length >10% 4,475' 2,350' 3,170' 

length of 3 Sheridan Drives nearest 

switchback 

1,475' 1,475' 2,620' 

length of all others >10% 3,000' 875' 550' 

    

Statistics slopes 15%    

number of locations slopes 15% 3 3 1 

total length of 15% slopes 1,475' 1,475' 400' 

percent of road 15% 6% 6% 2% 

* Batavia Lane eliminated in March 2010 Plan, reinstated in current plan 

 

A number of points regarding road slopes can be derived from this table. 

 

 The total length of road that is greater than 10%, and the number of locations where grades 

are greater than 10%, have been reduced from the amount proposed in the Sketch Plan. 

 Both the Sketch Plan and the 2010 plan had 3 locations of 15% slopes totaling 1,475 feet. 

 Under the current plan there is only one section of road that is 15%, and none of the 15% 

slope is on Sheridan Drive, the main access road.  The one section of 15% is on Batavia Lane 

that provides access to 4 single family homes. 
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 The amount of project road that is 15% has been reduced from 6% to 2%. 

 The total length of road that is greater than 10% increased between the 2010 plan and the 

current plan.  This is due to ―stretching out‖ the 1,475 feet of 15% grade to 2,620 feet of 12% 

grade on Sheridan Drive. 

  Setting aside the stretching out of the previous 15% road slopes, the amount of other road 

that is greater than 10% decreased from 875 feet in the 2010 plan to 550 feet in the current 

plan. 

 

Given the location of the 3 former areas of 15% road grades in relation to the lower switchback 

on Sheridan Drive, it was felt that decreasing the slope of the road at the expense of increasing 

the length that is more than 10% but not more than 12% (which is not uncommon in Windham) 

provided for safer travel on the site‘s roads, in particular the main access road.   

 

B. Curve Radii 

 

The Town of Windham Subdivision Regulations state that in general, lines within a block, 

deflecting from each other at any one point by more than ten (10) degrees shall be connected 

with a curve, the radius of which for the centerline of such street shall not be less than one 

hundred (100) feet on minor streets. 

 

All road project road curve radii are provided on the Layout and Materials plans in the Site Plan 

Drawing Set that accompany the DEIS.  Figure 2-15, Curve Radii Requiring Waivers, shows the 

locations where waivers to the Town Subdivision Regulations are being sought.  These curves 

occur at five locations and their radii range from 50 feet to 55 feet. 

 

These curves, with radii of a minimum of 50 feet, are adequate to provide safe travel within the 

project and will minimize disturbance needed to construct the project roads. 

From the inception of this project, the goal and intent has been to create a project that showcases 

and does not destroy the natural mountainous environment that is Windham.  One consistent 

reason this project has sought waivers has been to limit natural site and visual disturbance. The 

project approach stated above is in keeping with Article 4, Section 2.G of the Town‘s 

Subdivision Regulations which states, ―The road plan of a proposed subdivision shall bear a 

logical relationship to the topography of the property. . .[and that] Grades of roads shall conform 

as closely as possible to the original topography.‖  

 

By using a 50 foot road radius, significantly less natural grade impacts are required and better 

utilization of specific site conditions and existing road cuts can occur.  By limiting road grades 

on the switchbacks (less than 8%), and with the ability to control design speeds on the project 

roads (approximately 20 mph) it is possible to make turns with a 50 foot radius safe.  With the 

proposed minimum 50 foot road radius, project access by a fire truck, school bus, or 60 foot long 

delivery truck is still safely accommodated.   
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A 50‟ outside radius can accommodate buses and semitrailers as well as fire trucks and delivery vehicles. 

 

The applicant believes that a radii requirement of 100 feet is not a ‗logical‘ requirement for the 

specific topographic site conditions found on the WMSC site.  Because of this project site‘s 

unique combination of topographic conditions and its location along the South Street corridor, 

where development in Windham has been focused, the Applicant believes that the waiver is 

reasonable given existing road conditions in the area (see below), and that this project will not 

set precedents for other projects in the Town. 

 

 
Curve radii above Twin Maples Lane for comparison/context. 
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C. Rights of Way 

 

The project roads are within a 50 feet wide right-of-way which is in accordance with the 

requirements contained in the Town‘s Subdivision Regulations. 

 

D. Intersection Geometry 

 

There are six locations where the first 50 feet of intersection approaches are at right angles as 

opposed to the requirement that the first 100 feet be at right angles. 

 Batavia Lane at Sheridan Drive 

 Tuck Trail at Sheridan Drive 

 Cave Mountain Road at Sheridan Drive 

 Meadow Crossing at Sheridan Drive 

 Cave Mountain Road at Sunrise Terrace 

 Meadow Crossing at Sunrise Terrace 

 

Similarly, the road grades at these intersection approaches in some instances are up to 5% as 

opposed to the requirement that the maximum grade is 3%. 

 

These waivers are being sought in order to reduce the impacts of land clearing associated with 

the Town standards. 

 

E. Road Sections 

 

Figure 2-16, Road Sections, shows the proposed section as per the Site Details drawings in the 

Site Plan drawing set and the road section from the Town‘s Subdivision Regulations.  Both 

sections show a combined total width for driving lanes and shoulders of 28 feet.  The proposed 

roads will have travel lanes that are one foot wider than the standard (10 feet versus 9 feet) while 

shoulders will be one foot narrower (4 feet versus 5 feet).   

 

F. Road Profiles 

 

Road profiles are included in the plan set that is part of this DEIS.  See sheets L7.01 through L-

7.05. 

 

G. Road Ownership and Maintenance 

 

Roads in the project will be privately owned and maintained.  Funding for road maintenance will 

be provided through Homeowners Association (HOA) dues. 
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2.7.6 Off-street Parking 

 

The following table summarizes the proposed off-street parking 

 
Table 2-2.  Off-Street Parking 

Facility  Surface Spaces  Underground Spaces 

Members‘ Lodge 0   113 

East Lodge  30   54 

Wellness Center 13   0 

Single Family  2 per house  0 

Townhouses  1 per unit  0 

Duplexes  2 per unit  0 

 

The following explains how the number of proposed parking spaces was derived. 

 

1. The master plan layout is based on some basic principles of Smart Growth, including; 

a. Physical distribution of community amenities - each amenity is located within walking 

distance (5-min. maximum at accessible grades) of a minimum of 40% of the user 

population, at build-out, 

b. Shared parking facilities (varying peak use times at each location),  

c. Commitment to use of member/guest shuttle services- both on demand, and regular 

routes (30 minute intervals) in peak periods of use,  

d. Use patterns were developed from over the last ten (10) years of development of similar 

private, member facilities in second home communities 

 average annual 60% occupancy - project wide 

 20% usage of seasonal amenities- other than food and beverage, and 

e. Minimize the amounts of surface parking through ―shared parking‖ approach as much as 

practical in order to minimize the total amount of impervious surface for the project. 

 

2. Members‘ Lodge; Total of 113 spaces. 

a. 54 units = 1.0 space per unit- dedicated, regardless of usage/occupancy = 54 spaces. 

b. Restaurant = 50 seats (dinner service only, 5pm to 10pm); 60% occupancy = 30 spaces, 

less 10% (3 spaces) discount for condo residents = 27 spaces. 

c. Spa = limited operations (9am to 6pm), maximum capacity of 7 guests per 2-hour period, 

less 10% discount for condo user = 7 spaces. 

d. Employees/Staff = 10 for condos + 24 for restaurant/bar + 8 for spa = 42; 60% staff per 2 

shifts = 25.2, or 25 spaces. 

e. Lift A Access – access to lift A will be by shuttle and by walking only. 

 

3. Wellness Center; Total of 13 surface spaces. 

a. 302 units with 80% peak occupancy, primarily summer holiday weekends = 242; 20% of 

the 242 usage at any one time = 48.4 or 49; less 80% of 49 access by shuttle (39) = 10; 

less 10% of 49 walking (5) = 5 spaces needed, and 10 spaces are provided. 

b. Employees/Staff = 6; 3 staff @ 2 shifts= 3 spaces. 
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4. East Village Lodge; Total of 84 spaces. 

a. 27 condominium units = 1.0 spaces per unit dedicated, regardless of usage/ occupancy= 

27 spaces. 

b. Grill = 30 seats (lunch service only, 10am to 4pm); 60% occupancy = 18 spaces, less 

10% (2 spaces) discount for condo residents usage = 16 spaces required. 

c. Employees/Staff= 10 for condos + 12 for grill; 60% staff per 2 shifts = 13.2 or 14 spaces. 

d. Lift B Access- member only parking; 302 units at 60% occupancy = 181 units, assume 

80% of the occupied units contain skiers = 145 occupied units with skiers, assume 50% 

of the occupied units with skiers chose to access skiing via Lift B = 73 units using Lift B, 

; 80% will take the shuttle and 10% will walk leaving 10% driving = 7.3 or 8 spaces, 15 

spaces are provided 

 

5. Residential Units; 2 or more per single-family detached; 1 covered and 1 un-covered for each 

townhouse unit; and 2 per each duplex unit. 

 

2.7.7 Parking Stall Dimensions 

 

Parking stall dimensions for surface lots are 9 feet x 18 feet (minimum) with handicap spaces 

meeting ADA requirements. Below-grade, structured parking stalls are 9 feet x 18 feet with 20 

foot travel aisles. 

 

2.7.8 Provision for Snow Plowing/Piling 

 

Figure 2-16, Road Sections, contains the cross section of the proposed project roads and the road 

specifications from the Town‘s subdivision regulations.  Both show a total width of 28 feet for 

travel lanes and road shoulders.  Assuming the Town‘s standards are adequate for proper snow 

removal, then the project‘s roads will similarly be adequate. 

 

Section 3.5 of the ARB Design Guidelines addresses snow removal and storage as follows: 

 

―Accommodating snow removal and storage present unique challenges in mountain regions.  

Each property shall provide and identify ample storage space for the removal and storage of 

snow from the driveway, walkways, roof and other structure as necessary during the snow 

months.  Consideration should be given to provide adequate drainage from storage areas in order 

to minimize standing water in the spring.  In most cases, easements and setbacks may be 

designated for snow storage. Proposed snow storage areas must be reviewed and approved by the 

ARB prior to submittal to the Town of Windham for building permit approval.‖ 

 

The language in 3.5 of ARB Design Guidelines applies to all properties, including around 

townhomes and the commercial buildings.  It requires holding landscape areas that are adjacent 

to parking lots back some minimum distance, to allow for storage next to paved areas and 

pushing of snow. 
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2.7.9 Parking for Homes 

 

Parking at single family homes is provided between the road and the house.  As described above, 

the project Design Guidelines (Appendix 17) prohibit on-street parking. 

 

2.8 Grading, Drainage, Sediment and Erosion Control and Stormwater Management 

 

 2.8.1 Stormwater Management  

 

The Stormwater Management Design Report has been incorporated to be a component (Exhibit 

B) of the Stormwater Pollution Prevention Plan in Appendix 9. 

 

A. Overall Approach and Alternatives Considered 

 

The goal of the proposed stormwater management plan is to incorporate stormwater management 

as part of the overall project design.  This includes protecting the site‘s natural resources and 

environmentally sensitive areas, minimizing development impacts and impervious areas by using 

effective site planning principles, and incorporating design features that effectively manage 

stormwater runoff such as, bioretention areas, stormwater management ponds and surface 

conveyances such as dry swales.  The plan utilizes these elements in order to achieve the primary 

goal of meeting water quality objectives, while at the same time mitigating potential impacts 

associated with increased stormwater runoff.  Specifically, the objectives of the stormwater 

management plan are to enhance the quality of stormwater runoff to prevent water quality 

degradation, and preserve water quality in receiving water bodies within the New York City 

West of Hudson watershed, promote infiltration and evapotranspiration, and to prevent increased 

runoff from developed land to reduce the potential for flooding, erosion and flood damage. 

 

The management plan incorporates the design standards established in The New York State 

Department of Environmental Conservation Stormwater Management Design Manual(SMDM) 

(August, 2010), and the Rules and Regulations for the Protection from Contamination, 

Degradation, and Pollution of the New York City Water Supply and its sources, 10 NYCRR 

§128-3.9.   

 

Stormwater Model and Analysis 

 

Stormwater modeling was performed using the computer program HydroCAD (version 9.10) 

produced by HydroCAD Software Solutions, LLC, and all stormwater calculations were 

completed utilizing the SCS TR-20 and  TR-55 methods, widely accepted engineering practices, 

and recommended procedures listed in the SMDM.   

  



   

Windham Mountain Sporting Club Draft Environmental Impact Statement 2 - 34 

Town of Windham, Greene County, NY 

Storm Events Analyzed 

 

The Type II storm is synthetic rainfall distribution that the Soil Conservation Service (SCS) had 

mapped for the project site, based on available National Weather Service duration-frequency 

data.  Type II represents the most intense, short duration rainfall of the four different 

distributions, and is the design storm utilized in the stormwater model. 

 

The return interval storm events analyzed during the development of the plan are those specified 

in the August 2010 SMDM.   

 

The storm events analyzed are: 

 

1. The 90% rainfall event totaling 1.1 inches as per Figure 4.1 of the SMDM, used as the basis 

for the DEC Water Quality Volume treatment goals.   

2. The 1-Year, Type II Design Storm having a 24-hour rainfall total of 3.0 inches as per Figure 

4.4 of the SMDM, used as the basis for Channel Protection Volume extended detention 

requirements.  This storm event is also used to meet NYCDEP Water Quality Volume 

treatment goals.   

3. The 10-Year, Type II Design Storm having a 24-hour rainfall total of 5.0 inches, as per 

Figure 4.5 of the SMDM, used as the basis for meeting the Overbank Flood Control Criteria.  

4. The 100-Year, Type II Design Storm having a 24-hour rainfall total of 7.5 inches as per 

Figure 4.6 of the SMDM, used as the basis for meeting the Extreme Flood Control criteria. 

 

Design Process 

 

Once an environmental resources analysis of the project site was complete, the stormwater 

management design process began with the identification of design points, typically located at 

points of confluence where flows can be easily measured, locations that are down gradient of 

proposed development, and as close as possible to the areas of proposed development.  These 

were used to develop the subcatchment mapping, and ultimately to compare the rate and volume 

of runoff in the pre-development and post-development conditions.  Once the subcatchment 

areas were defined, data was collected to determine both quantity and quality requirements.  

Using this data, the design was then developed in accordance with the 5-step process outlined in 

the SMDM in order to meet the required goals.   
 
The August 2010 SMDM includes a five-step process that integrates site planning and 

stormwater management, and requires the use of green infrastructure practices to treat 

stormwater.  The five steps include; 
 
1. Site planning to preserve natural features and reduce impervious cover, 

2. Calculation of the initial Water Quality Volume for the site, 

3. Providing Runoff Reduction by incorporation of green infrastructure techniques and standard 

stormwater management practices (SMP‘s) with Runoff Reduction Volume (RRv) capacity, 

4. Using standard SMP‘s where applicable, to treat the portion of water quality volume (WQv) 

not addressed by green infrastructure techniques and standard SMP‘s with RRv capacity, and 

5. Design of volume and peak rate control practices where required. 
 
This Project has been designed and developed in conformance with the process listed above.   
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Practices 

 

The plan is developed in accordance with the NYSDEC design criteria and process outlined in 

Section 5 above, and 10 NYCRR §128-3.9.  In general, stormwater is conveyed through a series 

of stabilized rip rap and grassed swales, storm pipes, culverts and in some cases sheet flow.  

Open conveyances such as roadside swales are utilized as much as possible, where it is feasible 

and the grade allows.  Stormwater is collected, treated and attenuated in catch basins, micropool 

extended detention ponds, bioretention areas and dry swales.  Controlled release structures 

within the detention ponds regulate the rate at which stormwater is discharged.  The existing 

soils and shallow depths to bedrock limit the ability to use infiltration for treatment, so 

underdrains are included in the bioretention areas and dry swales.   

 

Even though there are no direct discharges to trout waters, concerns relating to thermal loading 

were considered in the selection of stormwater management practices due to the site‘s location 

within the drainage of the Batavia Kill.  This is one of the reasons Micropool Extended 

Detention Ponds are used throughout the plan instead of other stormwater ponds (such as Wet 

Ponds), which could potentially result in increased stream temperatures.  Using bioretention and 

dry swales also helps avoid thermal impacts, as it reduces the amount of stormwater that would 

be required to pond, and potentially warm, prior to being discharged.  Even though 24 hours of 

extended detention of the 1 yr. storm event is required, using these practices and the Micropool 

Extended Detention Ponds minimize the potential for thermal loading.  

 

Stormwater management devices will be vegetated with plant species adapted to survive in 

fluctuating hydrologic conditions, and all conveyances will have sufficient erosion protection 

including stone, rolled erosion control products and/or grasses.  Treated stormwater will be 

discharged at controlled rates to stabilized swales and existing channels and drainage ways 

throughout the site.  Existing hydrologic patterns that include stormwater runoff from areas 

located above the proposed development areas are maintained to the maximum extent 

practicable.  This is achieved by protecting existing watercourses and wetland areas, minimizing 

the amount of uphill run-off that is diverted away from their existing drainage areas, allowing 

this runoff to bypass disturbed areas, and proposed stormwater management practices whenever 

possible. 

 

By implementing these practices and creating positive drainage with effective site grading within 

each of the drainage areas, the proposed stormwater management systems are capable of 

minimizing erosion potential, treating stormwater runoff from developed project areas, and 

reducing post-development runoff rates from the 1, 10, and 100-year storm events. 

 

Alternative Practices Considered But Not Proposed 

 

The following practices were given consideration for inclusion in the design, but were not 

implemented for the reasons provided. 
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 Sheetflow to Riparian Buffers/Filter Strips 

 

This technique is not used for this project primarily due to the slope requirements and the 

maximum length of overland flow restrictions in the SMDM.  Most portions of the project site 

where this technique could be applied are steeper than the allowable maximum contributing 

slope ranging from 6%-15%.  Additionally, as part of this plan, all runoff from developed areas 

is typically treated and attenuated prior to being discharged into these naturally occurring areas, 

so the natural hydrology can be maintained as much as possible.   

 

 Vegetated Open Swales 

 

RRv was not applied for this technique due to site topography prohibiting the required design 

flows and flow depths, and exceeding slope requirements of 4 percent.  However, vegetated 

swales are an integral part of the design with respect to stormwater conveyance.  And, in many 

cases, dry swales are used instead.   

 

 Tree Planting/Tree Box 

 

There are several natural areas with existing trees that are being preserved, and an extensive tree 

planting plan is included as part of this project (see site plan drawings L6.01 through L-6.09).  

However RRv is not applied for this technique due to limiting slope requirements of 5% for 

proposed trees and 6%-15% for existing trees and distance limitations based on proximity to 

impervious areas.  

 

 Disconnection of Rooftop Runoff 

 

RRv is not applied for this technique due to the limiting infiltration capabilities of the project site 

soils.   

 

 Stream Daylighting 

 

An impervious area reduction is not taken for this practice because the project does not qualify as 

a re-development project as defined in the SMDM, and therefore stream daylighting is not an 

applicable practice.   

 

 Rain Garden 

 

RRv is not applied for this technique. Rain gardens are typically applied within very small 

drainage areas usually associated with residential development.  The contributing drainage areas 

for proposed individual homes exceeds the maximum contributing area of 1,000 sf (for a rain 

garden), specified in SMDM.  Instead, bioretention practices are incorporated as part of the plan.  

In addition to this practice being more appropriate for larger contributing drainage areas, this 

results in fewer practices for a larger area which can simplify operations and maintenance. 
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 Green Roof 

 

Green Roofs are not incorporated into this project, and therefore no RRv is applied for this 

technique.  During the design process, it was determined that requiring a green roof as part of a 

residential  offering would eliminate a majority of potential buyers due to the associated 

substantial cost increase, concerns about maintenance and performance with regards to 

waterproofing, making the project infeasible.  Additionally the proposed architectural philosophy 

of the project, designed to blend in with the historic mountain character present in many of the 

surrounding communities by using design elements outlined in the ARB Design Guidelines, does 

not readily facilitate a green roof.  Classic historic structures utilized strong sheltering roof forms 

with deep overhangs, large covered porches, gable and shed dormers, divided light windows, 

substantial exposed beam and rafter tails and native materials.  These elements, and the historic 

forms in general, result in a steeply sloping roof pitch, which cannot support a green roof.  This 

unifying character is critical to the success of the project as it seeks to compliment the 

surrounding environment.  As a result, this architectural philosophy is consistent throughout the 

project on both residential and multi-use buildings.   

 

 Stormwater Planters 

 

Stormwater Planters are more geared towards urban settings, as they can primarily be utilized in 

hardscape areas and building terraces, and adjacent to buildings and parking garages.  The 

project as proposed minimizes areas of hardscape, such as patios, and does not include any 

substantial building terraces.  Areas immediately surrounding the proposed buildings are not 

suited for planters, as one of the project goals is to incorporate natural plantings to compliment 

and blend in with the existing woodlands, and an artificial planter contradicts this design goal.  

For these reasons, this RRv technique is not utilized. 

 

 Rain Tanks/Cisterns 

 

Rain Tanks and Cisterns were considered as part of the initial stormwater planning for the 

proposed single family homes.  However after analyzing the pros and cons relating to on-going 

maintenance, climate, size requirements and constructability, it was determined that using 

bioretention areas was more in line with the project design goals, and easier to build and 

maintain. 

 

 Porous Pavement 

 

The infiltration capacity of the existing soils is a limiting factor preventing the effective use of 

porous pavement on this project.  Therefore RRv is not applied for this technique. 

 

Volume and Peak Rate Control 

 

See the Stormwater Management Design Report contained in Appendix 9 for specific data. 
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Channel Protection Volume (CPv) 

 

Stream Channel Protection Volume (CPv) requirements are designed to protect stream channels 

from erosion, by providing 24-hour (12-hour in trout waters) extended detention of the one-year, 

24-hour storm event.  For this project, the 1-year event is 3.0 inches as per Figure 4.4 of the 

SMDM. For this project, the required CPv is calculated utilizing the Plug Flow Calculation in 

HydroCAD (TR-20) or the figures and calculations (TR-55) in Appendix B of the SMDM.  The 

CPv requirements are sometimes met in the Bioretention Areas due to the additional sizing 

requirements from NYCDEP.  More typically, CPv requirements are met using Micropool 

Extended Detention Ponds with a controlled release structure to provide the necessary 

attenuation.  A summary of the required and provided CPv and supporting calculations can be 

found in Appendix 9.  Where detailed calculations are not provided, refer to the plug flow 

detention time listed in the HydroCAD reports.  Based on the plans and supporting calculations, 

the CPv requirements are met project-wide. 

 

Overbank Flood (Qp) and Extreme Flood (Qf) Control  

 

The primary purpose of the Overbank Flood (Qp) control sizing criterion is to prevent an 

increase in the frequency and magnitude of out-of-bank flooding generated by urban 

development.  It requires storage and attenuation of the 10-year, 24-hour storm to ensure post-

development peak discharge rates do not exceed the pre-development condition.  For this project, 

the 10-yr event is 5.0 inches, as per Figure 4.5 of the SMDM.  

 

The intent of the Extreme Flood (Qf) criteria is to (a) prevent the increased risk of flood damage 

from large storm events, (b) maintain the boundaries of the pre-development 100-year 

floodplain, and (c) protect the physical integrity of stormwater management practices.  It requires 

storage and attenuation of the 100-year, 24-hour storm to ensure post-development peak 

discharge rates do not exceed the pre-development condition.  For this project, the 100-yr event 

is 7.5 inches as per Figure 4.6 of the SMDM.  

 

For this project, the Qp and Qf requirements listed above are met using Micropool Extended 

Detention Ponds (P-1), to provide the attenuation necessary to match the pre-development 

conditions.  Stormwater is routed by conveyance swales, closed system piping or overland sheet 

flow to these Detention Ponds where it is stored for a period of time and released at a controlled 

rate through a controlled release structure, and/or over a broad crested weir.  Treated storm water 

is typically discharged at controlled rates from the ponds directly to existing drainage courses, or 

to constructed conveyance swales that distribute the runoff to existing drainage courses.  In most 

cases runoff cannot be discharged as sheet flow due to the presence of slopes over 10 percent.  In 

all cases conveyance swales are constructed with a stabilized surface, such as grass, grass with 

turf reinforcement mat, cobbles or rip rap, designed to support anticipated velocities without 

experiencing erosion.  The swale surface materials along with the proposed grading also helps to 

control flow rates.   
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All of the project data and calculations mentioned in previous sections was collected and 

included in the HydroCAD model, to determine the peak rate flows at each of the design points 

in the post development condition.  This information was then compared to the pre-development 

rates at each design point to ensure the pre-development peak discharge rates are not exceeded.  

Data in Appendix 9 include a comparison of pre and post-development peak discharge rates and 

volumes.  Based on this comparison, post-development peak discharge rates do not exceed the 

pre-development condition at any of the identified design points, and therefore the Qp and Qf 

requirements are met.   

 

B. Draft SWPPP For Phase 1 Construction 

 

A SWPPP prepared for Phase 1 construction can be found in Appendix 9.  

 

C. Stormwater Management Design Plans 

 

Mapping of pre-development conditions which includes subcatchment boundaries, and field-

confirmed design points and flow paths are in the Site Plan Drawings that are part of this DEIS.  

See Sheet L-5.01 

 

Post-development mapping are on Sheets L-5.02 through L-5.06 in the same plan set. 

 

2.8.2 Grading and Drainage 

 

A. Grading and Drainage Plans 

 

The Site Plan Drawings that are part of this DEIS include project grading and drainage plans at a 

scale of 1‖=50‘ and with a two-foot contour interval.  See sheets L-4.1 through L-4.9.  These 

plans include those measures that were incorporated to limit the extent of grading in order to 

minimize site disturbance. 

 

The grading and drainage plans clearly show all proposed retaining walls.  Locations of all walls 

are shown and elevations of the tops and bottoms of all walls are provided.   

 

The grading and drainage plans show that road construction attempts to minimize the width of 

the disturbance corridor by limiting the amount of fill placement on the downhill side of the 

road.  The plans illustrate how road construction, for the most part, consists of earthwork cuts on 

the uphill side.  This reduces the amount of disturbance, but it also increases the amount of 

excess ―cut‖ material produced from rod construction (see the following section). 

 

In many locations the uphill earthwork cuts will encounter rock which will result in very stable 

conditions.  The grading and drainage plans illustrate those areas where anticipated rock faces 

will be created. 
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B. Earthwork Quantities 

 

The following table summarizes the bulk earthwork amounts for the project broken down by 

phases. 

 

Table 2-3.  Project Earthwork Quantities 
 Cut (yd

3
)* Fill (yd

3
) Net (yd

3
) 

Phase 1 271,910 198,320 73,590 

Phase 2 94,790 85,070 9,720 

Phase 3 55,570 27,055 28,515 

Total 422,270 310,445 111,825 

* cut volume includes expansion factors for rock and 

for soil 

 

Because it is anticipated that a good portion of the cut material will be blasted rock, an 

―expansion factor‖ of an additional 25% was applied to the actual amount of proposed cut 

anticipated to be rock, while an expansion factor of 10% was used for the portion of cut that will 

be soil.  When used as fill, the rock material will take up more volume as compared to when it is 

in place due to void spaces that occur when the fill is placed.  The factor of 25% is likely 

conservative, so the actual volume of cut material is likely to be lower.   

 

The numbers above include the following cuts and fills associated with the non-residential 

buildings (the remainder is for project roads and driveways). 

 

Table 2-4.  Non-residential Buildings Earthwork Quantities 
 Cut (yd

3
)* Fill (yd

3
) Net (yd

3
) 

C1 Members‘ Lodge and Clubhouse 20,015 27,012 -6,997 

C2 The Wellness Center 13,125 1,605 11,520 

C3 East Lodge 3,544 21,600 -18,056 

* cut volume includes expansion factors for rock and 

for soil 

  

 

For the residential buildings there are a number of locations in the ARB Design Guidelines 

where it is stressed that buildings shall be constructed in a way that takes existing topography 

into account and minimizes the earthwork necessary for construction.  For example: 

 each residence must be designed and located to minimize disruption of the existing 

natural conditions, 

 the site should be altered as little as possible from its original native condition, 

 Disturbance shall be kept to an absolute minimum except as necessary for construction 

activity, and. 

 Structures, roads, driveways and all other improvements should be designed with the 

objective of fitting the existing contours of the site as nearly as possible with minimal 

excavation and fill. 
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The plan for disposing of, or spoiling, excess cut material generated during the construction of 

the project includes lands on the project site and lands off of the project site.  A portion of the 

excess cut material will be spoiled on that part of the project site located to the west of Trailside 

Road.  As per the project grading plans, approximately 33,300 cubic yards can be spoiled and 

stabilized on this part of the project site.  This area will be used to spoil the material from Phase 

3 construction.  The Applicant has an agreement with the owner of an adjoining parcel (tax map 

parcel 95.00-1-93 Fromm) who has agreed to accept fill material generated by project 

construction.  Under the agreement between the Applicant and the adjoining property owner (see 

Appendix 2) fill will be placed on the adjoining parcel and stabilized at the expense of the 

Applicant.  Under the spoils grading plan approximately 47,600 cubic yards of material can be 

spoiled on this parcel.  This area will be used for a portion of the spoil generated during Phase 1.  

Two other areas that will also receive fill in Phase 1 will be the construction staging area along 

Trailside (Lots 10 through 16) and an area on Meadow Crossing east of the Wellness Center on 

Lots 65 through 89.  Both of these areas are in non-wooded areas so it will not be necessary to do 

any significant tree clearing to place fill in these two locations.    

 

Windham Country Club was also identified as another location for possibly spoiling excess cut 

generated by the project.  In a letter dated October 24, 2011 (see Appendix 2). Windham Country 

Club expressed their willingness to accept clean fill from the project site.  Material may be used 

to repair some of the damage the golf course suffered as a result of the flooding from Tropical 

Storm Irene.  This alternative location is viewed as being somewhat less desirable than the 

property that abuts the project site, simply from the standpoint that it would be necessary for 

trucks to travel on South Street to bring the fill from the project site to the golf course 

(approximately 8/10 of a mile between Trailside Road and the entrance to the golf course). 

 

 2.8.3 Sediment and Erosion Control 

 

A. Erosion and Sediment Control Practices  

 

Generally, the erosion and sediment control plan requires sequencing construction into small 

phases so that large expanses of area would not be disturbed at a single time.  Diversion swales 

will be used to divert clean stormwater away from the work areas and separate swales will also 

convey dirty stormwater from the work areas to sediment basins for treatment.  Several staging 

areas are proposed throughout the site to store materials and equipment during construction.  

These can be seen on the Construction Staging Plan (Drawing L-3.01) and the Sediment and 

Erosion Control Plans (Drawings L3.02-3.05)   

 

The draft SWPPP prepared for Phase 1 construction can be found in Appendix 9.  Phase 1 

includes the construction of Sheridan Drive up to the Members‘ Lodge, along with Tuck Trail 

and the first sections of Cave Mountain Road and Meadow Crossing.  Construction of the first 

part of the Members‘ Lodge and the Wellness Center will also occur in Phase 1, as will some of 

the townhouse and duplex units.  Detailed sediment and erosion control plans for these Phase 1 

components are included in the SWPPP, while typical plans are provided for the Phase 1 single 

family homes.  Purchasers of Phase 1 single-family home lots will be responsible for having a 

qualified professional prepare sediment and erosion control plans for the individual lots.   
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Clearing of vegetation will only be done in proposed work areas in order to preserve the existing 

vegetation as much as feasibly possible.   

 

As discussed in the previous section, two soil stockpiling areas will be utilized during 

construction to store excess cut from the project.  Most of this material will stay in these areas as 

fill, however some will be temporarily stored so it can be used when fill is required on the 

Project.  These storage areas are located to the north/northeast of the main Project Site.  A 

construction road will be built utilizing some existing internal roads so that trucks can  deposit or 

remove material as needed.  When construction is completed, a stabilized grade will be 

established on the stockpiling area and the area will be seeded and mulched.  Any stockpiled soil 

that is not disturbed within 7 days, will be seeded and mulched.  At the end of those days when a 

rainstorm is predicted, any unstabilized soil piles will be temporarily mulched with straw, hydro-

mulch or be covered with large tarps to prevent sediment runoff.  The stockpiling areas will be 

surrounded with silt fence perimeter and construction fencing and multiple rows of fiber 

filtration tubes will be installed as the stockpiles get expanded.     

 

Sediment and erosion control practices to be used during construction and shown on Sheets L-

3.02 through L-3.05 and detailed on sheets L-8.1 and L-8.2 will be: 

 

Temporary Structural Controls 

 Silt Fence 

 Fiber Roll 

 Sediment Basin 

 

Storage volumes for the proposed sediment basins are provided on the Erosion and Sediment 

Control Drawings in the site plan set.  Sediment basins were sized larger than the ―blue 

book‖ requirement of 3,600 cubic feet per acre of drainage area.  The size of the basins was 

maximized based on the amount of available area in which they are situated so that they will 

detain as much water as possible.  Because the soils on the site contain a high percentage of silts 

and clays, it is anticipated that gravity settling in the basins alone will not be sufficient to reduce 

the turbidity of the captured stormwater to desired levels.  In order to facilitate settling of fine 

particles in suspension in the sediment basins, the use of an inert and environmentally friendly 

flocculent will occur during construction in order to allow the basins to be dewatered in a timely 

fashion so that they will have capacity to store runoff from subsequent storm events. 

 

The flocculent proposed for this project is a product called Liqui-Floc®, (a.k.a. Chitosan or 

Storm Klear), marketed by a company called Natural Site Solutions from Washington State.  

Liqui-Floc® is a natural product made from seafood shells that are a byproduct from food 

processing.  Liqui-Floc® is a derivative of the chitin in the seafood shells.  Liqui-Floc® has very 

low aquatic organism toxicity and completely biodegrades into carbon dioxide and water in 24 

hours.  This flocculent has been bench tested for the soil series that occur on the project site. 

Soils were tested using Liqui-Floc® whereby solutions were made to produce turbid water of 

5,000, 1,000 and 100 turbidity units (NTU).  These turbid soil solutions were then dosed with the 

flocculent to produce a Liqui-Floc® concentration of 1 ppm.  Within one hour after applying 

Liqui-Floc® turbidity levels had dropped 93% in both the 5,000 NTU and 500 NTU turbid soil 

solutions.   
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Each sediment basin will have a staff gauge installed in the deepest part of the basin.  Depth to 

volume conversion charts will have been developed and these charts will be posted at each of the 

sediment basins. The depth to volume charts will also contain the amount of flocculent solution 

to be added to each basin to obtain the target 0.5 to 1.0 ppm flocculent dosing.  Flocculent 

solution will be sprayed as evenly as possible over the surface of the water in the sediment 

basins.  A turbidity meter will be used to measure turbidity in the basin after the flocculent has 

had time to act.  Once turbidity in the basin has been reduced to 50 NTU or less, dewatering of 

the basin will commence. A pump will be attached to a floating skimmer in the basin and the 

basin will be dewatered to its stabilized outlet at a rate that will not cause erosion.  The pump and 

discharge system will be equipped with an in-line turbidity meter and an automatic shutoff valve 

system so that water pumped through the discharge system will not exceed the target turbidity 

level of 50 NTU‘s.  If the automatic shutoff stops the pumping, the basin will be allowed to rest 

and, if necessary, additional flocculent will be added.  

 

Additional structural controls include: 

 

 Stabilized Construction Entrance 

 Check Dams 

 Temporary Swale 

 Inlet Protection 

 Stabilized Outlet Protection 

 Rolled Erosion Control Matting 

 Water Bar 

 

Permanent Structural Controls 

 Grading 

 

Temporary Stabilization Practices (including vegetative practices) 

 Bare areas will be seeded and mulched within 7 days of disturbance unless construction will 

resume in that area within the 7 days. 

 

Permanent Stabilization Practices (including vegetative practices) 

 All disturbed areas will be seeded and mulched.  Slopes that are 3:1 or steeper will receive a 

Rolled Erosion Control Product (RECP), sodding, and or hydro-seeding - a homogenous 

mixture of wood fiber mulch with tackifying agent. 

 No seeding will be done in cuts into bedrock.  Any exposed soil resulting from cuts into 

bedrock will be seeded, however the rock itself will not be seeded. 
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B. Construction Phasing Plan and Sequence of Operations 

 

This project will consist of three phases which are planned to be completed in approximately 15 

years from starting the first phase.  The SWPPP in Appendix 9 is only for Phase 1 of 

construction, and when subsequent phases are ready for construction, a new SWPPP will be 

assembled for that phase of construction.   

 

Phase 1 is divided up into 23 different areas, or subphases, each of which is less than 5 acres in 

size.  Although multiple subphases may be worked on simultaneously, no combination of 

subphases will be disturbed at a single time that will result in more than 5 acres overall being 

disturbed. (Also see section 2.9 below for additional details.)  Table 2-5 lists the proposed 

subphases and their respective areas. 

 
Table 2-5.  Phase 1 Individual Subphases and their Areas 

Subphase 
Subphase 

Area (Ac) 
1.1 3.90 
1.2 4.82 
1.3 0.53 
1.4 1.47 
1.5 2.15 
1.6 1.68 
1.7 2.64 
1.8 1.33 
1.9 2.06 
1.10 2.15 
1.11 2.16 
1.12 1.16 
1.13 2.85 
1.14 2.37 
1.15 2.04 
1.16 2.95 
1.17 2.20 
1.18 2.95 
1.19 1.11 
1.20 1.25 
1.21 2.75 
1.22 1.25 
1.23 1.75 

 

 Temporary structural erosion controls will be installed prior to earthwork as per the attached 

plans.   

 Areas to be undisturbed for more than 7 days will be temporarily stabilized by seeding. 

 Disturbed areas will be reseeded and mulched immediately after final contours are re-

established, and no more than 7 days after the completion of construction at that site. 
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 Temporary erosion control devices will not be removed until the area served is stabilized by 

the growth of vegetation and the area is certified as being stabilized by the Qualified 

Inspector. 

 

All of the temporary sediment basins to be used during construction will be converted to 

permanent post-construction stormwater management practices when the area draining to these 

practices is permanently stabilized.  This includes sediment basins A, B, C, D, E, F and G.  In 

addition, some sections of temporary diversion swales will be converted to permanent dry swales 

located along Sheridan Drive, after the drainage area feeding to these practices is stabilized.  In 

order to successfully convert these temporary practices to permanent, additional grading will be 

necessary to get the permanent practices full calculated volume which will remove any sediment 

that would have accumulated during construction.   

 

C. Erosion and Sediment Control Practice Maintenance 

 

Temporary erosion and sediment control practices will need to be maintained frequently during 

construction.  It is the responsibility of the operator to inspect, and maintain the temporary 

controls so that they are working efficiently.  The operator needs to pay close attention to 

SWPPP Inspection Reports that will advise of needed maintenance.  Captured sediment will have 

to be removed periodically from each practice in order for the control to function properly.  

Temporary erosion and sediment control practice maintenance needs are listed below:  

 

 Silt fence – maintenance shall be performed as needed and material removed when ―bulges‖ 

develop in the silt fence.  When material accumulates to one third of the silt fence height, the 

material will be removed and placed in an upland area and be stabilized.  Any tears in the 

fabric will be repaired, any silt fence that is not properly toed in will be repaired and any 

broken posts will be replaced. 

 Check dams – should be inspected after each rain event.  All damage shall be corrected 

immediately.  If significant erosion has occurred between structures, a liner of stone or other 

suitable material should be installed.  Sediment accumulated behind the dam shall be 

removed as needed to allow channel to drain through the check dam and prevent large flows 

over the dam.   

 Storm drain inlet protection (not including silt sacks) shall be inspected after each storm 

event.  Sediment shall be removed when 50 percent of the storage volume is achieved. 

 Sediment Basin – sediment shall be removed and the basin restored to the original 

dimensions when the sediment has accumulated to ½ of the design depth. All spoils shall be 

removed to a stabilized upland area or brought to the stockpile area offsite. Any structural 

failure in sediment basins or trenches that serve them will be repaired within 24 hours after 

detection.   

 Stabilized construction entrance – the construction entrance shall be maintained in a 

condition which shall prevent tracking.  This may require periodic top dressing with 

additional aggregate.  All sediment tracked onto or spilled on public rights of way or onto 

Trailside Road (a private road), shall be removed immediately.  When necessary, wheels 

must be cleaned to remove sediment prior to entrance on public rights of way.  When 

washing is required, it shall be done in an area stabilized with aggregate and wash water shall 
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be directed away from streams or wetlands preferably to a broad grassed area or a stormwater 

pond. 

 Rock outlet protection – once a riprap outlet has been installed, the maintenance needs are 

very low.  It should be inspected after high flows for evidence of scour beneath the riprap.  

Repair should be immediate. 

 Top-soil, mulch and seed shall be replaced where seeding has been disturbed. 

 Water bars – Water bars will be reformed after each day in heavy traffic areas.  Any erosion 

or bypassing of the water bars will be repaired and if traffic will not travel over the practices 

frequently, the areas will be seeded and mulched.   

 

D. Erosion and Sediment Control Inspection 

 

 A rain gage will be installed at the site.   

 A Qualified Inspector shall conduct an assessment of the site prior to the commencement of 

construction and certify in an inspection report that the appropriate erosion and sediment 

controls described in the SWPPP have been adequately installed to ensure overall 

preparedness of the site for commencement of construction. 

 The Qualified Inspector must be a Licensed Professional Engineer, Certified Professional in 

Erosion and Sediment Control (CPESC), Registered Landscape Architect, or someone 

working under the direct supervision of, and at the same company as, the licensed 

Professional Engineer or Registered Landscape Architect, provided they have received 4 

hours of Department endorsed training in proper erosion and sediment control principles 

from a Soil and Water Conservation District, or other NYSDEC endorsed entity.  After 

receiving the initial training, the qualified inspector shall receive 4 hours of training every 3 

years. 

 The day-to-day erosion control activities on the site will be monitored by the Qualified 

Inspector.  If the Inspector notices a problem with the erosion and sediment control practices 

used onsite during construction, he or she will immediately inform the responsible contractor 

to resolve the problem.  The Qualified Inspector will inspect erosion control devices and non-

stabilized areas during construction every day.  At least one maintenance inspection report 

will be completed by the Qualified Inspector each week.  The report form to be completed by 

the inspector is included in the SWPPP in Appendix 9.  Reports will be compiled and 

maintained on-site in the SWPPP 3-ring binder.   

 All measures will be maintained in good working order; if repair is necessary, it will be 

initiated within 24 hours of the Inspectors notice to the responsible contractor.  The Qualified 

Inspector shall take photographs of any needed repairs and also photograph when the repairs 

are completed. These photographs will be time and date stamped and attached to the weekly 

inspection report.  

 Seeded and planted areas will be inspected for bare spots, washouts, and healthy growth.  If 

necessary, spot reseeding or sodding will be implemented. 

 A trained contractor will be an employee from the contracting company responsible for the 

implementation of the SWPPP.  This person will be onsite when any soil disturbing activities 

are being conducted.  The trained contractor must have received 4 hours of NYSDEC 

endorsed training in proper erosion and sediment control principles from a Soil and Water 

Conservation District, or other NYSDEC endorsed entity. After receiving the initial training, 

the trained contractor shall receive 4 hours of training every 3 years.  This trained contractor 
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cannot conduct the regular SWPPP compliance inspections unless they meet the Qualified 

Inspector qualifications.  

 

E. Contractor Sequence Form 

 

The operator shall prepare a summary of construction status using the Construction 

Sequence Form (included in the SWPPP in Appendix 9) once every two weeks.  Significant 

deviations to the sequence and reasons for those deviations (i.e. weather, subcontractor 

availability, etc.), shall be noted by the contractor.  The schedule shall be used to record the 

dates for initiation of construction, implementation of erosion control measures, 

stabilization, etc.  A copy of these forms will be maintained at the construction site and 

updated.  NYCDEP will be informed immediately of any significant proposed deviations to 

the construction sequence. 

 

2.9 Construction Activities and Phasing 

 

Alternative phasing of the project is discussed in more detail in Section 5.5.  The phasing of the 

project has been adjusted from what was proposed in the Sketch Plan at the time of the issuance 

of the scoping document.  The adjustments have resulted in project phases that can be considered 

stand-alone or ―integral.‖  Phase 1 construction, which is described below and illustrated on the 

plans included with the DEIS, includes construction of the roads that provide access to the 

Members‘ Lodge and the Wellness Center and the residential components in these areas.  The 

amenity buildings are viewed as critical components to attract the residential buyers, and the 

amount of the residential development proposed for Phase 1 is sufficient to generate the revenue 

that is needed to cover the costs of the significant infrastructure (road, water, sewer) costs for 

Phase 1. 

 

 2.9.1 Sequencing of Activities 

 

Drawing L-3.01 provides detailed information on the sequencing of activities, or staging, for 

Phase 1 construction.  Phase 1 construction includes 23 distinct areas, all of which are less than 5 

acres in size.  It is anticipated that the overall road construction, which is a significant component 

of Phase 1, will take approximately 8 to 10 months to complete.  The duration for construction in 

each of the work areas that make up the road construction will be proportionate to their sizes and 

their amounts of earthwork. Construction of the Phase 1 portion of the Members‘ Lodge would 

start in Year 1 and take approximately two years to complete.  Construction of the Wellness 

Center will also begin in Year 1, and it is anticipated it will take approximately a year to 

complete construction of this facility.  Residential construction in Phase 1 is anticipated to begin 

in year 2 and is projected to be complete in year 5. 

 

In general, Phase 1 construction begins with Sheridan Trail off of Trailside Road and progresses 

up to the Members‘ Lodge building below the Wanderer Ski Trail.  An enumerated list of steps 

can be found on Drawing L-3.01.  The sequence includes establishing sediment basins to receive 

―dirty‖ runoff from construction areas, constructing diversion swales to route ―clean‖ runoff 

from uphill undisturbed areas around the construction areas, performing work in the active work 
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area, stabilizing the active work area and then repeating all of these steps as construction 

proceeds in the order shown on the plan.   

 

The Phase 1 construction staging list of steps on Drawing L-3.01 is also included on the 50-scale 

erosion and sediment control plans for Phase 1 construction which are Sheets L-3.02 through L-

3.05 in the Site Plan Set that is part of the DEIS.  Drawings L-8.1 and L-8.2 provide the typical 

construction details for the measures included on the erosion and sediment control plans.  The 

typical erosion and sediment control sequencing provided on the plans is as follows: 

 

Construction in each work area shall typically proceed in the following sequence.  Any 

deviations or adjustments to the typical sequencing shall be approved by the Qualified Inspector.  

All erosion and sediment control practices shall be implemented in strict accordance with the 

project Stormwater Pollution Prevention Plan. 

 

Pre-Construction and Site Preparation 

1. Pre-construction meeting – protocol may be modified by designated Qualified Inspector. 

2. Define inspection schedules and review the Stormwater Pollution Prevention Plan. 

3. Stakeout road centerline, clearing limits, wetlands and watercourses. 

4. Install tree protection and wetland/watercourse protection fence. 

5. Install stabilized construction entrances and initial staging areas as specified. 

6. Cut and remove existing trees in first work area, do not grub stumps. 

 

Temporary Runoff and Drainage Control 

7. Temporarily stabilize cleared areas not included in initial earthwork construction. 

8. Install perimeter erosion control including silt fence, bio-logs, etc. and inlet protection at 

existing culverts. 

9. Install/repair water bars in locations as specified by the Qualified Inspector. 

10. Install temporary culverts, including inlet and outlet protection, and permanent culverts 

where appropriate. 

 

Earthwork and Site Construction 

11. Grub stumps in sediment basin locations, excavate sediment basins and stabilize discharge 

points. 

12. Install temporary diversion swales above construction areas. 

13. Stabilize sediment basins and diversion swales. 

14. Establish and stabilize construction staging areas. 

15. Grub remaining stumps, begin rock removal and rough grading. 

16. Bring road corridors to rough grade and stabilize, build permanent stormwater conveyance 

swales. 

17. Install infrastructure including catch basins with inlet protection, piping and permanent 

drainage structures with inlet and outlet protection as required. 

18. Place road subgrade and stabilize. 

  



   

Windham Mountain Sporting Club Draft Environmental Impact Statement 2 - 49 

Town of Windham, Greene County, NY 

Temporary Stabilization of Work Area 

19. Stabilize all bare soil areas to remain undisturbed for more than 7 days.  Methods such as 

seed and mulch, rolled erosion control product, or hydroseed mixture of wood fiber mulch 

with tackifying agent shall be applied in strict accordance with the stormwater pollution 

prevention plan. 

20. When rain is forecasted, temporarily stabilize all disturbed areas at the end of each work 

day in accordance with the stormwater pollution prevention plan.  

21. Inspect all perimeter control and repair as directed. 

22. Install/repair all inlet/outlet protection and swale stabilization such as rolled erosion control 

product, rip rap and check dams. 

23. Remove sediment from trapping devices in accordance with construction details. 

 

Permanent Stabilization 

24. Construct and/or convert existing sediment basins into permanent stormwater management 

practices and stabilize all inlets/outlets. 

25. Sod or seed and mulch all grassed areas, and stabilize slopes greater than 3:1 in accordance 

with the plans and details and the stormwater pollution prevention plan. 

26. Pave roads and install plant materials. 

27. Receive certification of stabilization from the Qualified Inspector. 

28. Clean all stormwater systems of sediment, trash and debris. 

29. Remove temporary erosion and sediment control measures only when work areas are 

approved as stabilized by the Qualified Inspector. 

 

 2.9.2 Material Processing 

 

No on-site processing of materials is proposed. 

 

 2.9.3 Blasting 

 

Blasting will be required as part of project construction, including construction of sections of 

roads, some building pad sites and for stormwater basins.  Figure 2-17, ―Blasting Locations‖, 

illustrates where it is anticipated that blasting will be required.   Areas along project roads where 

blasting will be required include around Batavia Lane and three sections along Sheridan Drive, 

with the longest section of road being the uppermost section near the Members‘ Lodge and 

Clubhouse.  Smaller sections of road blasting are required along Cave Mountain Road, Meadow 

Crossing and Sunrise Terrace.  For the three commercial buildings, some blasting will be 

required for the Wellness Center and the East Lodge, but not for the Members‘ Lodge and 

Clubhouse.  Blasting will be required for townhouse construction for those units that are located 

on the uphill side of the road or shared driveway that serves them. The blasting will allow for the 

creation of the basement level (that includes covered parking) as well as a walk out first floor to 

the rear of the building. 

 

Potential impacts from blasting, and measures that are being proposed to mitigate these potential 

impacts can be found in Section 3.3, Groundwater; Section 3.5, Soils; and Section 3.8, Sound 

Resources.  Best management practices are included in the mitigation measures. 
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 2.9.4 Construction Staging Areas 

 

Four construction staging areas have been identified for Phase 1 construction.  These areas can 

serve as worker parking areas, construction trailer locations and material storage areas.  The first 

area is located a short way up the proposed access road (Sheridan Drive) along the first section 

of road to be built (Area 1.2 on Drawing L-3.01).  The second area is the area around the 

Wellness Center.  The third area is the fill area along Meadow Crossing.  This area can also be 

used as a construction staging area for Phase 2 construction.  The fourth area is the portion of the 

Members Lodge and Clubhouse that will be built in Phase 2.  Construction staging areas will be 

stabilized with gravel surfaces similar to stabilized construction entrances. 

 

2.10 Lighting, Landscaping and Signage  
 

 2.10.1 Lighting 

 

For project common areas including roads and parking areas, and around the lodges and 

Wellness Center, lighting will be provided in accordance with site plans approved by the 

Windham Planning Board.  For single family homes, outdoor lighting is only allowed when 

approved in advance by the ARB and must adhere to the required guidelines (See Appendix 17). 

The purpose of landscape lighting is to provide for safety only, and not for decoration. Lighting 

may not pollute the night sky [no up lighting of any kind is permitted] nor trespass onto 

neighboring properties or rights of way.  

Specifically, the proponent has established the following guidelines for exterior lighting; 

1. Light fixtures shall utilize ―hidden‖ or ―hooded‖ lamps and light sources.  

2. No exposed or visible light sources are allowed.  

3. Lighting is to be limited to circulation and to those areas that are occupied by people.  

4. No fixtures are allowed in setbacks.   

5. Flood type lighting is not allowed.  

6. Exterior lighting is required to be conservative in design, with a low intensity concealed 

bulb that is shielded to direct the light downward to minimize glare when viewed from 

neighboring Lots, Common Areas, or Club Amenities.  

7. Lighting may not be directed upward or exposed to the night sky.  

 

It is the intent of the proponent that street lighting be minimized to only that which is required 

for public safety. Evenly placed light fixtures along streets within WMSC will not be allowed.  

For all roadway lighting, fixture height shall not exceed 21‘, measured from finish grade to light 

source.  Light source shall be LED, or metal halide with a wattage between 70 and 150 watts. 

Fixtures shall be full cutoff fixtures as defined by IESNA standards.  Fixture locations are 

identified on the Site Layout, Materials, and Planting Plans in the site plan drawings that 

accompany this DEIS. 

 

In surface parking lots (excluding residential) fixture height shall not exceed 21‘, measured from 

finish grade to light source.  Light source shall be LED, or metal halide, between 70 and 150 

watts.  Lighting levels shall have a minimum 0.2 footcandles (fc), on pavement, and the 

uniformity ratio shall fall within 4:1 (avg. to min.). Fixtures shall be full cutoff fixtures as 

defined by IESNA standards. 
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For project signage, there will be small, discrete light fixtures focused on amenity signage at 

each commercial parcel- all adhering to the criteria enumerated, above.  Lamp type shall be 

incandescent, LED or metal halide source, 20-150 watts. 

 

 2.10.2 Landscaping 

 

At WMSC, landscaping is considered an essential element of the overall design. The goal in the 

development of WMSC and development of individual Lots is to preserve the beauty and 

character of the property's natural existing vegetation to a large extent while permitting 

attractive, landscaped areas. 

 

Success will be measured by the ability to maintain as much of the existing landscape as is 

practical. To accomplish this goal, preservation techniques are combined with a careful approach 

to revegetate disturbed areas.  The development contains several different vegetative 

communities and each specific home site design will take into account the palette of native plant 

materials within its vicinity. The use of non-native plant species is proposed to be limited to 

small-enclosed garden spaces that are for the enjoyment of the Owner and protected from the 

potential of spreading to adjacent native landscape areas. 

 

All disturbed areas of WMSC will be revegetated to minimize erosion and stormwater run-off 

and to begin to re-establish damaged areas of the site. Landscape and revegetation requirements 

are contained in numerous documents (specifically in the ARB Design Guidelines in Appendix 

17) and these requirements are managed and enforced through the internal ARB review process 

for each development lot, or parcel. The conceptual landscape plans for all common areas and 

WMSC open space areas are contained in the Site Plan drawings that accompany this DEIS (see 

Sheets L-6.01 through L-6.09), as are conceptual landscape plans for all commercial 

development parcels. 

 

Specific enforceable guidelines for landscape and revegetation efforts are contained within the 

ARB Design Guidelines for WMSC. These guidelines specifically identify ―zones‖ of influence, 

landscape preservation, and enhancement. In addition, there are requirements related to limited 

use of non-native materials, wildfire management and forest management and limitations on the 

use, or reliance, on high maintenance turf areas. 

 

By limiting the vast majority of plant material species to native, or near-native families and 

limiting lawn areas, WMSC is establishing a policy of restrictive use of pesticides, fertilizers and 

other chemicals either during initial establishment, or longer-term maintenance. The use of these 

chemicals is restricted solely to management of invasives and WMSC is promoting a more 

holistic approach to landscape design, installation, health and maintenance. 
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 2.10.3 Signage 

 

Signage for the WMSC is limited to key locations where information is needed to direct visitors 

to key destinations or to communicate information for public safety.  Project signage will be 

designed to complement the historic mountain character present in the surrounding communities, 

and ultimately reinforce the architectural style of the project as outlined in the ARB Design 

Guidelines.  As such, signage will be constructed of primarily natural materials such as wood, 

stone and metals, with primarily natural colors such as earth tones.  Brighter colors and materials 

such as enamels shall be used sparingly and as highlights only.  Lighting of signs will be 

minimized, directed downward across the face of the sign, and in accordance with the ARB 

Design Guidelines.   

 

There are three types of signage within the project: 

 Identification Signage,  

 Directional Signage, and 

 Traffic/Regulatory signage. 

 

Identification signage will be used to subtly but clearly mark the entrance to the WMSC, 

(primary signage) and to identify the amenity buildings (secondary signage).  The primary 

entrance sign is located at the intersection of Trailside Road and Sheridan Drive.  The maximum 

height shall be 12‘, and the maximum face area shall not exceed 32 square feet. Sign materials 

and colors shall be ‗natural‘ as noted above.  Secondary identification signage is located in close 

proximity to the three main amenity buildings; the Members‘ Lodge, the Wellness Center, and 

the East Base Lodge.  This signage is used to clearly identify an amenity facility.  The maximum 

height shall be 8‘, and the maximum face area shall not exceed 18 square feet. Sign materials and 

colors shall be ‗natural‘ as noted above.  

  

Directional signage is provided in (3) places;  at the intersections of Sheridan Drive and Cave 

Mountain Road, Sheridan Drive and Meadow Crossing, and Cave Mountain Road and Sunrise 

Terrace.  The purpose of these signs is to provide directional information to project amenities at 

key decision points.  The maximum height shall be 8‘, and the maximum face area shall not 

exceed 18 square feet. Sign materials and colors shall be ‗natural‘ as noted above.   

 

Traffic and regulatory signage, such as street signs, speed limit and stop signs are used to inform 

and protect the general public and emergency service providers.  These signs must conform to 

established standards and are regulated by the Manual of Uniform Traffic Control Devices, 

(MUTCD).  The backs of these signs can be painted dark, natural colors similar to other site 

signage to allow them to blend into the surrounding landscape.  Sign height and face surface area 

shall be in accordance with MUTCD.  Materials shall be metal symbol panels mounted on wood 

or steel posts.  Colors shall be in accordance with MUTCD.  
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2.11 Relationship to Windham Mountain 

 

Windham Mountain currently holds easements on 15.69 acres of WMSC land which are 

currently used for portions of the existing ‗Wanderer Trail,  Windham Mountain‘s eastern-most 

and longest novice trail, as well as smaller sections of ‗Why Not‘ and ‗Wing ‗N it‘ trails.  Figure 

2-18, Windham Mountain Easements, illustrates the areas for which the Mountain has easements 

on the project site.   

 

The following are excerpts from the 2007 Deed of Easement.  In this document Easement I is the 

rectangular parcel containing the top of Why Not and Wing N It, and Easement II contains 

Wanderer. 

 

Easment I and Easment II are easements for ski trails as defined herein serving the year 

round ski/recreation area known and sometimes referred to herein as Windham 

Mountain. 

 

This easement is conveyed to permit the use of the Premises for the purpose of installing, 

constructing, operating, using, maintaining, replacing and repairing a ski/recreation 

area including but not limited to lifts trails, ski trails,, snowmaking facilities and all 

related equipment, structures (excluding housing, lodging and restaurants) improvements 

and appurtenances including access roads, utilities, pipes, lines, towers, structures, 

lights, snowmaking equipment, shelters, signs, and any other improvements in any way 

related or appertaining to the operation and use of a ski/recreation area.  ”Ski trail” or 

“trail” shall mean a trail on the Premises which may be used for any purpose for which 

ski trails may be normally and customarily used on a year round basis including, but not 

limited to, alpine skiing, Nordic skiing, snowboarding, snowshoeing, hiking and 

mountain bicycle riding but excluding recreational snowmobiling and other motorized 

recreational vehicles.  The right to ski on a trail shall include the right to engage in those 

other uses. 

 

In the event that the Party of the First Part develops its lands to the east of Windham 

Mountain Ski Area (which is now owned by the Party of the Second Part) for residential, 

commercial or recreational purposes, the owners of the residential, commercial or 

recreational real estate on lands now owned by it, their lessees, customers, guests and 

business invitees of the Party of the First Part may use the trails on Easement I and 

Easement II with access at the cross points to pass across the lands and trails of the 

Party of the Second Part to the Windham Mountain lifts, whether or not any lift is built 

on the lands of the Party of the First Part.  However, said users‟ right to do so shall be 

subject to their obligation to purchase or obtain appropriate ticketing from Windham 

Mountain and to obey all of the rules and regulations imposed upon the customers of 

Windham Mountain. 

 

All of these provisions shall be deemed conditions of the easements and covenants 

running with the land in perpetuity. 
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Members of WMSC will be able to access Windham Mountain directly via the two ski lifts that 

are proposed as part of the project.  The two lifts are shown on the project Master Plan.  The base 

of transport lift A is located just to the East of the Members‘ Lodge.  This lift will transport 

WMSC members to the area near the top of the mountain‘s east peak, just above the top of the 

Why Not and Wanderer trails and just to the east of the top of the East Peak Express Quad lift.  

The base for transport lift B is located just to the southwest of the East Lodge, and the top of the 

lift is located just to the east and a little uphill from the bend in the Wanderer trail. 

 

The project will include a shuttle service that will provide members with transportation.  The 

shuttle routing and scheduling will include regular trips between the resort and the mountain.  It 

is anticipated that most skiers from the resort will access the mountain via the lifts and that the 

shuttle will mainly serve to transport skiers back to their homes when they are done skiing on the 

mountain. 
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SECTION 3 ENVIRONMENTAL SETTING, POTENTIAL IMPACTS AND  

  MITIGATION MEASURES 

 

3.1 Geologic and Topographic Resources 

 

 3.1.1 Existing Conditions 

 

A. Geology 

 

In its 1998 report on the Batavia Kill basin, the USGS reports that the study area is underlain by 

Middle to Late Devonian-age clastic sedimentary rocks that dip a few degrees to the southwest. 

Exposures of these rocks are common in steep upland areas but are rare in the valleys. 

Unconsolidated deposits blanket bedrock over much of the study area and are primarily of glacial 

origin; till dominates in the upland areas, and stratified deposits are most common in and near 

the larger valleys. Postglacial flood-plain alluvium and swamp deposits are found locally. 

(Heisig, 1998) 

 

Figure 4 of the GEIS of the Development Potential of the Town of Windham (Sterling 

Environmental, 2010) illustrates the bedrock geology in Windham.  According to this mapping 

the majority of the WMSC property, approximately the lower 80%, is underlain by shale and 

sandstone, while the upper 20% is underlain by shale, sandstone and conglomerate.   

 

Overlying bedrock in many areas is a dense unit consisting of an unsorted mix of clay, silt, sand, 

gravel, and boulders deposited beneath the glacier ice. Till generally has a low capacity to 

transmit water because of the high clay and silt content and the high degree of compaction.  Till 

deposits are found on hillsides and along steeper terrains throughout the Town and have variable 

thicknesses ranging from one to fifty meters. (Sterling Environmental, 2010).  Soils on the 

WMSC property are discussed in more detail in Section 3.5 of this DEIS. 

 

Test pit excavations on the WMSC property that were made in the fall of 2008 and 2010 

revealed that bedrock type and depth were relatively consistent with the different soil types 

mapped on the property.  Test pit logs are contained in Appendix 15 of this DEIS. Hard bedrock 

ledge at a depth of 12-19 inches below the surface was recorded in areas of Halcott soils.  In 

areas of Vly soils, depth to bedrock ranged from 22 to 40 inches and most test pits revealed hard 

red shale bedrock, although there were some test pits with rippable red shale and some with hard 

bedrock ledge.  Reddish brown bedrock was found deeper in the Elka soils, at 51 to 60 inches.  

Shallow bedrock was not encountered in areas of other soil types (Lewbeach, Onteora and 

Willowemoc).  The site plan drawings that are part of this DEIS include mapping of the soils on 

the project site. Soils are discussed in more detail in Section 3.5 below.  Figure 3-1, Shallow 

Depth to Bedrock, illustrates the locations where bedrock is less than 60 inches. 
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B. Topography 

 

The underlying bedrock controls the surficial topography of the Town to a large degree.  Glacier 

movement caused much of the shaping of the area, and the rate at which different bedrock types 

erode partly controls the steepness of the topography. (Sterling Environmental, 2010) 

 

Elevation of the WMSC property range from a low of 1600 feet near the intersection of 

Panarama Lane and South Street to a high of 3060 feet near the top of Windham Mountain‘s east 

peak express quad lift.  For reference, other elevations include 1660 feet where the property 

abuts the open field (Cammer property) to the north, the former meadow in the northeast corner 

of the property is approximately 2240 feet, the existing lean-to on the property is at 2330 feet, 

and the bend in the Wanderer ski trail is at an elevation of 2630 feet. 

 

Topography on the property can be considered typical of hillside areas in the Central Catskills – 

a series of alternating steeper slopes and flatter benches.  This pattern is evidenced on the slope 

map of the WMSC property (see Figure 3-2, Slope Map).  The purple shading on Figure 3-2 

indicates slopes that are greater than 25% while the areas in yellow and white are flatter slopes.  

The slope analysis legend included on Figure 3-2 provides the amount of area of different slope 

conditions on the property.  Approximately 54% of the site is 25% slopes or greater, while 46% 

of the property has slopes less than 25%. 

 

 3.1.2 Potential Impacts and Mitigation Measures 

 

A. Depth to Bedrock and Blasting 

 

Figure 3-3 is the project Master Plan overlaid on Figure 3-1, Shallow Depth to Bedrock, where 

shallow is considered to be less than 5 feet below the existing ground surface.  Bedrock will be 

encountered during the construction of the project when grading requires earthwork cuts that are 

deeper than 5 feet.  Figure 3-3, illustrates where bedrock will be encountered during 

construction.  Explosive blasting will be needed in the areas illustrated on Figure 3-3.  

Discussions of potential impacts and mitigation measures relating to blasting are presented in the 

Soils section of this DEIS, Section 3.5 (3.5.2) the Groundwater section of this DEIS, Section 3.3 

(3.3.2), and the Sound Resources section of this DEIS, Section 3.8 (3.8.2). Mitigation measures 

include pre-blast surveys, blast mats, water well arbitration, etc. 

 

B. Topography and Enhanced Sediment and Erosion Control Measures 

 

Figure 3-4, Master Plan Slope Overlay, is the project Master Plan overlaid on the slope mapping 

from Figure 3-2.  Building envelopes for residential development, along with the Resort amenity 

buildings, have been sited to avoid slopes of 25% or as much as possible.  In order to construct 

the project roads it will be necessary to traverse some areas where slopes are greater than 25%.  

The site plan set that accompanies this DEIS contains detailed plans for construction phasing 

along with details for proposed sediment and erosion control measures.  The construction 

phasing shows how construction will proceed in small, manageable, sequential steps with each 

step receiving stabilization before proceeding to the next step.  Sediment and erosion control 

plans include a number of enhanced measures including sediment basins and sediment traps that 
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are designed to capture and hold runoff.  Details on construction phasing and proposed sediment 

and erosion control measures is presented on site plan sheets L-3.01 through L-3.05, in section 

3.5, Soils, and in the Stormwater Pollution Prevention Plan for Phase 1 construction in Appendix 

9.  

 

3.2 Surface Water Resources 

 

 3.2.1 Existing Conditions 

 

A. Background and Published Information 

 

The project site is located in the West of Hudson portion of the New York City watershed.  

Figure 3-5, West of Hudson (NYC) Watershed, is a map showing this location.  The project site 

is within the Schoharie Reservoir Drainage.  Figure 3-6, Schoharie Reservoir Drainage, shows 

the drainage area of the reservoir and the location of the project site.  The project site is 

approximately 15 miles from the reservoir when measured along Schoharie Creek and the 

Batavia Kill. Schoharie Reservoir is on New York State‘s 2010 (303(d)) list of impaired waters.  

The cause of the impairment is listed as silt/sediment and the source is listed as streambank 

erosion. 

 

On August 28, 2011 rainfall from tropical storm Irene caused severe flooding.  Particularly hard 

hit were areas in the Schoharie Reservoir drainage basin, including the Town of Prattsville and 

the Town of Windham.  Recovery efforts are still ongoing at the time of the preparation of this 

EIS.  This flooding caused significant streambank erosion and deposition of sediments within the 

Batavia Kill stream corridor.  To date, recovery efforts have rightly focused on housing and 

business recovery.  At some appropriate time in the future, attention will likely shift to plans for 

stream restoration and possibly also future flood prevention measures. These plans will almost 

certainly include the Batavia Kill.   

 

Prior to the recent flooding, Greene County Soil and Water Conservation District (GCSWCD) 

along with NYCDEP and other stakeholders in the region had been very active in planning and 

implementing actions aimed at reducing streambank erosion in the Schoharie Reservoir 

watershed.  The Schoharie Watershed Advisory Committee was established in 2008 and this 

group collaborated with GCSWCD and NYCDEP to produce the May 2009 plan entitled 

Schoharie Basin Stream Management Plan Implementation Action Plan 2009-2011.  The Action 

Plan itself, as well as a section of Completed Action Items and a Progress Tracking Chart, can be 

viewed at http://www.catskillstreams.org/pdfs/AP_2009_sch.pdf .  A number of stream 

restoration projects designed to reduce streambank erosion had already been implemented in the 

watershed, including projects on the Batavia Kill, West Kill, East Kill and Schoharie Creek 

itself.  It is likely that these previous planning and construction activities will be revisited in the 

future when restoration plans are considered. 

  

http://www.catskillstreams.org/pdfs/AP_2009_sch.pdf
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On a more local scale, the WMSC property lies within the watershed of the Batavia Kill, which 

is a tributary of Schoharie Creek.  The USGS Hydrologic Unit Code of the Schoharie Creek 

watershed is 02020005.  Schoharie Creek is a tributary of the Mohawk River, a traditional 

navigable waterway.  In the NYSDEC waters index system, the Batavia Kill is identified as 

number H-240-82-117.  The project site drains to portions of the Batavia Kill that are assigned 

water quality standards of A(T) and A(TS), which mean that they are capable of supporting trout, 

the upper part of which has the potential to be used for spawning by trout (6 NYCRR §879.6, 

items 217 and 217.1).  Only one stream on the project site has been classified by NYSDEC.  It is 

the one that runs near the western edge of the site and exits in its extreme northwestern corner, 

and it is assigned class and standards of C (6 NYCRR §879.6, item 231; waters index no. H-240-

82-117-12a).  Figure 3-7, NYSDEC Mapped Streams, shows the location of this stream relative 

to the project site, the surrounding area, and the Batavia Kill. 

 

In 2003 GCSWCD issued its very detailed assessment of the conditions of the Batavia Kill for its 

entire length.  According to the Batavia Kill Stream Management Plan (GCSWCD, 2003) the 

WMSC property drains to sections of the Batavia Kill known as Reach 3b and Reach 3c.  Like 

the Schoharie Basin Stream Management Plan Implementation Action Plan 2009-2011, it is very 

likely that the Batavia Kill management plan will provide valuable information for possible 

future restoration plans. The following is a summary of the pre-flooding conditions of these two 

stream reaches from the 2003 GCSWCD report. 

 

―While reach 3b can currently be characterized as being relatively stable, the natural 

entrenchment of the stream channel, and the presence of development on the adjoining 

floodplain, are but two of the factors that can potentially influence long term stability. 

Management activities such as grading in the channel, additional fill on the floodplain, or 

even streambank protection, can initiate local instability that would have strong potential 

to migrate upstream and downstream. The GCSWCD would suggest that overall, the reach 

is sensitive to any activities that would increase entrenchment in the reach.‖ 

 

―In general, the reach [3c] exhibits fairly good stability. While entrenchment is an issue through 

most of the reach, it does not seem to be causing major instability at this time. The reach is 

extremely sensitive to changes in grade, and any activities in the stream corridor must 

be done so as to avoid further entrenchment. A recurring flooding problem in the area of 

GNH Lumber requires further investigation to determine if the flooding can be mitigated. 

Reach 3c has a fair to poor riparian condition, and would benefit from additional plantings 

as well as management of invasive species populations. There are several opportunities 

of protecting water quality with stormwater retrofit projects, and the recent acquisition of a 

large parcel by NYCDEP on the lower, south side of the stream may present opportunities 

of floodplain and riparian buffer improvements.‖ 
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B. On-site Surface Waters 

 

Numerous mapped and unmapped surface water resources on the property have been identified, 

delineated and survey-located.  Following the delineation of surface water resources, numerous 

site visits were performed with NYCDEP in order to confirm the locations of watercourses on 

the project site. 

 

Surface waters on the site mainly consist of small, intermittent or ephemeral streams.  There are 

two main stream systems that appear to be perennial streams.  One is in the southeastern quarter 

of the property, and flows eastward, crossing the property line near the site‘s easternmost corner.  

The other has its head in the west-central part of the site and flows northward, leaving the 

property in its northwestern corner.  (This is the previously described Class C mapped NYSDEC 

stream.) There are no ponds or lakes except for two small artificial ponds, each covering about 

2,000 square feet, in the northern part of the property.   

 

Stream centerlines were delineated using flags hung at points along the length of the stream, 

especially where the stream channels had a significant bend.  Each flag on a stream centerline 

was marked with an identification number beginning with two letters identifying the particular 

line, followed by a number.  The positions of the flags were surveyed and mapped by a 

professional land surveyor.  The intermittent and perennial streams identified on the site are 

shown on Figures 3-8A through 3-8C, Watercourses Maps. 

 

Tables on Figures 3-8A through 3-8C presents information on the streams, which have been 

divided into segments, each of which begins and ends where the stream order changes, or at the 

point where it crosses the property line.  The ID numbers assigned to a stream and its tributaries 

begin at the point where the main stream leaves the property.  In tracing it upstream, a new point 

number is assigned to each branch added.  For example, a stream may be assigned ID number S-

8 at its lowermost point, where it leaves the property.  In working upstream, the first tributary has 

been assigned ID number S-8.1.  If that tributary, in turn, is followed up to the point where it is 

formed by the joining of two first-order streams, then stream segment S-8.1 ends at that point, 

and those two sub-tributaries are assigned ID numbers S-8.1.1 and S-8.1.2.  The lengths of each 

stream segment are also provided in the tables on Figures 3-8A through 3-8C. 

 

In the course of delineation, each stream segment was assigned a hydrological type: perennial, 

intermittent, or ephemeral.  Perennial streams contain surface flow constantly, or nearly 

constantly.  Intermittent streams go dry during certain times of the year.  Ephemeral streams or 

drainages contain water only during and shortly after a rainfall or snowmelt.  Perennial and 

intermittent streams are watercourses under the jurisdiction of NYCDEP while ephemeral 

drainages are not considered watercourses by NYCDEP. 

 

Perennial and intermittent streams are also under the jurisdiction of the US Army Corps of 

Engineers (USACOE) as are ephemeral drainages.  Figures 3-9A through 3-9C, Perennial, 

Intermittent and Ephemeral Drainages, are variations on the previous stream mappings that also 

include the ephemeral drainages on the Figures and the table included on them. 
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The substrates of these streams are all similar because they have gradients that create sufficient 

velocity to wash away fine particles.  Therefore, their channels have bottoms lined with sand, 

gravel, and cobbles.  In some locations, boulders are abundant in the streams, as well as bedrock 

outcrops. 

 

There are no mapped floodplains on or adjacent to the project site and the closest mapped 

floodplain is associated with the Batavia Kill according to the Town‘s recent GEIS. (Sterling 

Environmental, 2010)  

 

3.2.2 Potential Impacts and Mitigation Measures 

 

A. Spanned Crossings 

 

Crossings of DEP-jurisdictional watercourses are all spanned crossings.  No intermittent or 

perennial streams will be culverted.   

 

The following table lists the proposed spanned crossings, identifies where they are located within 

the project, and provides the drawing sheets on which they are located (WI-1 and WI-2) along 

with identifying the detail sheet that shows individual plan and section views for each of the 

crossings (L-8.06 and L-8.07).   

 
Table 3-1.  Spanned Watercourse and Wetland Crossings 

   

Location Sheet # /  NYCDEP USACOE 

Crossing Road Station Sheet # Detail # Watercourse(s) Wetland(s) 

S1/S2 Sheridan 
13+30 and 

14+00 WI-1 L-8.06/1 X (2) 
 S3 Driveway N/A WI-1 L-8.06/2 X 
 

S4 Sheridan 
61+16 and 

61+61 WI-1 L-8.06/3 X X 

S5 Driveway N/A WI-1 L-8.06/4 
 

X 

S6/S7 
Cave 

Mtn. 
28+20 and 

29+60 WI-2 L-8.06/5 X(2) 
 S8 ped. Path N/A WI-2 N/A 

 
X 

S9/S10 
Cave 

Mtn. 
35+38 and 

37+89 WI-2 L-8.06/6 X(2) X 

S11 Sunrise 
18+70 and 

19+80 WI-2 L8.07/1 X 
 S12 Driveway N/A WI-1 L-8.07/2 X 
 S13 Driveway N/A WI-1 L-8.07/3 X 
  

B. Culverted Crossings 

 

Only two ephemeral drainages will be culverted, one for a crossing under Tuck Trail (F6 on 

Sheet WI-1) and one for a crossing under Cave Mountain Road (F11 on Sheet WI-2).  The 

lengths of these crossings are 64.5 and 69 feet respectively. 
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C. Other Construction Activities 

 

The major construction activities associated with the project are the construction of the project 

roads and shared driveways and the construction of the larger buildings on the site that include 

the three amenity buildings along with the 5 clusters of townhouse units.  The remainder of 

project construction involves detached single family homes on individual lots and attached single 

family duplex units on individual lots.   

 

The construction of access roads and private driveways were discussed in the 2 sections above. 

 

The larger buildings within the project all have been sited so that they are more than 100 feet 

away from jurisdictional watercourses.  Detailed erosion and sediment control plans (Sheets L-

3.01 through L-3.05, 1‖=50) have been provided for the larger buildings in Phase 1 construction, 

and similar plans will be provided to NYCDEP (and NYSDEC if they desire) for review and 

approval prior to the commencement of Phase 2 and Phase 3 construction.  Grading and 

Drainage plans (sheets L-4.01 through L-4.09) and stormwater runoff subcatchment drawings 

(L-5.01 through L-5.05) are provided for all phases of construction to demonstrate how 

stormwater management has been designed to protect surface water quality after project 

construction is complete.  Also see subsection E below. 

 

D. Wastewater-related Issues 

 

As discussed previously in Section 2.5, the project is expected to generate 94,024 gallons of 

wastewater per day after full buildout and during peak occupancy.  On average the amount of 

wastewater generated by the project will be much less.  This is similar to other facilities in the 

Town that have wide variations in wastewater generation during different times of the year.   As 

described previously in Section 2.5, the existing municipal WWTP has the capacity and the 

facilities to accommodate the wastewater generated by the project and that the municipal WWTP 

can continue to operate under the limits of the current SPDES discharge permit. 

 

E. Summary of Stormwater Management Appendices 

 

The project scoping document calls for 5 technical appendices relating to project stormwater.  

The DEIS presents these four appendices as a single document – the Stormwater Pollution 

Prevention Plan in Appendix 9. 

 

Operational Stormwater Quantity issues are addressed in Exhibit B of Appendix 9 and this aspect 

was previously described under Section 2.8.1 above. 

 

Operational Stormwater Quality is addressed in Section 5.6 of Appendix 9.  This section of the  

SWPPP analyzes the amount of phosphorus and total suspended solids contained in runoff from 

the project site under the existing conditions and under the proposed conditions with the 

proposed stormwater management practices in place.  In summary, Direct Method Calculations 

performed for the pre-development and post-development conditions found that total phosphorus 

loadings increase from 80.4 kg/year to 102.9 kg/year, or 22.5 kg/year.  To put this number in 

perspective, it has been estimated that the average annual output of phosphorus from a single 
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1,400 pound dairy cow is approximately 34 kg/year.  Total suspended solids loading was 

projected to increase from 66,271 kg/year to 68,648 kg/year, or an increase of approximately just 

4% over what occurs naturally on the site under its current condition. 

 

The aspects of construction phase quantity and quality were assessed in section 4.1 of the 

SWPPP in Appendix 9 which describes the procedures for establishing sediment basins on the 

project site during construction in order to capture runoff from disturbed, unstabilized areas 

(flows from uphill undisturbed areas will be diverted around construction areas) and how water 

captured in the sediment basins will have turbidity levels reduced prior to discharge. 

 

3.3 Groundwater Resources 

 

 3.3.1 Existing Conditions 

 

A. General Information and Background 

 

Extensive information on groundwater resources in the area can be found in the 1998 USGS 

publication entitled Water Resources of the Batavia Kill Basin at Windham, Greene County, NY 

(Heisig, 1998).  The information that follows comes from that publication. 

 

Ground water is the sole source of drinking water for domestic and public supplies within the 

study area. Springs are used in addition to wells. Most of the wells tap bedrock; those screened in 

unconsolidated deposits are in the largest valleys. Ground water discharges to local streams that 

flow to the Schoharie Reservoir and thereby contributes to the New York City drinking water 

supply. 

 

Most of the wells that tap unconsolidated deposits in the study area are within the Batavia Kill 

valley at the hamlet of Windham. The water-resource potential of unconsolidated deposits is 

greatest in areas of consistently saturated, highly permeable deposits. These conditions are most 

common in the bottoms of wide valleys, which receive direct precipitation as well as ground-

water and surface-water drainage from adjacent upland areas.  The water-resource potential of 

unconsolidated deposits in the upland areas is severely limited because (1) the predominant 

material is till, which is poorly permeable, and (2) the downslope movement of water limits the 

amount of water held in storage. 

 

Bedrock is tapped for water supply throughout the study area with varying success. Virtually all 

water within bedrock is stored within and transmitted through fractures.  The water-resource 

potential of bedrock is related to (1) the presence of fractures that are permeable and saturated, 

(2) the degree of hydraulic interconnection among fractures, and (3) the potability of the water.  

Reported yield-data from about 180 production wells and domestic wells that tap bedrock within 

the study area indicate that valley and low hillside areas are the most productive, and that hilltops 

and upper hillside areas are least productive.  Despite reported bedrock-well yields as high as 

320 gal/min in the study area, the maximum documented sustainable yield to date (1996) is 100 

gal/min. The maximum reported yield among a small number of hilltop and upper hillside wells 

is 4 gal/min. 
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The 1998 USGS report includes information on 3 bedrock wells on and near the WMSC 

property.  The first (USGS well 624) is located on the panhandle portion of the property west of 

Trailside Road at an elevation of approximately 1680 feet.  That well is 902 feet deep, and has a 

reported yield of 3.5 gallons per minute.  The other two wells are located near the upper portion 

of Panarama Lane, north of the property at an elevation of approximately 1860 feet (USGS wells 

799 and 767).  The two wells are reported to be 767 and 866 feet deep respectively, with reported 

yields of 1.0 and 0.8 gallons per minute respectively.  Another bedrock well in the area at a 

higher elevation (+/- 2370 feet) is located on Windham Mountain, and is reported to be 610 feet 

deep and have a yield of 2 gallons per minute. 

 

B. Town Groundwater Water Supply 

 

Groundwater is the source of Windham‘s municipal water supply.  The table that follows is from 

the Town GEIS (Sterling Environmental, 2010) and lists the Town‘s groundwater supplies.  The 

locations of these municipal water supply sources are shown on Map 6A in the GEIS. 

 
Table 3-2 (GEIS Table 2).  Town Water District No. 1 Wells: Summary of Well Information 

 
   Steel Casing  Yield  Year 

Well ID   Diameter/Depth  (gpm)  Constructed Comments 

 

Windham System 

Reservoir Well #1 6‖/316‘   20   ~1950s            New pump installed in  

2007, periodic high 

turbidity at startup. 

 

Bus Garage Well #2  6‖/280‘   75   Mid 1970s Slight sulfur odor.  

Backup well for 

Reservoir Well #1. 

 

Slopeview Well #3  6‖/252‘   50   Mid 1980s Currently not in  

service. Slight sulfur 

odor. Backup well for 

Reservoir Well #1. 

 

Natural Spring  ---     20  Over 100 Yield decreases in  

        years old late summer/early 

Fall.  No water quality

 issues. 

  

Hensonville System 

West Winds Well 6‖/290‘   70   Late 1980s  Strong sulfur odor.  

Arsenic level exceeds 

NYSDOH MCL. 

Hensonville Well #1 

(aka Batavia Kill Well) 6‖/310‘  70   1973-1974  Strong sulfur odor.  

Arsenic level exceeds 

NYSDOH MCL. 
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All wells are bedrock wells, and water from the wells in the Hensonville system is aerated to 

help remove sulfur odor.  

 

C. Project Water Supply and the Municipal System 

 

Project water supply was discussed previously in Section 2.6. The Preliminary Water Supply 

Design Report is in Appendix 3.  As discussed in Section 1.3 of this Design Report, the Town of 

Windham has developed and is pursuing a comprehensive plan for consolidating existing public 

and private water supplies that will create water availability for projects on South Street.  

Appendix F of this report contains correspondence from the Town of Windham that addresses 

water availability for development projects on South Street. 

 

 3.3.2 Potential Impacts and Mitigation Measures 

 

A. General – Construction and Operation 

 

No significant impacts to groundwater are anticipated to occur as a result of general project 

construction and operations activities.   

 

1. Construction 

 

The Stormwater Pollution Prevention Plan (SWPPP) for construction of Phase 1 of the project 

(Appendix 9) contains sections on materials management, spill prevention, and spill notification 

and clean-up measures, should any spill occur.  Specifications are provided for proper handling, 

storage and dispensing of fuels and other materials that have the potential for affecting 

groundwater.  Also included in the SWPPP are restrictions on equipment cleaning as well as 

restrictions on disposal of unused materials or disposal of material containers.  These same, or 

very similar, measures will be included in the SWPPPs prepared for all phases of project 

construction.   

 

Furthermore, the ARB Design Guidelines (Appendix 17) contain the following:  

1. Changing oil on any vehicle or equipment on the lot or at any other location is prohibited.  

2. Allowing concrete suppliers, plasterers, painters, or any other subcontractors to clean 

their equipment anywhere but the approved location specifically designated for that 

purpose by the ARB is strictly prohibited. Any violation of this provision will result in 

Construction Violation Notice(s) issued to the Builder/Owner, and will result in a fine to 

the Owner if the violation is not cleaned up within the time period specified in the 

Construction Violation Notice. Any costs incurred by the Association to clean up the 

violation will be charged against the Owner's cash deposit or bond, as the case may be.  

3. Disposing of concrete or plaster washout anywhere on the premises of the Club other than in 

proper receptacles or dumpsters is prohibited. 

4. Using disposal methods or equipment other than those approved by the ARB is 

prohibited.  Ultimate disposal of construction materials, or any other materials on-site 

during construction, is prohibited. 
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5. Each Builder will be responsible for providing and maintaining adequate sanitary 

facilities for Builder‘s construction workers. Portable toilet(s) will be located only within 

the Building Envelope or in an area approved by the ARB. 

 

2. Operation 

 

Routine operations within this residential development do not include activities that have the 

potential for negatively impacting groundwater. 

 

The use of fertilizers and/or pesticides is not prohibited within the project, but the ARB Design 

Guidelines do state that all landscape maintenance practices shall conform to the Best 

Management Practices and all application of fertilizers, insecticides, and pesticides must 

conform to these guidelines. 

 

Home heating will be by liquid propane and not fuel oil. 

 

The project will be served by a central wastewater collection and transmission system.  There 

will be no on-site wastewater disposal. 

 

B. Blasting and Effects on Local Groundwater Supplies 

 

Two investigations of the effects of mine blasting on water wells, water supply, and water 

quality were conducted by the seismological consulting firm of Philip R. Berger and Associates, 

Inc., in 1980 and 1982.  The studies were prepared for the US Bureau of Mines, which is a 

research and advisory group (and not a regulatory agency).  A total of five sites were studied in 

four states to represent a range of geologic conditions.  Water supply wells were installed and 

designed specifically to duplicate typical domestic well construction and use. 

 

The reports indicate that ―no evidence of changes in water quantity or quality could be directly 

attributed to the blasts.‖ In fact the report concludes that it is possible the blasting actually 

improves well yields in wells within a few hundred feet of the active face by increasing the 

fractures which transmit and store water.  The more open fractures improve the permeability of 

the rock mass and improve well yield.  In laymen‘s terms, the removal of bedrock may cause 

stress relief in the rock which widens and extends water-containing fractures.  This increases the 

storage capacity in the ground, thereby improving adjacent well yields.  The ground water level 

will temporarily drop somewhat while the additional groundwater storage space is filled.  

Shallow wells exhibit substantially improved performance while deeper wells indicate 

improvement to a lesser degree.  This decline in well static water level appears to coincide with 

the approach of the overburden removal to within 300 feet or less from the subject well, but this 

decline was temporary. 
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According to Berger‘s studies, no significant changes in water quality occurred which could be 

related to blasting.  Samples were routinely collected and analyzed for a number of parameters 

for a year before and after blasting to monitor water quality.  A long term reduction of total 

dissolved solids and specific conductance (a desirable change) appears to occur, but this is 

probably the result of the cumulative pumping of the groundwater from the numerous drawdown 

tests. 

 

A review of more recent technical reports (Siskind and Kopp, 2000, ―Blasting Effects of 

Appalachian Water Wells‖; Matheson and Miller, 1997, Schnabel Engineering Associates, 

―Blast Vibration Damage to Water Supply Well Water Quality and Quantity‖) available from the 

United States Bureau of Mines and the International Society of Explosives Engineers was 

conducted.  These studies confirm that complaints of well impacts from blasting are not related 

to blasting and can be shown to be related to either environmental factors, poor well 

construction, or wells whose elements required repair or replacement prior to blasting.  Therefore 

it is not anticipated that blasting will negatively affect groundwater quality or capacity. 

 

C. Mitigation Measures For Blasting and Local Groundwater Supplies 

 

While impacts to local wells as a result of blasting are not expected to occur, the following 

measures are proposed to mitigate any unexpected impacts that may occur. 

 

1. Pre-Blast Well Survey 

 

 Prior to commencing any blasting operations, the project blasting contractor will give written 

notice by regular mail to all residents within ¼ mile of the blasting locations within the site 

of the opportunity to have a pre-blast survey of their well at the Applicant‘s expense.  

 If the property owner does not respond in writing that they will allow a pre-blast survey to be 

done, the Applicant will not have any further obligation to undertake a survey. 

 Property owners shall notify the Applicant of their desire for such a survey by providing the 

Applicant with written notice. The Applicant shall collect baseline data within 90 days of 

receipt of such written notice, which it will share with the property owners upon request. 

 

2. Well Arbitration 

 

The Applicant agree to arbitrate any claims brought by any eligible property owner located 

within a radius of 1/4 mile of the blasting locations who requested a pre-blast survey and 

believes that his or her well, including commercial wells, has been damaged by the Applicant‘s 

blasting activity.  Such arbitration shall be conducted through either the American Arbitration 

Association, JAMS, or some other nationally-recognized alternative dispute resolution provider, 

and the outcome of the proceeding will be binding on both parties.  To ensure that a proper 

determination of cause can be made, the arbitration will be presided over by a panel of one or 

more qualified hydrogeologists. The procedure of the arbitration shall be as follows: 
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 Any property owner who wants to be eligible to participate in the arbitration procedure shall 

allow their well to be inspected by the Applicant for the collection of baseline data in 

accordance with the pre-blast survey procedure outlined above.  

 Any aggrieved owner may initiate arbitration proceedings by serving the Applicant with a 

letter by registered or certified mail notifying the Applicant of their desire to arbitrate a well 

issue. 

 Within seven days of receipt of said letter initiating arbitration, the Applicant‘s contractor 

shall inspect and test the owner's well to determine the extent and cause of the problem. If 

water quantity in the well has fallen below the baseline level established in the pre-blast 

survey to a production level less than the amount necessary for existing use; or, in the case of 

residential use only, if water quality has fallen below the baseline level to a level no longer in 

compliance with Department of Health potable water quality standards, then in either event, 

the Applicant shall immediately provide potable water to the owner in the amount necessary 

for existing use until responsibility for the problem has been determined. 

 The Applicant may, within a period of sixty (60) days, attempt to cure the well problem by, 

for example drilling the owner's well deeper. 

 If the problem is not cured to baseline level the arbitration shall commence as soon after the 

initial sixty (60) day period as is possible using the established procedures of the alternative 

dispute resolution services referred to above. 

 The arbitrator shall be a qualified hydrogeologist selected by mutual agreement between the 

well owner and the Applicant. 

 If the parties cannot agree on the selection of a neutral hydrogeologist, each party shall select 

their own hydrogeologist, who in turn will select a third neutral hydrogeologist to conduct 

the investigation. 

 The arbitrator shall investigate and determine the cause of the well problem. Both parties 

shall allow access to their respective property to the arbitrator. Unless the arbitrator 

determines that the project is not a contributing cause to such problem, the arbitrator shall 

require the Applicant to cure the problem and the Applicant will provide potable water until 

the problem is cured. 

 If the Applicant is found to be only partially at fault, it shall be required only to pay its 

percentage of fault. 

 The Applicant will pay all costs of arbitration, unless the arbitrator determines that the 

Applicant‘s activities were not the cause of the problem, in which case each party will pay 

one-half of the cost of the arbitration. 

 This arbitration will be available to owners of property whose wells are located within ¼ 

mile radius of the blasting location(s). 

 

This arbitration remedy shall be available through the construction phase of the project, and will 

apply to new wells developed during the construction phase, provided such wells receive a pre-

blast survey by the Applicant. 
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D. Provision of Municipal Water 

 

Several public and private water supply systems exist in the vicinity of the project.  The 

following summarizes the most significant systems in the area
6
: 

 

 Town of Windham Municipal System – Windham Hamlet (Windham):   The system has a 

permit capacity of 129,600 gpd.  This system serves the hamlet of Windham to the north of 

the Batavia Kill.  Currently the system does not extend to the southern side of the Batavia 

Kill. 

 Town of Windham Municipal System – Hensonville Hamlet (Hensonville):  The system has 

a permit capacity of 108,000 gpd.   

 Windham Mountain System (Windham Mountain) – This system has a permit capacity of 

115,200 gpd.  Windham Mountain is currently planning an interconnection between the 

Windham Mountain system and the Town (Windham hamlet) system.   

 Windham Mountain Village System (WMV) – The system has a permit capacity of 44,640 

gpd.   

 

The permit capacity values listed above were obtained from a summary dated June 16, 2009 

which was distributed during public informational meetings in the Town of Windham.  This 

summary also shows calculated permit capacities that would exist if the systems were 

interconnected.  The summary shows the following: 

 

Sum of existing permit capacities for  

Windham, Windham Mountain, and WMV:    289,440 gpd 

 

Calculated permit capacity of consolidated system of  

Windham, Windham Mountain, and WMV:   457,920 gpd 

 

Sum of existing permit capacities for  

Windham, Hensonville, Windham Mountain, and WMV:  397,440 gpd 

 

Calculated permit capacity of consolidated system of  

Windham, Hensonville, Windham Mountain, and WMV: 673,920 gpd 

 

This illustrates that substantial gains in available capacity can be achieved by consolidation of 

the existing systems.  The calculated gain in permit capacity for the consolidation of the 4 

systems is 276,480 gpd.   

 

                                                 
6 Water system information obtained from: 2009  Draft Generic Environmental Impact Statement; Water System Supply Summary distributed at 

GEIS informational workshop (reproduced in Appendix D); Municipal Water Usage Data provided by the Town of Windham (reproduced in 

Appendix E); Preliminary Engineering Report for Windham and Hensonville Water Improvement and Consolidation prepared by Delaware 
Engineering dated March 10, 2010.    
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Generally, the average combined Windham/Hensonville water usage is on the order of 75,000 

gpd-90,000 gpd, which is less than 50% of the current permit capacities of these two systems, 

and substantially less than the permit capacity that will exist after consolidation of the systems.   

 

As described above and in Appendix 3, the anticipated Maximum Daily Demand for WMSC is 

94,024 gpd, which is well within the potential excess capacity of the consolidated water systems.   

 

In order to provide sufficient capacity in the municipal system to serve the project, a 

consolidation of existing water systems will be necessary.  Infrastructure improvements will be 

needed to consolidate the systems and provide water to the proposed WMSC connection point.  

It is understood (based in part on correspondence from the Town included as Appendix F of the 

Preliminary Water Supply Report in Appendix 3) that the Town is pursuing a comprehensive 

plan for consolidation of water systems and that the Town has commissioned a Supplemental 

Generic Environmental Impact Statement to develop this comprehensive plan.  The Town Board 

―anticipates raising significant portions of the capital necessary from the developers 

implementing these projects.‖  It is the Applicant‘s intention to provide an appropriate level of 

funding to facilitate the water system consolidation and make water available for the project. 

 

3.4 Terrestrial and Aquatic Ecology 

 

 3.4.1 Flora 

 

A. Existing Conditions 

 

Flora surveys of the WMSC property were performed in 2008 and 2010.  An initial study was 

conducted in the fall of 2008 in order to collect master planning level information.  The 

supplemental survey work was conducted in late summer of 2010 and followed the protocols set 

forth in Section V.16 of the Final Scoping Document.  Appendix 16 contains the results of the 

floristic surveys performed on the site.  

 

A survey was conducted at the project site in search of plant species that are listed by the New 

York State and Federal governments as rare, threatened, or endangered.   The survey was 

conducted by Dr. Richard Futyma of the LA Group, P.C., in late summer of 2010.  

 

In preparation for the survey, information was gathered on known occurrences of rare, 

threatened, and endangered species in the vicinity of the site.  A search of the records of the New 

York Natural Heritage Program did not reveal any known occurrences of such species on or in 

the immediate vicinity of the project site.  The only detailed information that could be found was 

at the county level.  Table 1 in the Floristic Survey Report in Appendix 16 lists the species 

known to be found, or which historically were found in Greene County, that are designated as 

rare, threatened or endangered under New York State law.  The data in this table were obtained 

from the New York Flora Atlas
7
 and the New York Rare Plant Status Lists published by the New 

                                                 
7
 http://newyork.plantatlas.usf.edu/Default.aspx 
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York Natural Heritage Program
8
.  Each species was then reviewed for the likelihood of it 

occurring on the site.  Some of these, such as Bidens hyperborea, are found only in or near the 

Hudson River, and were eliminated from consideration.  For the remaining species, drawings, 

photographs, and descriptions in field manuals were reviewed in order to make it easier to 

identify them if found in the field and to obtain information on their preferred habitats. 

 

Field surveys took place on August 26 and 27, and September 8, 2010.  On each of those dates, 

between 6½ and 7 hours were spent searching the site.  A specific part of the site was 

concentrated on during each visit, and was walked in a zig-zag pattern, or parallel linear paths 

spaced about 100 feet apart, in order to maximize the amount of ground viewed.  An attempt was 

made to make at least one pass through each proposed house lot.  Closer scrutiny was given to 

wetlands, stream courses, and rock outcrops.  Less attention was paid to steep slopes and other 

areas where houses, roads, and other facilities are unlikely to be constructed.  A GPS device was 

used to help keep track of the locations visited and to record the locations of plant specimens 

collected. 

 

As the site was traversed, any plant species that was not seen during previous fieldwork on the 

site was noted.  If a plant was not identifiable in the field, enough material was collected to allow 

for identification at a later time, with the aid of hand-lenses and identification manuals.  

Collected materials were carefully folded and tied with a piece of vinyl flagging tape on which 

was written a serial number, and placed in a plastic bag.  Upon return from the site, the plant 

samples were refrigerated until they could be examined, which took place a day or two after their 

collection.   

 

In the course of the three field visits, 21 plant specimens were collected and identified.  Twelve 

of these plants were species that had not been noted during previous work involving wetland 

delineation and vegetation mapping on the site.  Other plants not previously noted on the site 

were identified during the fieldwork, but were not collected.  Table 2 in the Floristic Survey 

Report in Appendix 16 is a list of all plant species found on the site during work by LA Group 

personnel since the beginning of work on this project, in 2008.  The species added during the 

survey for rare, threatened or endangered species are indicated by their scientific names in bold 

type.   

 

This work resulted in a total of 33 new species added to the flora list, resulting in a total of 214 

vascular plant species identified growing on the site.  None of these plants is on the New York 

State or Federal lists of rare, threatened, or endangered species. 

  

                                                 
8
 Young, Stephen M. 2010. New York Rare Plant Status Lists. New York Natural Heritage Program, New York 

State Department of Environmental Conservation, Albany, NY. June 2010.  97 pp. (available on the internet at 

http://www.dec.ny.gov/docs/fish_marine_pdf/2010rareplantstatus.pdf). 
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The following is a description of the vegetation on the project site. 

 

The vegetation on the project site consists mainly of upland forests composed of sugar maple 

with smaller amounts of other hardwood trees.  Smaller areas are covered with forest dominated 

by eastern hemlock and other trees.  It is evident that these forests have been managed on a 

regular basis, as log skidder trails are found throughout, and the forest canopy is somewhat more 

open than would be expected in a forest allowed to grow naturally.   

 

Evidence of previous agricultural activity on the site is present in the form of non-forested areas 

that vary from fields covered mainly with grasses and broadleaved herbs to areas dominated by 

shrubs and tree saplings.  These areas were apparently cleared of forest to create pastures or 

hayfields, were later abandoned, and are in the process of ecological succession that will re-

establish forest.  Reportedly, such open areas in the eastern part of the property were once used 

for grazing sheep. 

 

Figure 3-10, Vegetation Covertypes, is a map of the vegetation of the project site.  The 

vegetation types depicted on that map are based largely on the ecological community 

classification used by the New York Natural Heritage Program of the NYSDEC (Edinger et al., 

2002).  Descriptions of these communities are presented below.  

Maple–Northern Hardwood Forest 

 

This community covers more of the project site than any other plant community, approximately 

314 acres.  Sugar maple is the dominant tree in all examples of this community, sometimes being 

the only canopy tree in patches of several acres or more.  However, there usually is a minor 

component of other hardwood trees in the canopy, such as red maple, yellow birch, sweet birch, 

white ash, northern red oak, black cherry, and American basswood.  Eastern hop-hornbeam is an 

abundant understory tree in many places.  American beech is rare as an overstory tree, but it is a 

common sapling and understory tree in many parts.  Eastern hemlock occurs as scattered 

individuals, but white pine is relatively rare in this community. 

 

Saplings in the understory are generally the same species as in the overstory.  Striped maple is 

also common in the shrub and understory tree layers.  Red raspberry and old-field blackberry are 

commonly the most abundant non-woody plants in the shrub layer.  Japanese barberry, which is 

an undesirable invasive species, is abundant in some places, especially in the northern part of the 

site, sometimes forming large, dense patches. 

 

The herbaceous layer in the maple–northern hardwood forest community tends to be relatively 

sparse.  The more common plants in this layer include evergreen woodfern, marginal woodfern, 

New York fern, white snakeroot, wreath goldenrod, Pennsylvania sedge, graceful sedge, bearded 

shorthusk, white wood aster, herb-Robert, hay-scented fern, and running pine. 

Hemlock–Northern Hardwood Forest 

 

The only other plant community on the site that is a type of mature forest is the hemlock–

northern hardwood forest.  It covers 27 acres, occurring mainly on north-facing slopes in the 

northern part of the site, and is dominated by eastern hemlock.  It can vary from a forest 

composed almost entirely of hemlock, to one in which hemlock is co-dominant with deciduous 
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hardwoods, mainly sugar maple, sweet birch, and paper birch.  The shrub/sapling and herbaceous 

layers are sparse to nonexistent, especially where the tree canopy is dense, casting a deep shade. 

 

Successional Old Field 

 

There are only two places on the northern edge of the site where herbaceous plants are dominant 

in the vegetation.  Together, these areas comprise about 8 acres.  These are apparently old 

hayfields or pastures that are in the process of reverting to forest.  Common herbaceous plants 

include smooth brome, Timothy grass, quack grass, Kentucky bluegrass, hair fescue, white 

bedstraw, calico aster, small-headed aster, common yarrow, Canada goldenrod, tall buttercup, 

dwarf cinquefoil, red clover, and white clover.  There is a relatively patchy shrub layer that 

includes old-field blackberry, black raspberry, stiff dogwood, and very small saplings of trees 

such as white ash, red maple, and gray birch.   

 

Successional Shrubland 

 

This community represents the next stage in regeneration of forest after abandonment of 

agricultural fields and pastures.  Within the areas mapped as this community, there still are herb-

dominated patches, but they constitute less than 50% of the area.  The majority of the area is 

occupied by shrubs and tree saplings, mainly stiff dogwood, blackberries and raspberries, 

Japanese barberry, northern arrow-wood, narrow-leaf meadow-sweet, Bebb willow, common 

juniper, hawthorn, gray birch, red maple, quaking aspen, white pine, and northern red oak.  Some 

of the trees are relatively large, more than 20 feet tall, and may be 15 to 25 years old.  On the 

vegetation map (Figure 3-10), 19 acres are identified as this vegetation type. 

 

Successional Northern Hardwoods 

 

The successional northern hardwoods community is the successional stage at which a closed 

canopy has been achieved.  However, the canopy may be composed of densely growing saplings 

and young trees only 20 feet tall.  Typical trees include red maple, green ash, white ash, gray 

birch, paper birch, white pine, quaking aspen, and bigtooth aspen.   

 

A couple of patches of this vegetation type cover 33 acres in the eastern part of the site.  A large 

area in the northernmost part of the site has a complex mosaic pattern of successional northern 

hardwoods and successional shrubland.  On the vegetation map (Figure 3-10), this is mapped as 

a single unit, which covers 25 acres. 

 

Ski Trail 

 

The only maintained non-forest vegetation on the project site is that of the ski trails that are 

utilized by Windham Mountain.  These trails are mowed regularly to prevent the growth of 

woody plants that could pose a hazard to skiers.  Therefore, the trails are dominated by 

herbaceous plants, many of which are typical of lawns and infrequently mowed turf.  These 

include Kentucky bluegrass, Timothy grass, panic grass, hair fescue, red clover, white clover, 

dandelion, rabbit‘s-foot clover, ox-eye daisy, St. John‘s-wort, common yarrow, ribgrass, 

common plantain, and bird‘s-foot trefoil.  This vegetation type covers approximately 20 acres. 
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Shallow Emergent Marsh 

 

Wetland vegetation on the project site is largely limited to narrow drainageways that may or may 

not include a perennial, intermittent, or ephemeral stream.  There are also disturbed areas, mostly 

trails used by logging equipment, that have become compacted, rutted, or hollowed out by 

machine traffic, and which hold water for long periods.  Places such as these often develop an 

herb-dominated wetland vegetation.  Their soils are saturated to near the surface for much of the 

year, but standing water is rare, except in low pockets or stream beds.  Dominant plants are 

mostly herbaceous, such as fringed sedge, sallow sedge, swamp aster, flat-top white aster, fowl 

manna grass, spotted touch-me-not, soft rush, wool-grass, green bulrush, sensitive fern, 

cinnamon fern, interrupted fern, flat-top fragrant goldenrod, and reed canary grass.  The shrub 

layer is usually sparse, and may include narrow-leaf meadow-sweet, steeple-bush, shrub willows, 

common red raspberry, and old-field blackberry.  Trees in these wetlands are few, and may 

include red maple, green ash, and yellow birch, as well as trees typical of the adjacent uplands, 

such as sugar maple, beech, and eastern hemlock.  Due to the fact that most of these wetland 

patches are elongated and relatively narrow, they tend to be shaded by trees of the adjacent 

uplands.  The presence of this canopy may cause these areas to resemble wooded wetland 

communities such as red maple–hardwood swamp or hemlock–hardwood swamp.  Areas 

identified as shallow emergent marsh cover 5 acres as illustrated on the vegetation map. 

 

Shrub Swamp 

 

The areas identified as shrub swamp have more than 50% of their area occupied by shrubs and 

tree saplings, including mainly stiff dogwood, narrow-leaf meadow-sweet, Bebb willow, 

highbush blueberry, arrow-wood, green ash, red maple, American elm, and gray birch.  There are 

many herbaceous plants, often occurring in large patches, including redtop, spreading bentgrass, 

sensitive fern, sedges, soft rush, flat-top white aster, spotted Joe-pye weed, fowl manna grass, 

wool-grass, flat-top fragrant goldenrod, and wrinkled goldenrod.  While there are many small 

patches of shrub swamp within other wetland vegetation units, the few larger patches of this 

vegetation type constitute a total of 2.3 acres of the site. 

 

Hardwood Swamp 

 

Hardwood swamp has a canopy, usually relatively open, composed of trees such as red maple, 

green ash, and American elm.  There may be some shrubs in the understory, mainly narrow-leaf 

meadow-sweet, steeple-bush, and raspberries.  The herbaceous layer is composed mainly of 

sedges, sensitive fern, fowl manna-grass, and touch-me-not.  A total of 7 acres of hardwood 

swamp was identified on the site. 

 

Hemlock-Hardwood Swamp 

 

The main difference between this and the preceding community is the presence of hemlock as a 

co-dominant species in the tree and sapling layers.  The shrub and herbaceous layers may be 

sparse, especially where there is much shading from hemlocks.  Only 0.2 acre has been classified 

as this vegetation type on the site. 
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Invasive Species 

 

Nine of the species found on the site are on the interim list of invasive plant species in New York 

State recently promulgated by the NYS Department of Environmental Conservation
9
 and 

include: Berberis thunbergii, Elaeagnus umbellata, Rosa multiflora, Alliaria petiolata, Artemisia 

vulgaris, Centaurea jacea, Centaurea stoebe ssp. micranthos, Cirsium vulgare, and Phalaris 

arundinacea.  Most of these are found in small numbers and are limited to small parts of the site.   

 

The most abundant invasive species is Japanese barberry (Berberis thunbergii).  It has taken over 

the shrub understory of a large area within the forest in the northern part of the site, mainly at 

elevations below 2,200 feet.  It is also found in small to large patches within the successional 

shrubland and successional northern hardwood vegetation communities in the northernmost part 

of the site.  Scattered individuals of Japanese barberry have also been found in the successional 

old field vegetation on the site‘s northern edge and in the successional shrubland on its eastern 

side. 

 

Multiflora rose (Rosa multiflora) is another shrubby invasive, but it was found only as scattered 

individuals in the successional old field and successional shrubland vegetation of the northern 

part of the site.  A few individuals have also been found in the forested part of the site, along the 

woods road that is called ―Upper Panarama Lane.‖ 

 

The third shrubby invasive species found on the site, autumn olive (Elaeagnus umbellata), was 

found in only one location, along Upper Panarama Lane, a short distance from the gate at its 

lower end.   

 

Most of the invasive plant species that are herbaceous have been found mainly within the more 

open vegetation units such as the successional old field and successional shrubland.  Some have 

also been found along Upper Panarama Lane and along the ski trails in the southwestern part of 

the site.  Spotted knapweed (Centaurea stoebe ssp. micranthos), which may be the most 

widespread herbaceous invasive on the site, was found in all of these places.  In contrast, brown 

knapweed (Centaurea jacea) was found only in the successional shrubland on the eastern edge of 

the site. 

 

Mugwort (Artemisia vulgaris), was also found in only one location, in the successional old field 

in the northwestern part of the site, close to Trailside Road.  Bull thistle (Cirsium vulgare) was 

also found in this part of the site, as well as in the adjacent successional shrubland. 

 

Garlic mustard (Alliaria petiolata) was mainly found along parts of Upper Panarama Lane and 

along trails in the successional shrubland and successional northern hardwoods of the eastern 

part of the site.  The reason for this is likely to be that its‘ small seeds tend to be dispersed more 

easily along these trails. 

 

                                                 
9
 See http://www.dec.ny.gov/animals/65408.html. 
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Reed canary grass (Phalaris arundinacea) is the only of these invasive species that tends to 

prefer wetland habitats.  It was found within a few locations in wetlands in the northwestern part 

of the site.  In addition, it was found in a few wet spots within the ski trails in the southwestern 

part of the site. 

 

B. Potential Impacts and Mitigation Measures 

 

The primary impact on vegetation would be as a result of land clearing to construct the project 

components. Overall the project as a whole will result in the disturbance or alteration of up to 

about 141 acres of vegetation.  This represents about 30% of the site.  Approximately 322 acres, 

or 70% of the site, will remain undisturbed.   Figure 3-11 illustrates the proposed limits of 

disturbance by vegetation cover type, and Table 3-3 below provides the impacted acreage by 

vegetation cover type.  This figure was created by using the project grading plans that are in the 

site plan drawing set that is part of this DEIS for the limits of disturbance for road and amenity 

construction, as well as using the building envelopes for the residential lots. 

 

The majority of the areas on the site to remain undisturbed, as illustrated on Figure 3-11, occur 

on the mid-slope part of the site between the proposed access road to the east and Twin Maples 

Lane and White Way to the west. This area also extends to the south to the vicinity of the 

Wanderer Trail.  The second large block of lands to remain undisturbed is located in the 

southeastern portion of the site, including most of the southern boundary of the site.  Of the 322 

total acres to remain undisturbed, these two areas together comprise approximately 250 acres.  

The lands to remain undisturbed in the southeast portion of the site abut State Forest Preserve 

lands which are comprised of +/- 201 acres of land that NYS describes as a ―detached‖ parcel of 

the Elm Ridge Wild Forest. These State lands and the project site to remain undisturbed are also 

contiguous with hundreds of undeveloped privately-owned acres that extend to the south and east 

towards CR 14 (Goshen Street) and NY Route 296. 

 
Table 3-3.  Impacts to Vegetation Cover Types within Limits of Disturbance 

Cover Type 
Total Area On 

Site (acres) 
Area Impacted 

(acres) 
Percent 

Impacted 

Hemlock-Northern Hardwood Forest 27.51 5.77 20.97% 

Hemlock-Hardwood Swamp 0.22 0.00 0.00% 

Hardwood Swamp 6.94 0.10 1.44% 

Maple-Northern Hardwood Forest 305.62 72.79 23.82% 

Pond 0.05 0.00 0.00% 

Road 10.78 4.35 40.35% 

Shrub Swampland 1.61 0.00 0.00% 

Shallow Emergent Marsh 3.76 0.00 0.00% 

Ski Trail 15.68 0.44 2.81% 

Successional Northern Hardwoods 36.70 21.94 59.78% 

Successional Old Field 8.44 5.59 66.23% 

Successional Shrubland 19.25 16.69 86.70% 

Patchwork of Small Areas of Successional 

Shrubland and Successional Northern 

Hardwoods 
26.03 12.92 49.64% 



� � � � � � � � � � 	 
 � � �  	 
 � � 
 � 	 	 �

� � � � �� � � �

� � � � � � � � 	 
 
 �

�  � � � � � � � � � � � � � � � � � � � � �
 � � � � � � � � � � � � �

� 	 � 
 � � � � � 
 � 	 � � � � � � � � � � � � � � � � � � � �  ! � � � �  " � # " $ % � & � � ' � & &

� � ( ) � � 
 � � � * � � � " 
 + ,
� � � � � $ - � � � � 
 	 . ! � �  . / � . - � �

� * � � � � � � $ - $ 0 
 � . � #

� � � � 1
� � � �  �

1 1 �
1 1 �
1 2 �
� 1 �

�
� 3 �
� 	 �
� � 1
� � �
� � 
� �  4
� � 1

� � � � � � 
 � 5  -  ( � � * 5 
  + - � � . � "

 % �  / 
 � 6 � 
 7 � � 
 � � � � � � . ( 5  ) $ �


 � � � 8

� 
 1 � / �  � 9 � �  � - 5 � � . 
 1 � � " :   " 
 �  � � $ -
� 
 1 � / �  � 9 � 1 � � " :   " 
 � : � / *
� 
 1 � � " :   " 
 � : � / *
� 
 � � * � � � �  � - 5 � � . 
 1 � � " :   " 
 �  � � $ -
� 
 �  . "
� 
 � 5 � ) + 
 � : � / * � � . "
� 
 � 5 � � �  : 
 	 / � � ( � . - 
 � � � $ 5
� 
 � ) � � � $ $ �  . � � 
 �  � - 5 � � . 
 1 � � " :   " $
� 
 � ) � � � $ $ �  . � � 
 � � " 
 � � � � "
� 
 � ) � � � $ $ �  . � � 
 � 5 � ) + � � . "
� 
 � � - � 5 :  � 9 
  % 
 � / � � � 
 � � � � $ 
  % 


 
 � ) � � � $ $ �  . � � 
 � 5 � ) + � � . " 
 � . " 


 
 � ) � � � $ $ �  . � � 
 �  � - 5 � � . 
 1 � � " :   " $

; � ( � - � - �  . 
 �  ! � � 
 � � * * � . (
� � � * � � � " 
 + , 
 - 5 � 
  � 
 7 �  ) *

� �
� �
! �
� "
� �
#
 �
"

$ �
� �
� � %
� �
 � � � � � � � � �

� � � � � � � % � �  � � � � � � � �
�

& ' �

& & � ( &  )

& ' �

& � *

%

& + &

& ' �
& + &

& & � ( &  )

) ) �& ' �&  )

) ) �

) ) �

&  )

&  )

� � � � � *
� �

! � �
� � � �

�

&  )

) ) �

� � , � � � � � , � �

* ) �

) ) �

) ) �

) ) �

) ) &

& � *

& � *

& � *

* ) �

) , &

& � *

) ) �
) , &

) , &

* ) �

* ) �

* ) �

) , &

) ) &

& � *

) ) �

& � *

& � *

& � *

* ) �

& � *

&  )

&  )

& & �

&  )

&  )

* ) �

) ) �

& & �

& + &

& & �

* ) �

&  )
&  )

& � *
) , &

& � *

) , &
& � *

& � *

& � *

& � *

& � *

) , &

* ) �

* ) �

* ) �

) , &

* ) �

* ) �

) , &

& � *

& � *
& - � � �

� �
� ! �

& - � � � � � � ! �

� � � � � � & - � � � � �
� ! �

* ) �

& � *

� � � � � � �  �
� � � � � � � � � � �



   

Windham Mountain Sporting Club Draft Environmental Impact Statement 3 - 22 

Town of Windham, Greene County, NY 

 

The numbers presented above can be considered worst case since they are based on vegetation 

being removed from the entire building envelope of each lot.  This is not permitted by the ARB 

Design Guidelines for the project (Appendix 17) that contain a number of conditions that will 

serve to mitigate the potential for impacts to vegetation beyond the minimum necessary to 

construct the project.   These measures are proposed in addition to the 70% of the site‘s 

vegetation remaining undisturbed.  These measures include the following. 

 

1. Any cutting or removal of trees and vegetation must first be approved by the ARB. 

 

2. A certified survey will be provided to the ARB for each lot, the survey shall include 

existing trees that exceed six inch (6‖) caliper at 18‖ above existing grade. 

 

3. Owners shall retain the services of a Certified Professional Arborist to make 

recommendations for removal and preservation.  The Arborist shall be responsible for 

recommending which trees are to be preserved given building location and construction 

activities and in what manner the trees are to be protected during construction.  In 

general, trees of any size more than six (6) feet outside of the footprint of the roofline will 

not be approved for removal and architectural designs will attempt to maintain and work 

around these significant trees. 

 

4. No construction activity or clearing and grubbing shall occur until the applicant‘s final 

Construction Documents have been approved in writing by the ARB and any conditions 

of approval have been fulfilled.   

 

5. A pre-Construction Site Meeting with the Approved Builder and an ARB representative 

is required prior to issuance of the Community Building Permit. 

 

6. The Building Envelope is that portion of the lot where all improvements (except where 

noted) are to be built, including driveway, pools, decks, patios and accessory structures, 

etc. 

 

7. No clear cutting of trees will be permitted within any building envelope; however, it is 

understood that some selective pruning or removal may be necessary for the development 

of any home site. 

 

8. In general, no areas outside of the Building Envelope are allowed to be disturbed during 

the construction process.  If exception is granted by the ARB, all disturbed areas must be 

replanted with native plants and restored to the original condition by the Builder prior to 

release of the Builder's Compliance Deposit. 

 

9. A landscape architect shall be employed by an Owner or his architect to prepare a plan 

identifying the vegetation to be preserved and provide a plan for their protection during 

and after construction.  Once identified, efforts shall be made to protect all existing 

vegetation and site features identified to remain during the construction process.   
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10. During construction, the soil within the drip line of a tree‘s canopy must be protected 

from compaction, excavation and erosion.  Protective measures approved by the ARB 

must keep equipment and machinery from compacting the soil while allowing for 

adequate moisture and air to reach the root zone.   

 

11. In addition to these protective measures, the trunks of all trees within the construction 

limits must be protected from damage by approved fencing until completion of 

construction- except landscaping- or with ARB approval. 

 

12. The goal in the development of WMSC and development of individual lots is to preserve 

the beauty and character of the property's natural existing vegetation while permitting 

attractive, landscaped areas.  To accomplish this goal, preservation techniques must be 

combined with a careful approach to revegetate disturbed areas.   

 

13. It is required that property Owners hire a licensed landscape architect to prepare a 

Landscape Plan that addresses all site planning, landscaping, reclamation and 

revegetation concerns. 

 

14. A Final Landscaping Plan shall be submitted three months prior to completion of 

construction.  In certain situations, depending on timing of construction, partial 

installation of landscape materials may be desired and a partial final landscape plan may 

be reviewed by the ARB.  A list of proposed materials, quantities and sizes shall be 

submitted with the final plan consistent with the ARB size requirements in Appendix 3 of 

the Design Guidelines (See DEIS Appendix 17). 

 

15. In order to achieve the primary goal of retaining the natural environment, the ARB at is 

sole discretion, reserves the right to disallow invasive plant material and any plant 

materials not specifically listed on the approved plant list in Appendix 3 of the Design 

Guidelines. 

 

16. The approved Final Landscape Plan shall be implemented as soon as physically practical 

and shall be completed no later than 90 days after completion of building construction, 

except that an extension of time may be granted by the ARB due to weather conditions. 

 

The above measures will be implemented to limit impacts to vegetation on the project lots.  For 

the project roads, minimizing vegetation disturbance was achieved through the design for road 

construction.  Typically road construction on hillsides involves excavating on the uphill side and 

placing this excavated material on the downhill side to create the road corridor.  For this project 

the placement of fill on the downhill side has generally been eliminated which results in the 

preservation of a significant amount of vegetation.  Also, on the uphill side of the road the 

excavations have been designed with steeper sideslopes than otherwise might be found on more 

typical roads.  The presence of shallow depth to bedrock in many locations allows for a sharper 

angle of repose on the uphill side than what is typically provided. 
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Efforts will be made to attempt to control the introduction or spread of invasive species during 

the construction of the project.  Likewise, efforts will be made during the operational phase of 

the project to control or eliminate invasive species known to exist on the site. 

 

17. During construction, all heavy equipment brought onto the site must be accompanied by a 

certification that before entry onto the job site that the equipment has been pressure 

washed and sufficiently cleaned to remove all accumulated mud, debris, plant fragments, 

and detritus that could harbor seeds, roots, or plant fragments of so-called invasive plant 

species; and that the above piece of equipment has neither been off-loaded nor operated 

in the interval between cleaning and delivery to the jobsite.  A copy of a certification 

form to be signed by site contractors for each piece of equipment brought onto the site 

can be found in Exhibit A of the floristic survey report contained in Appendix 16. 

 

18. As described previously in section 2.2, the Wellness Center will serve as the adventure/ 

nature center for the project. Classes and programs for children and adults will be held in 

this location to expand awareness of the natural features of the area and the flora and 

fauna proximate to the project.  These programs shall include invasive species education 

and organized activities aimed at identifying and attempting to control or eliminate 

invasives on private property and also in common areas.  Resort Staff should seek the 

assistance of the Catskill Region Invasive Species Partnership (CRISP) in setting up this 

program. CRISP can be contacted through one of its cooperating partners, including the 

Catskill Center for Conservation and Development in Arkville. 

 

3.4.2 Fauna 

 

A. Existing Conditions 

 

Studies of the wildlife resources at the WMSC property were conducted by Terrestrial 

Environmental Specialists, Inc. (TES). Wildlife surveys were conducted during August, 

September, and October, 2008; May and June, 2009; and June and October, 2010.  Common 

amphibians, reptiles, birds, and mammals, as well as endangered and threatened species were 

addressed.  Additional efforts to evaluate use of the site by breeding birds and large mammals 

were conducted.  The objective of these studies was to gain sufficient baseline data regarding 

wildlife resources on the site for a thorough assessment of potential impacts.  

 

A total of 95 wildlife species were documented on the site by TES.  Of the species recorded, all 

are typical inhabitants of this region of New York.  No endangered or threatened species were 

observed on the site.  Information obtained from the New York State Amphibian and Reptile 

(Herp) Atlas Project and the New York State Breeding Bird (BBA) Atlas was used to determine 

other species with potential to occur on the site. 

 

Detailed descriptions of the methods employed and the results of the studies conducted on the 

site by TES are presented in a report located in Appendix 16, entitled Wildlife Resources at the 

Windham Mountain Sporting Club (Terrestrial Environmental Specialists, Inc. 2009) and a Black 

Bear and White-tailed Deer Surveys and Habitat Assessment at the Windham Mountain Sporting 

Club (TES 2010).  The following discussion is a summary of the results of these studies. 
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 1. Amphibians and Reptiles 

 

Twelve amphibian species and one reptile species were observed on the site by TES.  These 

included species associated with woodland habitats, as well as those found in aquatic habitats.  

All of these species are common in New York.  A complete list of the amphibian and reptile 

species identified on the WMSC property by TES can be found in Table 3 of the Wildlife 

Resources report in Appendix 16. 

 

Amphibians found on the site that primarily use woodland habitats include spotted salamander, 

red-spotted newt (juvenile or eft phase), eastern red-backed salamander, eastern American toad, 

northern spring peeper, and wood frog.  Several of these species also require wetland habitats for 

reproduction.  Spotted salamander and wood frog breed primarily in temporary and semi-

permanent waterbodies in a forested setting (e.g., vernal pools).  Spotted salamander and wood 

frog egg masses were also found in large puddles and flooded tire tracks within the upland 

forests.  Eastern American toad and northern spring peeper have more general breeding habitat 

requirements and will use a variety of shallow, semi-permanent waterbodies for breeding. 

 

Amphibians found on the site that primarily use aquatic habitats were red-spotted newt (adult 

phase), northern dusky, Allegheny mountain dusky, northern spring salamander, northern two-

lined salamander, American bull frog, and northern green frog.  Northern dusky, Allegheny 

mountain dusky, northern spring salamander, and northern two-lined salamander were found in 

steep, intermittent rocky stream beds within upland deciduous and mixed forests.  These 

salamander species are commonly found under rocks in and along streams, as well as in moist 

upland habitats, such as springs and seeps.  Adult red-spotted newts were observed in the pond 

that is located partially in the northeastern portion of the site.  American bullfrogs and northern 

green frogs were observed in both of the ponds that exist on the site.  Both of these species 

typically inhabit permanent waterbodies such as ponds, lakes, and marshes. 

 

One snake, a juvenile common gartersnake, was observed on the site.  The snake was observed 

in the grass on one of the ski trails.  Common gartersnakes are abundant in New York and can be 

found in a wide variety of habitat types, especially grassy areas near the edge of water.  These 

snakes are also commonly observed in developed areas, near houses and other buildings.  

Although not observed, several common snakes are potential inhabitants of the site.  These 

include the northern brownsnake, northern red-bellied snake, northern ring-necked snake, eastern 

milksnake, and northern copperhead.  Northern brownsnakes and eastern milksnakes are habitat 

generalists and can be found in a variety of upland habitats.  They are commonly found in and 

around residential and urbanized areas.  Northern ring-necked snakes, northern red-bellied 

snakes, and northern copperheads are common, but rarely seen, and are more closely tied to 

forested habitats.  Especially important for snakes using upland forests are sufficient cover items, 

such as fallen logs, rocks, and leaf litter on the forest floor.  The site is composed primarily of 

upland deciduous and mixed forest with a significant amount of ground cover, particularly rocks.  

Also, the open ski trails offer basking habitat.  Although potentially suitable foraging habitat 

exists on the site for northern copperheads, due to the northern and eastern aspect of the slopes, 

these snakes may be more likely to den (i.e., overwinter) in areas south of the property that have 

steep south-facing slopes which receive greater amounts of solar radiation. 
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No turtles were observed on the site.  This is not unusual due to the lack of aquatic habitats.  

Painted turtles, one of the most common turtle species in New York, might potentially be found 

in the two ponds on the site.  Eastern box turtles and wood turtles have been documented in the 

region during the New York Herp Atlas Project.  Both species use woodland streams and 

adjacent upland habitats.  The eastern box turtle is highly terrestrial, whereas wood turtles 

frequently use wetland habitats.  Both of these species are listed as special concern in New York 

State.  The eastern box turtle is a potential inhabitant of this site; however, the intermittent 

streams on the Windham property are steep and rocky, and therefore are unlikely to provide 

habitat for wood turtles.  The spotted turtle, which is listed as special concern in New York, was 

also documented in the region.  Spotted turtles inhabit shallow-water wetlands with a muddy 

substrate, such as wet meadows, marshes, and swamps.  Habitat for spotted turtles does not occur 

on the site.  

 

2. Birds 

 

In all, seventy-four species of birds were documented on the site.  Fifty species of birds were 

recorded during the breeding bird surveys.  All of these species are common in New York.  A 

complete list of the bird species identified on the Windham property by TES can be found in 

Table 3 in Appendix 16.  A separate table indicating birds identified during breeding bird 

surveys is located in Table 4 in Appendix 16. 

 

Bird species identified on the site were typical inhabitants of the habitat types that occur on the 

WMSC property.  The majority of the site consists of upland forest.  Smaller areas within the 

upland forest consist of early successional hardwoods and patches of mixed or coniferous forest 

dominated by eastern hemlock.  Other habitats were shrublands and old fields, as well as small 

wetland areas indicated as hardwood swamp, hemlock-hard wood swamp, shrub swamp, and 

shallow emergent marsh.   

 

As expected, the majority of bird species observed are typical of deciduous upland forest 

habitats.  These included a variety of game birds, hawks, woodpeckers, and songbirds.  Species 

observed in maple-hardwood forest included wild turkey, ruffed grouse, pileated woodpecker, 

great-crested flycatcher, white-breasted nuthatch, winter wren, and American redstart.  Species 

documented in this habitat type during breeding bird surveys included wood thrush, veery, black-

capped chickadee, American robin, and red-eyed vireo.  

 

 Hemlock-northern hardwood forest occurred on a relatively small area on the property, north of 

the residential areas on Maple Lane.  Bird species observed in this coniferous habitat type 

included black-capped chickadee, golden-crowned kinglet, and black-and-white-warbler.  

Additional species noted during the breeding bird surveys were hermit thrush, black-throated 

green warbler, ovenbird, and dark-eyed junco. 

 

A number of species were observed along forest edges, which occurred along the ski trails and 

logging roads, as well as in places where woods bordered the more open shrubby and field 

habitats in the northern portion of the site.  Species observed along forest edges included 

mourning dove, cedar waxwing, yellow-rumped warbler, common yellowthroat, and white-
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throated sparrow.  Three fall migrant species, Tennessee warbler, northern parula, and bay-

breasted warbler, were also seen along the forest edges.  These species have a more northern 

range, and in New York State, they are mostly restricted to breeding in the Adirondack region. 

 

Certain areas within the larger forested complex were in an earlier successional stage. These 

areas included successional northern hardwoods and successional shrublands.  American redstart 

used the successional northern hardwood habitat for nesting.  Canopy gaps, created by logging 

activity, provided openings for eastern towhees and mourning warbler.  Successional shrublands 

were found to provide breeding habitat for gray catbird, common yellowthroat, blue jay, 

American crow, and dark-eyed junco.  

 

Successional old field, which occurred in the northern portion of the site, provided breeding 

habitat for common yellowthroat, prairie warbler, field sparrow, song sparrow, and mourning 

dove.  Bobolink utilizes the northern edge of the site for foraging but nests in adjacent off-site 

fields.  A wide variety of bird species such as American kestrel, eastern kingbird, and American 

crow were noted using this habitat for foraging. 

 

Wetland habitats were small and interspersed within upland communities.  Hardwood swamp, 

hemlock-hardwood swamp, shrub swampland, and shallow emergent marsh contained similar 

bird species as the adjoining upland habitats.  Gray catbird, common yellowthroat, and yellow 

warbler were representative species within these habitats. 

 

There were no endangered or threatened bird species recorded in the vicinity of the site during 

the 1985 or the 2000 New York State Breeding Bird Atlas (BBA) projects.  One species of 

special concern, sharp-shinned hawk, was observed flying over deciduous forest and ski slope 

areas on the site during the October 2008 wildlife surveys.  Sharp-shinned hawks use forested 

and open habitats for foraging.  Nesting usually occurs in dense deciduous, coniferous, or mixed 

forests with high canopy coverage.  Although listed as special concern in New York, this species 

has a widespread distribution across New York and is experiencing population increases 

throughout its range.  Sharp-shinned hawk is a potential inhabitant, however, evidence of nesting 

on the site was not observed by TES during field surveys that occurred during the breeding 

season. 

 

Whip-poor-will, a species of special concern, was recorded in 1985 in the same BBA atlas block 

(5568D) as the site, but was not recorded in the 2000 survey.  Dry oak woods without a 

developed understory is the dominant breeding habitat.  On-site habitat contains few oak trees 

and the understory is quite dense.  As a result, whip-poor-will is not expected to occur on the 

site. 

 

Bicknell‘s thrush (Catharus bicknelli), also a species of special concern, is a habitat specialist 

that is dependent on balsam fir-spruce forests and breeds at an elevation above 1,100 meters 

(approximately 3,575 feet).  This species was not documented within BBA block 5568D during 

either of the BBA projects.  Upper elevations on the site are lower than the known breeding 

elevation for Bicknell‘s thrush in the Catskills.  However, the primary factor which makes the 

habitat on the site unsuitable for Bicknell‘s thrush is that the upper elevation forests are 
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dominated by maple northern hardwood forest.  In the Catskill Mountains, Bicknell‘s thrush 

requires balsam fir-spruce habitat. 

 

3. Mammals 

 

Qualitative meander surveys and visual observation were the primary methods for detecting the 

presence of mammals on the site.  Mammals were identified by sight, sound, and sign, especially 

tracks and scat.  Additional efforts aimed at large mammals, particularly white-tailed deer and 

black bear were also conducted.  To document large mammals on the site, TES also set up three 

digital game cameras at various locations on the site.   

 

A total of eleven mammal species, or their sign, were observed on the site.  White-tailed deer, 

black bear and raccoons were the mammal species most frequently recorded by the game 

cameras.  The cameras also documented gray fox, eastern coyote, and an unidentified small 

mammal, possibly a vole, as well as a number of bird species.  Most mammal species observed 

on the site primarily use forested habitats. 

 

Small mammals observed on the site were eastern chipmunk, eastern gray squirrel, and red 

squirrel.  These species are typical inhabitants of forested communities.  A number of other small 

mammals are also likely to occur on the site.  These include the masked shrew (Sorex cinereus), 

short-tailed shrew (Blarina brevicauda), deer mouse (Peromyscus maniculatus), white-footed 

mouse (Peromyscus leucopus), and northern and southern flying squirrels (Glaucomys volans 

and G. sabrinus).  Most of these species use a variety of upland habitats, including both shrubby 

or brushy areas and forested areas. 

 

Medium-sized mammals identified on the site were eastern cottontail, woodchuck, and raccoon.  

Woodchuck is typically associated with open habitats such as successional old fields.  Eastern 

cottontail and raccoon often use forest edges and can also be found in developed or residential 

areas.   

 

Large mammals identified on the site included gray fox, coyote, black bear, and white-tailed 

deer.  Sign, such as tracks and scat, from these species was observed on the site.  Additionally, 

game cameras set up on the site captured images of these species.  For the eastern coyote, most 

of the sign was observed on the ski trails and along logging trails.  Gray foxes and coyotes use 

habitats where prey items (e.g., mice and eastern cottontails) are abundant.  This includes open 

woodlands and especially forest edges, which not only provide foraging opportunities but serve 

as travel corridors as well.   

 

For the black bear, scat was seen along the ski trails and the logging trails, as well as in the 

interior of the forest.  Berry bushes (Rubus spp.) were abundant on the site, which serve as an 

important summer food source for black bears.  Bears are far-ranging and use large tracts of 

contiguous upland forest.  Hard mast producing trees, such as oaks, which would provide a fall 

food source, were not common on the site.  Most black bear activity on the site recorded by TES 

occurred during the summer months.  This could indicate a seasonal pattern of black bear activity 

in response to available food sources. 
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Black bears den in a variety of locations, from downed trees to small rock ledges.  In New York, 

bear dens have been located in hollow trees, rock outcroppings, holes in the ground, under 

houses and even in more open places such as brush piles and blowdowns.  Therefore, an 

abundance of potential den sites occur throughout the site. 

 

White-tailed deer tracks and scat were mostly observed along the logging trails and in the 

interior of the forest.  Wintering areas for white-tailed deer, also referred to as winter deer yards, 

are areas used by deer for shelter during the winter season.  These areas are typically dominated 

by mature conifer trees and occur on south-facing slopes.  These characteristics create areas that 

are relatively warmer, have less snow, and offer protection from wind.  No winter deer yards 

were located on the site.  The project site is located on a north-facing slope and has a very 

limited coverage of conifer stands. 

 

No bat species were seen on the site, however, they are potential inhabitants.  The ski trails and 

logging trails within the larger forest matrix provide openings and travel corridors that would 

offer foraging opportunities.  Several common bats in New York State are the little brown myotis 

(Myotis lucifugus), eastern small-footed myotis (M. leibii), and big brown bat (Eptesicus fuscus).  

These species might be found foraging on insects along these corridors, in the forest canopy, and 

along the more open, early successional habitats on the site.  The Indiana bat (M. sodalis), a 

federally-endangered species, was indicated by the U.S. Fish and Wildlife Service as potentially 

occurring in Greene County, however, this species has not yet been documented in this portion 

of Greene County.  

 

4. Endangered and Threatened Species 

 

The New York Natural Heritage Program (NYNHP) was contacted for records of listed species 

known from the vicinity of the site, and the U.S. Fish and Wildlife Service (USFWS) website 

was reviewed for federally-listed species known from Greene County.  The NYNHP indicated 

that there were no known occurrences of rare or listed species within the vicinity of the project 

site. Bald eagle, Indiana bat, and short-nosed sturgeon were indicated on the USFWS website as 

occurring or likely occurring in Greene County. Habitat for bald eagle and short-nosed sturgeon 

does not occur on the site. 

 

Greene County is included as a county of likely occurrence for Indiana bat by the USFWS.  No 

hibernacula or summer roosting/maternity colonies have been identified in Greene County.  No 

caves were identified on the site, therefore, no overwintering habitat exists on the site.  

Potentially suitable foraging habitat for this species does exist on the site, as it does for other 

common bat species in New York, however, elevations on the site are higher than those used by 

Indiana bats.  In New York State, maternity colonies are not known to occur above 900 feet 

above msl.  Because Indiana bats are not currently known from Greene County, and due to the 

high elevation of the site, it is unlikely that Indiana bats would be of concern for this site. 
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B. Potential Impacts and Mitigation Measures 

 

The primary impact on wildlife would stem from the disturbance or alteration of about 141 acres 

of existing habitat for wildlife.  This represents about 30% of the site.  Approximately 322 acres, 

or 70% of the site, will remain in a natural state.  The projected loss of habitat is based on the 

vegetation cover types as currently mapped on the proposed development area.  In the preceding 

section regarding Vegetation, Figure 3-11 illustrated the proposed limits of disturbance by 

vegetation cover type, and Table 3-3 provided the impacted acreage by vegetation cover type. 

Refer to this Figure and this Table when considering impacts to wildlife habitat. 

 

The manner in which a particular wildlife species will be affected depends not only on its habitat 

requirements but also on the size of its home range, which in many cases is a reflection of 

physical size.  For example, small mammals such as short-tailed shrew and white-footed mouse, 

have relatively small home ranges, thus, these species will be impacted in direct proportion to the 

loss of suitable habitat.  Remaining habitat adjacent to the construction areas will continue to be 

used by such species.  Amphibians, reptiles, and small-sized birds will be affected similarly. 

 

Regarding birds, as well as medium-size and large-size mammals, the impact would not be 

directly correlated to the extent of habitat loss.  These animals range over larger areas and use a 

wider variety of habitat types than smaller species and have the ability to adjust their home 

ranges in response to habitat alterations.  The extent to which such adjustments prove successful 

would vary by species and would be influenced by the suitability of adjacent areas.  Birds would 

also shift their activities to nearby areas, again with various consequences controlled by habitat 

suitability and the ability of newly occupied habitats to absorb an increase in density.  

 

Nearly all of the anticipated disturbance will take place in upland vegetation communities.  The 

majority of impacts will occur in hardwood forests and successional shrublands (approximately 

93% of the impact area).  Therefore, wildlife species that depend on this type of habitat will be 

most affected.  One-tenth of one acre of disturbance is proposed in wetland/water cover types.  

The majority of the site is comprised of upland forest cover types and less than 30% of those 

habitats are being impacted. 

 

Impacts on amphibians and reptiles will be limited primarily to those species that are either 

totally terrestrial or spend a considerable portion of their life cycle in upland habitats.  Such 

species include spotted salamander, eastern red-backed salamander, eastern American toad, 

northern spring peeper, wood frog, and eastern garter snake.  Because wetland impacts will be 

avoided, there should be little effect on the amphibian species that occur in the rocky streams and 

ponds on the site.  

 

Habitat for bird species using the successional shrubland, successional forest, and hardwood 

forest areas proposed for development will be reduced.  Resident and breeding birds in these 

habitats will be the most affected.  Species that were recorded in the successional shrublands and 

open fields in the southern portion of the site included prairie warbler, eastern towhee, gray 

catbird, common yellowthroat, song sparrow, and field sparrow. Species that were recorded in 

the hardwood forest areas proposed for development included scarlet tanager, black-throated 
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green warbler, winter wren, eastern wood-peewee, black-capped chickadee, and white-breasted 

nuthatch.  These birds may shift their territories to remaining adjacent areas of similar habitat. 

 

Small mammals recorded in these shrubland and hardwood forest habitats were eastern 

chipmunk, eastern gray squirrel, and red squirrel.  Other small mammals, such as shrews, mice, 

and voles likely occur in these areas as well. These animals would be less able to shift their home 

ranges.  Available habitat will also be available for larger mammals, such as raccoon, eastern 

coyote, white-tailed deer and black bear.  However, these species are more capable of shifting 

their home ranges.  WMSC, including the largest contiguous block of the 320+ acres to remain 

undeveloped, borders a portion of the Elm Ridge Wild Forest of approximately 201 acres of 

land.  In addition, there are extensive forests in all directions from the project vicinity, including 

the Elm Ridge Wild Forest and the Windham Blackhead Range Wilderness. 

 

Black bears are known to use the proposed development area.  Shifts or increases in their home 

ranges will likely lead to increased movement of bears, often outside of their normal home 

ranges and into areas where they would be less familiar with the landscape and thus, may be 

more vulnerable to road hazards.   

 

Resulting shifts in home range for black bear may lead to an increase in human-bear conflicts.  

Bears are becoming increasingly adaptable to human-dominated landscapes.  Common activities, 

such as feeding birds and other wildlife, cooking food outdoors, feeding domestic animals 

outdoors, and improperly storing refuse attract bears into backyards. Bears can then become 

habituated to humans and conditioned to seeking these types of alternative food sources. 

 

Human-bear conflicts can be reduced by limiting outdoor feeding of wildlife and pets and proper 

sanitation methods.  Bird feeders should not be used during the spring, summer, and fall periods 

when bears are active, and residual seed on the ground should be removed. Family pets should 

not be fed outside.  Trash containers should be kept inside and/or bear-resistant dumpsters should 

be used.  All of these methods can be used to reduce the potential for conflict with black bears. 

 

Avoidance and minimization is the only reasonable and effective approach to mitigating habitat-

based impacts on vegetation and wildlife. This has been accomplished to the greatest extent 

practicable during the site planning process, while still allowing for a viable project.  Less than 

one-third of the site area would be disturbed by the proposed action leaving nearly 70% of the 

natural habitats intact.  No mitigation measures are necessary regarding endangered, threatened, 

or rare species since no significant impacts to such species are expected to occur. 
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The following measures are taken from the ARM Design Guidelines (Appendix 17) and the draft 

Master Declaration of Covenants, Conditions and Restrictions (Appendix 17) and have been 

developed to further avoid or mitigate potential impacts to wildlife including reducing the 

potential for negative human/bear interaction. 

 

1. The use of fencing is highly discouraged. 

 

2. Landscaping Zone 1 is the narrow strip of land around the Residence that extends either 

15-feet from the exterior walls of the Residence or to the Building Envelope line, 

whichever is less.  No fruit bearing plants are allowed.  Care should be taken to select 

plants that will not be eaten or destroyed by wildlife- primarily ungulates such as deer. 

 

3. Landscaping Zone 2 is the area between Zone 1 and the Building Envelope line. Within 

this zone Owners may clean the forest floor, remove fallen limbs and branches, trim trees 

and other plants, and install approved plants and other landscape elements in accordance 

with a Final Landscaping Plan that has been approved by the ARB.  No fruit bearing 

plants are allowed.  Maintaining this area relatively clear of shrubby vegetation will help 

discourage foraging and bedding areas for bears and other wildlife adjacent to homes. 

 

4. All birdbaths, birdhouses and birdfeeders must be installed within the Building Envelope. 

All birdfeeders must be hung at least ten (10) vertical feet above the ground or any other 

horizontal surfaces and four (4) horizontal feet away from any trees or structures.   

 

5. Refuse, garbage, trash and other odorous materials shall be kept at all times in a covered 

container, and any such container shall be kept within an enclosed structure, or if outside, 

appropriately screened from view and kept in a container that will not be accessible to or 

attract bears or other wildlife.  For residential lots, garbage containers shall be kept in the 

garage and put out on collection days only. They must be secured to prevent artificial feeding of 

all wildlife, including bears. 
 

6. During construction, each construction site must have an approved bear resistant waste 

management container for food waste and any other potential bear attractants in the 

approved location at all times during the construction term. Absolutely no food or other 

attractants shall be placed in any construction dumpsters.  Builders shall clean up all trash 

and debris on the construction site at the end of each day and place it inside the 

receptacle. Trash and debris shall be removed from each construction site frequently and 

not be permitted to accumulate. 

 

7. So that the presence or activity of domestic pets does not harass or endanger wildlife and 

does not cause a nuisance to neighboring Owners, any such animals kept on a lot must be 

restrained on a leash and controlled at all times (including during construction) and shall 

not be allowed to run at large on any portion of any lot except within an effective 

electronic fence. 
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8. No Owner of any lot shall remove or alter or allow others to remove or alter any of the 

existing vegetation thereon, except as is absolutely necessary for the clearing and 

preparation of the Building Envelope for the purpose of constructing authorized 

structures thereon and except as otherwise approved by the Design Review Committee. 

 

9. Prior to receiving a Building Permit from the Design Review Committee, Owners shall 

identify and receive permission to remove any tree as part of their submission for a 

Building Permit. 

 

10. Woody debris shall be retained in streams and undeveloped forested areas, and firewood 

collection is not permitted on the Property. 

 

11. No hunting or shooting of guns is allowed on any lot.  If any indigenous animals cause 

damages, these events should be reported to the Manager who may control them in 

accordance with applicable laws and regulations. 

 

12. No artificial feeding of deer, bears or waterfowl is allowed on any lot. 

 

3.4.3 Wetlands 

 

A. Existing Conditions 

 

Wetlands on the project site were delineated in the fall of 2008.  The delineation was inspected 

by the USACOE and NYCDEP in November 2008.  The Wetland Delineation Report in 

Appendix10 includes mapping of wetlands identified during this process.  A copy of the wetland 

delineation report was submitted to the USACOE in November 2009.   

 

Recent correspondence with the USACOE confirmed that the application will proceed under an 

approved jurisdictional determination rather than a preliminary jurisdictional determination.  

Permitting with the USACOE will occur concurrent with the SEQRA review process.   

Wetlands mapping for the site is also illustrated on a smaller scale on Figure 3-12 as well as 

being included on the project drawings that are part of this DEIS. 

 

A total of 36 separate wetland areas were identified and delineated.  As shown on the wetland 

maps in Appendix 10(Drawings WD-1 through WD-10), each wetland was assigned an 

identification number (W-1 through W-36).  Table 2 in the wetland delineation report (Appendix 

10) identifies the boundary lines defining each wetland and lists the area of each wetland in 

terms of acreage.  The wetlands on the property range in size from 0.01 acres up to 4.13 acres. 

 

None of the delineated wetlands meet the criteria to be under the regulatory jurisdiction of either 

the NYSDEC or NYCDEP.  The nearest mapped wetlands regulated by NYSDEC are all more 

than 1.3 miles from the project site, as illustrated in Figure 3-13, NYSDEC Wetlands Map.  
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Table 2 of the Wetland Delineation Report also shows whether each wetland is under federal 

jurisdiction.  The jurisdictional wetlands are connected to streams that eventually drain to 

traditionally navigable waters, and are considered a part of ―Waters of the United States‖ subject 

to USACOE jurisdiction.  Those identified as non-jurisdictional are isolated and not connected 

by surface waters to traditionally navigable waters.  There are a total of 15.41 acres of wetland 

on the property with 2.74 acres of non-jurisdictional wetlands and 12.67 acres of jurisdictional 

wetlands.   

 

B. Potential Impacts and Mitigation Measures 

 

Sheets WI-1 and WI-2 in the site plan set that accompany the DEIS are entitled Waters of the US 

and NYCDEP Watercourse Activities Plan.  Included on these plans are the identification of 

areas where waters of the US, including wetlands, will be affected, along with a tabulation of the 

areas that describes the type of activities (fills, spans, and directional bores for utilities), where 

the activities are occurring (federal wetlands, or ephemeral, intermittent or perennial stream), and 

the magnitude of the activities (areas for wetlands and lengths for streams). 

 

Activities involving intermittent and perennial streams were discussed previously in Section 3.2.  

All crossings of intermittent and perennial streams will be spanned crossings. 

 

Wetland Fills 

 

There are three areas where wetland fills will occur.  Together these three areas total 0.094 acre.   

 

The first area (F3 on drawing WI-1) is the very tip of a wetland area near the lower portion of the 

existing Upper Panarama Lane.  In order to widen the existing woods road to construct the 

proposed Tuck Trail to Town road standards, it is necessary to place fill in a current low area.  

This fill affects 25 square feet of wetland.   

 

The second area of wetland fill is along Sheridan Drive just below the second switchback below 

the Members‘ Lodge (area F8).  The amount of area affected is 0.087 acre, the great majority of 

the overall affected acreage, which itself is limited.  This crossing is 100 feet wide and it is not 

practical to span this width and keep support members outside of the wetland.  There are three 

other road crossings of wetlands where it is practical to span wetlands, but these (S4, S5 and 

S10) range from 10 to 50 feet wide. 

 

The third and final area of wetland fill is F9.  This is a 5 foot wide finger of wetland that is being 

crossed by the shared driveway to lots 37, 38 and 39. 
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The other fills in Waters of the US involve ephemeral drainages.  Approximately half of the total 

length affected is the existing roadside swale along Upper Panarama Lane near F3 discussed 

above.  This roadside swale (F1) is located in the area where fill will be placed in order to 

construct a road of sufficient width to meet Town standards.  A new roadside swale will be 

constructed as this location as part of constructing Tuck Trail. There are only two locations 

where there are true fills and culvert installations.  F6 is 64.5 feet of culverted ephemeral 

drainage under Tuck trail and F11 is a 69 foot crossing under Cave Mountain Road. 

 

Wetland Spans 

 

Table 3-1 in section 3.2 identified those locations where spanned stream crossings have been 

made sufficiently long enough so that the span crosses over not only the streams, but also crosses 

over the wetlands in the areas of the spans.  See areas S4, S5 on Sheet WI-1 and area S9/S10 on 

Sheet WI-2.  Details for these crossings, in plan and in section, are presented on Sheets L-8.06 

and L-8.07. 

 

In addition to these road spans, there is a pedestrian footbridge proposed over a wetland that 

exists between the East Lodge and the base of lift B (activity S8 on sheet WI-2).   

 

In order to construct these spans it will be necessary to hand cut and remove any trees that are 

along the alignment of the spans.  No ground disturbance in these wetlands is proposed. 

 

Wetland Bores 

 

It will be necessary to directional drill underneath wetlands in order to install utilities at three 

locations identified as B1, B3 and B4.  In total these 3 bored crossings involve 52.5 feet of 

wetland crossing.  No soils or plants will be disturbed in these wetlands. 

 

Mitigation Measures 

 

Due to the insignificant amount of waters of the US, including wetlands, that are impacted, no 

compensatory mitigation is warranted.  The amount of affected waters is below the threshold 

allowed by the US Army Corps of Engineers existing Nationwide Permit 14. 

 

3.5 Soils 

 

 3.5.1 Existing Conditions 

 

A. Soils Mapping 

 

An on-site soil survey was performed on the WMSC property by a professional soil scientist in 

the fall of 2008.  The soil survey included the excavation of a number of test pits on the property 

as well as shovel testing verification.  The logs of the test pits are presented in Appendix 15.  

Additional test pit information was collected in 2010 to determine soil conditions in areas 

considered for stormwater management practices.  Descriptions of these test pits can also be 

found in Appendix 15. 
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The soil survey produced mapping of the site‘s soils which is illustrated on Figure 3-14, Soils 

Mapping.  This same mapping is included at a larger scale in the DEIS plan set (see Sheet L-

2.01, Soil Inventory Plan.  Mapping includes the locations of the excavated test pits.  Soils 

mapping for the site is what is known as second-order soils mapping.  The order of soils mapping 

deals with the scale of the mapping and level of precision of the mapping.   

According to the US Department of Agriculture, ―second-order surveys are made for intensive 

land uses that require detailed information about soil resources for making predictions of 

suitability for use and of treatment needs. The information can be used in planning for general 

agriculture, construction, urban development, and similar uses that require precise knowledge of 

the soils and their variability. Field procedures permit plotting of soil boundaries by observation 

and by interpretation of remotely sensed data. Boundaries are verified at closely spaced intervals, 

and the soils in each delineation are identified by traversing and in some map units by 

transecting. Map units are mostly consociations and complexes. Occasionally undifferentiated 

groups or associations are also used. Components of map units are phases of soil series or phases 

of miscellaneous areas; map units named at a categorical level above the series can be used. 

Delineations are variable in size with a minimum of 0.6 to 4 hectares (1.5 to 10 acres), depending 

on landscape complexity and survey objectives. Contrasting inclusions vary in size and amount 

within the limits permitted by the kind of map unit used. Base map scale is generally 1:12,000 to 

1:31,680, depending on the complexity of the soil pattern within the area.‖ 

 

B. Soils Present 

 

The WMSC property is mostly shallow and moderately deep, very stony soils formed in glacial 

till soils derived from red shale and sand stone.  There are some areas of deep glacial till soils 

that have a very firm fragipan.  (A fragipan is a dense, natural subsurface layer of hard soil with 

relatively slow permeability to water, mostly because of its extreme density or compactness 

rather than its high clay content or cementation.)  At the base of the mountain in a few areas 

there are some very gravelly glacial outwash soils and a few areas of deep till without a fragipan. 

 

The soil identification legend for the WMSC property is based on the published Soil Survey 

Report for Greene County issued in 1993.  The published soil survey was prepared by the USDA 

Natural Resources Conservation Service and most of the field mapping was done from 

approximately 1975 to 1985.  

 

All of the soils at the WMSC property fall into the ―frigid‖ soil temperature regime.  Soils in 

frigid temperature regimes have a shorter growing season then soils at lower elevations. 

 

Most of the soils in the higher elevations of the Catskill Mountains are derived from red fine 

textured shale bedrock and the glacial till derived from the shale tends to be reddish colored and 

fine textured.   
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Halcott soils are well drained shallow (<20 inches deep to bedrock) soils formed from red shale 

parent material.  Vly soils are similar to Halcott soils but are moderately deep (20 to 40 inches 

deep over bedrock).  On steep slopes both soils may have a significant component of exposed 

bedrock outcrops. 

 

Lewbeach soils are deep well drained soils formed in fine textured reddish brown glacial till.  

Lewbeach soils have a very firm fragipan typically 25 to 40 inches below the surface.  

Willowemoc soils are moderately well drained soil that also formed in fine textured glacial till, 

typically on more gentle slopes with the very firm fragipan at 18 to 25 inches below the surface. 

 

At the base of steep slopes, especially the very steep slopes with ledges and rock outcrops, there 

are some areas of very deep, well drained soils that don‘t have a fragipan.  These Elka soils 

typically have a large component of rock fragments mixed with the fine textured glacial till and 

tallus material. 

 

Well drained Tunkhannock soils are at the base of the mountain and extend north to South 

Street and across to the golf course and continue to the edge of the Batavia Kill. 

 

Lineal polygons on the soil map are areas that have been cleared and graded for access roads 

either for past agricultural or logging activities on the property.  The soils mapped in those lineal 

polygons are most likely disturbed phases of the named soil. 

 

The wetlands are complex areas of deep, somewhat poorly drained to poorly drained Onteora 

and very poorly drained Suny soils on nearly level to moderate slopes.  Wetland soils with 

bedrock within 40 inches are poorly or very poorly drained Tor soils. 

 

C. Soil Characteristics 

 

Characteristics of soils affect a number of factors including the potential for erosion during 

construction as well as the ease at which project elements can be constructed due to soil 

limitations. 

 

Table 3-4, Soil Characteristics, provides information on the site‘s soils including slopes, 

hydrologic soil group, clay content, depth to bedrock, seasonal high groundwater, and erosion 

potential.  The source of the information in Table 3-4 is the Greene County Soil Survey and 

provides typical data for each of the soil series on the property.  More specific data on 

characteristics such as depth to bedrock and seasonal high groundwater can be found in the test 

pit logs in Appendix 15. 

 

Table 3-5, Soil Limitations for Development, also contains information from the Greene County 

Soil Survey and describes the limitations of the project site soils for construction of roads, 

building and utilities.  The description is in relative terms of slight, moderate or severe 

limitations and includes some of the characteristics from the previous table, including depth to 

bedrock, slope and shallow groundwater. 
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Table 3-4.  Soil Characteristics 

Map 
Symbol Series Name 

Slope 
Range 

Hydrologic 
Group 

Clay 
Content 

Depth to 
Bedrock 

Seasonal High 
Groundwater 

Erosion 
Potential 

(K) 
EkB Elka Silt Loam 0-8% C 7-15% >60 in. >6 ft. 0.24 
EkC Elka Silt Loam 8-15 C 7-15 >60 >6 0.24 
HrE Halcott -Rock Outcrop 25-35 C/D 7-27 0-20 >6 0.24 
HrF Halcott -Rock Outcrop >35 C/D 7-27 0-20 >6 0.24 
HvB Halcott-Vly Complex 0-8 C/D 7-27 0-40 >6 0.20-0.24 
HvD Halcott-Vly Complex 15-25 C/D 7-27 0-40 >6 0.20-0.24 
HvE Halcott-Vly Complex 25-35 C/D 7-27 0-40 >6 0.20-0.24 
LeB Lewbeach Channery Silt Loam 0-8 C 1-18 >60 2-4 perched Mar-May 0.24 
LeC Lewbeach Channery Silt Loam 8-15 C 1-18 >60 2-4 perched Mar-May 0.24 
LeD Lewbeach Channery Silt Loam 15-25 C 1-18 >60 2-4 perched Mar-May 0.24 
LeF Lewbeach Channery Silt Loam >25 C 1-18 >60 2-4 perched Mar-May 0.24 
OsB Onteora-Suny Complex 0-8 C/D 1-18 >60 0-1.5 perched Nov-Apr 0.24-0.28 

TrB Tor Silt Loam 0-3 D 7-27 10-20 
0.5-1.0 perched Dec-

June 0.24 

TuB 
Tunkhannock Very Channery 

Loam 0-8 A 10-20 >60 >6 0.24 

TuC 
Tunkhannock Very Channery 

Loam 8-15 A 10-20 >60 >6 0.24 
VhB Vly-Halcott Complex 0-8 C/D 7-27 0-40 >6 0.20-0.24 
VhC Vly-Halcott Complex 8-15 C/D 7-27 0-40 >6 0.20-0.24 
VhD Vly-Halcott Complex 15-25 C/D 7-27 0-40 >6 0.20-0.24 
VhE Vly-Halcott Complex 25-35 C/D 7-27 0-40 >6 0.20-0.24 
VhF Vly-Halcott Complex >35 C/D 7-27 0-40 >6 0.20-0.24 
VyB Vly Channery Silt Loam 0-8 C 7-27 20-40 >6 0.2 
VyC Vly Channery Silt Loam 8-15 C 7-27 20-40 >6 0.2 
VyD Vly Channery Silt Loam 15-25 C 7-27 20-40 >6 0.24 

WlB 
Willowemoc Channery Silt 

Loam 0-8 C 1-18 >60 1.5-2 perched Oct-May 0.24 

WlC 
Willowemoc Channery Silt 

Loam 8-15 C 1-18 >60 1.5-2 perched Oct-May 0.24 
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Table 3-5.  Soil Limitations for Development 

Map 
Symbol Series Name Buildings Roads and Parking Underground Utilities 
EkB Elka Silt Loam slight - mod., slope mod., frost action slight 
EkC Elka Silt Loam mod.- severe, slope mod., frost action, slope slight 
HrE Halcott -Rock Outcrop severe, depth to rock severe, depth to rock severe, depth to rock 
HrF Halcott -Rock Outcrop severe, depth to rock severe, depth to rock severe, depth to rock 
HvB Halcott-Vly Complex mod.-severe, depth to rock mod.-severe, depth to rock severe 
HvD Halcott-Vly Complex severe, slope, rock severe, slope, rock severe 
HvE Halcott-Vly Complex severe, slope, rock severe, slope, rock severe 
LeB Lewbeach Channery Silt Loam mod.-severe, wetness mod., wetness, frost slight 
LeC Lewbeach Channery Silt Loam mod.-severe, wetness mod., wet, slope, frost slight 
LeD Lewbeach Channery Silt Loam severe, slope severe, slope slight 
LeF Lewbeach Channery Silt Loam severe, slope severe, slope slight 
OsB Onteora-Suny Complex severe, wetness severe, wetness, frost slight 
TuB Tunkhannock Very Channery Loam mod, large stones moderate, large stones slight 
TuC Tunkhannock Very Channery Loam mod.-severe, stones, slope mod., stone, slopes slight 
TrB Tor Silt Loam severe, rock and wetness severe, rock, wetness, frost severe, rock and wet 
VhB Vly-Halcott Complex mod.-severe, depth to rock mod., rock, frost some depth to rock 
VhC Vly-Halcott Complex mod.-severe, depth to rock mod.- severe, rock, frost, slope some depth to rock 
VhD Vly-Halcott Complex severe, rock, slope severe, rock, slope some depth to rock 
VhE Vly-Halcott Complex severe, rock, slope severe, rock, slope some depth to rock 
VhF Vly-Halcott Complex severe, rock, slope severe, rock, slope some depth to rock 
VyB Vly Channery Silt Loam mod.-severe, depth to rock severe, depth to rock severe, depth to rock 
VyC Vly Channery Silt Loam mod.-severe, depth to rock severe, depth to rock severe, depth to rock 
VyD Vly Channery Silt Loam severe, rock, slope severe, slope severe, depth to rock 
WlB Willowemoc Channery Silt Loam mod., wetness severe, frost action slight 
WlC Willowemoc Channery Silt Loam mod., wetness severe, frost action slight 

     *Slight limitation indicates soil properties are generally favorable and any limitation is easy to overcome 
 *Moderate limitations are indicative of unfavorable soil and site features, but that limitations can be overcome or minimized by special planning and 

design 
*Severe limitations are those where one or more soil properties or site features are so difficult to overcome that a major increase in construction effort,  
special design, or intensive maintenance is required. 
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 3.5.2 Potential Impacts and Mitigation Measures 

 

The extent of soil disturbance proposed for the project is illustrated on the project grading and 

drainage plans, Sheets L4.01 to L-4.09, in the site plan drawing set that accompanies this DEIS. 

 

A. Construction Sequencing and Sediment and Erosion Practices 

 

See sections 2.8.3, Sediment and Erosion Control, and Section 2.9 Construction Activities and 

Phasing. 

 

B. Blasting Activities 

 

1. Blasting Locations, Types and Timing 

 

Blasting locations were previously identified in Section 2.9.3 and on Figure 2-17. 

 

The type of blasting to be employed is typical, general commercial construction blasting using 

non-electric controlled blasting where rock is pre-drilled, loaded with explosives and detonated.  

Larger areas requiring blasting are accomplished using numerous small blasts rather than fewer 

large blasts. 

 

The majority of blasting will occur in the earliest phases of project construction in order to 

construct portions of Phase 1 and Phase 2 roads and stormwater basins as well as building pads 

for the Wellness Center and East Lodge, along with some of the townhome buildings.   The 

duration of blasting operations depends on a number of factors.  These factors include such 

things as the quantity of the rock that needs to be removed, the shape of the rock excavation 

(length, width and depth), the incremental volume of rock loosened by each blast, the effort 

needed to prepare the rock for blasting (i.e. number of drills operated concurrently), the capacity 

to remove the rock from the blast area, weather conditions, etc.  A blasting contractor consulted 

for the project reported that it is not the actual blasting operations (drilling, loading, and 

detonating) that are the limiting factors affecting duration of operations, rather it is the ability of 

the earthwork contractor to remove material from the blast site so the next blast can be set up by 

the blasting contractor. 

 

2. Blasting Potential Impacts and Mitigation Measures  

 

Potential Impacts 

 

In addition to the potential impacts to groundwater wells discussed in Section 3.3, vibration and 

noise from blasting has the potential for impacting nearby structures and people. 

 

Mitigation Measures 

 

Where blasting is required, the following mitigative measures are proposed in addition to the 

mitigation measures discussed in Section 3.3 in regards to blasting and groundwater resources. 
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1. Blasting will be conducted only between the hours of 9:00 a.m. to 5:00 p.m. on weekdays 

only. Explosives will not be detonated on weekends or the following holidays: New 

Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day and 

Christmas Day. 

 

2. All blasting will be done by a person licensed to blast in New York State. 

 

3. Blasting will be controlled so the vibrations (Peak Particle Velocity) satisfy the particle 

velocities v. frequency limits recommended by the U.S. Bureau of Mines Report-8507 

(November 1980). If measurements are made at other than the nearest residential 

structure, the measurements shall be interpreted in accordance with U.S. Bureau of Mines 

8507 Report entitled "Structure Response and Damage Produced by Ground Vibration 

from Surface Mine Blasting.‖ 

 

4. Blasting Notification 

a) Upon the issuance of this permit, the Applicant will provide written notice to all 

identified owners of property within a ¼ mile of the proposed blasting location of 

their right to be notified in advance of blasting events. The Applicant‘s obligation 

to provide notice will be deemed satisfied if a good faith attempt is made to mail, 

by first class mail, notice to all persons appearing on the then-current tax rolls of 

the Town of Windham as owners of record of lands within that radius. 

b) If a property owner does not respond, in writing, that he or she wishes to be 

notified, he or she shall be deemed to have waived his or her right to notice until 

he or she indicates otherwise in writing. 

c) Residents within a ¼ mile radius of blasting locations within the site who choose 

to be notified in advance of blasting events will be telephoned 1 hour prior to the 

blast. 

d) Any eligible owner or successor to an eligible owner who does not receive notice, 

may request in writing that he or she be put on the Applicant‘s Blast Notice Phone 

List. 

 

5. All persons who conduct blasting operations will comply with all applicable State and 

federal laws governing the use of explosives. 

 

6. Blasting will be conducted in a manner that prevents injury to persons and damage to 

public or private property outside the project area. 

 

7. A record of the blast will be made, retained by the operator for at least three (3) years and 

made available for inspection by the Town on demand. The record is to be completed by 

the end of the work day during which the blast occurred, including the seismograph 

reading, if available, and will contain the following: 

a) Name of operator conducting the blast. 

b) The location, date and time of the blast. 

c) Name, signature and license number of the licensed blaster. 

d) Type of material blasted. 
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e) Number of holes, burden and spacing. 

f) Diameter and depth of holes. 

g) Type of explosives used. 

h) Total weight of explosives used. 

i) Weight of explosives per hole. 

j) Maximum weight of explosives detonated within any eight (8) millisecond period. 

k) Maximum number of holes or decks detonated within any eight (8) millisecond 

period. 

l) Initiation system, including number of circuits and the time interval, if sequential 

timer is used. 

m) Type and length of stemming (deck and top). 

n) Type and detonator and delay periods used, in milliseconds. 

o) Distance and scaled distance to the closest protected structure. 

 

8. Maximum peak particle velocity will not exceed limits as set by U.S. Bureau of Mines 

8507 Report at the location of any dwelling, public building, school, church or 

community or institutional building outside the blast area. 

 

9. All blasting will be done with small charges and with the following protective best 

management practices, whenever feasible: 

a) Two to four feet of rippable material will be left over the solid material to be 

blasted to serve as a cover to prevent excessive fly rock. Blasting mats may be 

used if overburden is not available. The blasting mats must be of suitable size and 

material to dampen noise and contain blasted materials. 

b) The size of the shot will be limited by sound and vibration control levels and 

amount of area that can be blasted with good results. 

c) Small diameter drilling with high speed equipment will be used to reduce the 

amount of explosives used in each hole. 

d) The use of delay blasting techniques will be used to reduce vibrations associated 

with the blast. 

e) Material stockpiles will be placed to help block blasting and material processing 

noise transmission off-site. 

f) Blasting shots will be designed to minimize ground vibration and air blast. 

 

10. Blasting will not occur during adverse weather conditions, such as high winds, unless a 

loaded charge must be detonated before the end of the day for safety reasons. 
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3.6 Traffic and Transportation 

 

 3.6.1 Construction Phase Traffic 

 

Construction traffic during Phase 1 construction will vary through the buildout depending on 

ongoing construction activities.  The first part of construction will involve construction of the 

access road with the movement of bulk earthwork material and trucking in of road building 

materials (stone and asphalt).  Later in Phase 1, construction traffic will be for delivery of 

materials necessary to construct the first part of the Members‘ Lodge and the Wellness Center 

along with the construction of residential units.  It is expected that during the busiest times there 

could be upwards of 50 truck trips to the site per day for the delivery of construction materials 

during Phase 1.  Later, after road construction and amenity building construction is completed, 

truck trips to the site for delivery of construction materials for Phase 1 residential buildings could 

be less than 10 per day.  Deliveries via oversized loads are expected to be very infrequent, and 

for Phase 1 it is expected that any such loads that could occur might be for structural members 

for the amenity buildings and possibly prefabricated sections of the water tank.  In later phases, 

delivery of the ski lift towers may require oversize loads. 

 

The construction sequencing plan that is included in the site plan set (Sheet L-3.01) illustrates 

that four construction staging areas will be provided as construction proceeds up the hill on the 

way up to the Members‘ Lodge.  There will be a staging area established long the first section of 

Sheridan Drive in the area of the downhill single family home lots.  The lot for the Wellness 

Center will also function as a construction staging area once construction reaches up into the 

current meadow portion of the site.  Another staging area will be established along Meadow 

Crossing Drive in the vicinity of lots 65 through 89.  This area can also be used for Phase 2 

construction staging.  The fourth staging area for Phase 1 construction will be established in the 

Phase 2 portion of the Members‘ Lodge building and the adjacent townhouse TH4 area.  Staging 

areas will be used for, among other things, laydown areas for construction materials that may not 

be used right away.  The availability of the staging areas and for material storage will provide 

flexibility in delivery schedules so that materials do not all have to be delivered on an as-needed 

basis, thus flattening out potential peaks in construction traffic.  Staging areas will also be used 

for equipment storage.  Equipment brought to the site will remain on the site until it is no longer 

needed or unless it needs to be taken off-site for repair work.  This will reduce the number of 

trips associated with equipment mobilization, including mobilization of larger equipment that 

would be oversize loads.   

 

As described previously in Section 2.8.2, construction of the project, including Phase 1 

construction, will result in the generation of excess cut material that will be spoiled on the 

project site and on an adjoining parcel to the west.  Phase 1 excess cut is approximately 73,590 

cubic yards.  Assuming that this quantity is generated over an eight-month period, the average 

daily truck trips (assuming a 5-day work week and using 10 yard dump trucks) is approximately 

42.  There will be times when the number of truck trips will be higher, and there will be days 

when there will be no truck trips associated with transporting excess cut material.  Under the 

preferred option of spoiling materials on the site and the adjacent parcel to the west, there will be 

no truck trips on any public roads.  Only a short section of the private Trailside Road would be 

used.  Under the option of taking material to the Windham Country Club, the average of 42 truck 
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trips per day would occur on the 0.8 mile section of South Street between Trailside Road and the 

entrance to the golf course.  This average of 42 truck trips per day is based on the assumption 

that the bulk of the excess material is generated and transported during the first 8 months of 

construction. 

 

 3.6.2 Road Use Agreement 

 

The scoping document requires that the Applicant recommend terms for a road use agreement to 

be entered into with the Town and the County.  The purpose of the road use agreement would be 

to ensure that impacts to local roads and underlying utilities that can be attributed to the WMSC 

project construction traffic be restored by the Applicant.   

 

Road use agreements are typically entered into for very discrete construction projects that often 

involve relatively high volume of oversize or high weight truck trips.  Examples of types of 

construction projects where road use agreements are entered into are for development of wind 

turbine farms and installation of natural gas wells.  It is unusual for a road use agreement to be 

considered for a residential construction project, especially one that has a projected 15 year build 

out.  Furthermore, the aforementioned wind farm and gas well construction projects typically 

occur in rural areas where existing traffic volumes are quite low.  As it is widely known, and as 

documented in the Traffic Impact Study in Appendix 13, traffic levels on South Street and the 

rest of the surrounding road network experience high seasonal use when Windham Mountain is 

in operation. 

 

Because of the complicating factors of the extended buildout period and the existing high levels 

of traffic on the existing roads it is very difficult at this time to develop a framework for a road 

use agreement that might be acceptable to all parties.  The Applicant is willing to have 

discussions with Town and County personnel do determine if and/or how it might be possible for 

such an agreement to be formulated, implemented and enforced.   

 

 3.6.3 Operational Phase Traffic 

 

See Appendix 13 for the full Traffic Impact Study. 

 

A. Summary 

 

A Traffic Impact Study was completed for the WMSC with full build-out anticipated for 2027.  

Access to the site is proposed via the existing South Street/Trailside Road intersection with 

emergency access at the South Street/Panarama Lane intersection.  The project is expected to 

generate 94 new vehicle trips during the Friday peak hour and 109 new vehicle trips during the 

Sunday peak hour during the peak winter season.  The following conclusions and 

recommendations are offered: 
 

 The sight distance analysis shows that the available intersection sight distance looking left 

for a vehicle exiting Trailside Road at the South Street intersection is less than the AASHTO 

recommended sight distance due to a vertical grade blocking the line of sight.  A grading 

plan has been developed that removes this sight line obstruction.  By grading back the 
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existing slope within the right-of-way of South Street, this sight line obstruction can be 

removed and adequate sight distance will be provided.  The grading plan within the South 

Street right-of-way will be provided to the Greene County Highway Department for their 

review and approval. 

 The level of service analysis shows that all intersections and movements will operate with 

good levels of service (LOS) and acceptable vehicle delays with the exception of the South 

Street approach to NY Route 296 during the Sunday peak hour where LOS F conditions 

currently exist.  With the development of the site, the vehicle delays on this intersection 

approach will continue to increase. Since these delays are limited to a single peak period 

during the peak season, mitigation is not recommended.  It is noted that as this project site 

and other sties develop over the sixteen year study period, travel patterns may shift as some 

intersections begin to reach capacity during busy travel times.  The analysis shows that all 

other intersections in the study area operate with a large amount of reserve capacity available 

to handle these shifts in traffic flow.  

 

B. Existing Conditions – Peak Period Counts and Levels of Service 

 

The Traffic Impact Study analyzed the current levels of traffic in the vicinity of the proposed 

project.  The study assigned Levels of Service (LOS) for all turning movements at all study area 

intersections, which are presented in Table 3-7 in subsection C below.  Levels of service can 

range from A to F, with level of service A conditions considered excellent with very little delay, 

while level of service F generally represents conditions with very long delays.  Table 3-7 

provides LOS under existing conditions, for the full buildout year without project traffic added, 

and for the full buildout year with project traffic added. 

 

The following are the intersections that constituted the study area. 

 

 Main Street (NY Route 23)/South Street (CR 12) – This is a three-leg intersection 

located northwest of the project site operating under stop sign control on the 

northbound South Street intersection approach.  All approaches to the intersection 

consist of a single lane for shared travel movements.  There are no sidewalks at the 

intersection.  This intersection currently has a Level of Service that varies from A to 

C depending on the turning movement. 

 

 Main Street (NY Route 23)/Church Street (CR 79) – This is a three-leg intersection 

located northwest of the project site operating under stop-sign control on the 

northbound Church Street approach.  A single lane is provided on each approach for 

shared travel movements.  There are sidewalks on the north and south side of Main 

Street at this intersection.  This intersection currently has a Level of Service that 

varies from A to C depending on the turning movement. 
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 Main Street (NY Route 23)/NY Route 296 – This is a three-leg intersection located 

northeast of the project site operating under stop-sign control on the northbound NY 

Route 296 approach.  A single lane is provided on each approach for shared travel 

movements.  There are sidewalks on the east and west side of the NY Route 296 

approach to this intersection. This intersection currently has a Level of Service that 

varies from A to B depending on the turning movement. 

 

 South Street (CR 12)/Church Street (CR 79) – This is a three-leg intersection located 

northwest of the project site operating under yield sign control on the southbound 

Church Street approach.  All approaches to this intersection consist of a single lane 

for shared travel movements.  There are no sidewalks at this intersection. This 

intersection currently has a Level of Service that varies from A to C depending on the 

turning movement. 

 

 South Street (CR 12)/NY Route 296/Retail Driveway – This is a four-leg intersection 

located northeast of the project site operating under stop sign control on the 

eastbound South Street and westbound Retail Driveway intersection approaches.  All 

approaches to this intersection consist of a single lane for shared travel movements.  

There are no pedestrian accommodations at this intersection.  This intersection 

currently has a Level of Service that varies from A to F depending on the turning 

movement. 

 

Intersection turning movement counts were conducted at the study area intersections on Friday, 

January 16, 2009 from 4:00 to 7:00 p.m. and on Sunday, January 18, 2009 from 3:00 to 6:00 

p.m.  This was Martin Luther King Jr. holiday weekend and corresponds to peak ski season 

activity in Windham.  Data was also collected on Friday, March 26, 2010 from 4:00 to 7:00 p.m. 

and on Sunday, March 28, 2010 from 3:00 to 6:00 p.m.  The data collected in March was 

adjusted to represent peak ski season conditions.  The raw turning movement count data is 

included in Appendix B of the Traffic Impact Study that is Appendix 13 of this DEIS.  The 

traffic volume data collected in 2009 and 2010 was adjusted to represent 2011 conditions.  These 

2011 Existing Traffic Volumes are summarized on Figure 3-15 and form the basis for all traffic 

forecasts. 

 

Automatic traffic recorders (ATR's) were installed on South Street adjacent to Trailside Road to 

record vehicle speeds and directional hourly traffic volumes for the period from Friday, February 

13, 2009 through Tuesday, February 17, 2009.  This was President‘s Day holiday weekend and 

was intended to measure vehicle trips during another very busy weekend during the ski season. 
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The following observations are evident based on the existing traffic volume data:  

 

 The Friday afternoon peak hour of adjacent street traffic generally occurred from 4:00 to 

5:00 p.m.  The Sunday afternoon peak hour of adjacent street traffic varied, but generally 

occurred from 4:15 to 5:15 p.m. 

 The two-way traffic volume on South Street near Trailside Road is approximately 400 

vehicles during the Friday peak hour and approximately 735 vehicles during the Sunday 

peak hour.  

 Heavy vehicles and school buses accounted for approximately 1% of two-way traffic on 

South Street during the Friday peak hour.  During the Sunday peak hour heavy vehicles 

accounted for approximately 1% of two-way traffic. 

 

C. Project-Generated Traffic at Full Buildout 

 

Trip generation is the quantity of traffic expected to travel to/from a given site.  The peak hour 

trip generation for the project was estimated using the Institute of Transportation Engineers 

(ITE) Trip Generation, 8
th

 Edition which provides trip generation data for various land uses 

based on studies of similar existing developments located across the country.  Trips were 

estimated for the PM and Sunday peak hours using Land Use Code (LUC) 260 for Recreational 

Homes.  Table 3-6 summarizes the trip generation estimate for the proposed project. 

 
Table 3-6.  Trip Generation Summary 

Land Use Friday Peak Hour Sunday Peak Hour 

 Enter Exit Total Enter Exit Total 

Recreational Homes 
302-units 

41 53 94 50 59 109 

 

The table shows that the project is expected to generate 94 trips (41 entering and 53 exiting) 

during the Friday peak hour and 109 vehicles trips (50 entering and 59 exiting) during the 

Sunday peak hour.  

 

Trip assignment combines the results of the trip generation and trip distribution and determines 

the specific paths and roadways that will be used between various origin/destination pairs.  

Figure 3-16 shows the resulting peak hour trip assignments for the project development. 

 

During the Friday peak hour all study area intersections operate at good LOS with little or no 

increases in the average vehicle delay associated with the development of the site.  See Table 3-

7, Level of Service Summary, below.  During the Sunday peak hour slight increases in delay 

occur (2 seconds or less) at the Main Street/South Street and Main Street/NY Route 296 

intersections which result in a drop in LOS from A to C.  All movements at these intersections 

maintain acceptable operating conditions and mitigation is not recommended.  
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During the Sunday peak hour, the South Street eastbound approach to NY Route 296 currently 

operates at LOS F conditions.  The average vehicle delays on this approach will continue to 

increase with the development of the site.  The eastbound traffic volume during the Sunday peak 

hour under existing conditions and the proposed condition is approximately three times larger 

than any of the other intersection approaches resulting in the high delays during this time period.  

This condition is expected to be limited to weekend afternoon peak periods when the Windham 

Mountain ski traffic and seasonal weekend visitors are leaving the area, therefore, no mitigation 

is recommended. 

 

The 2027 Build traffic volumes at the intersection were compared to the signal warrant criteria 

contained in the 2009 Manual of Uniform Traffic Control Devices (National MUTCD), 

published by The Federal Highway Administration (FHWA).  This publication specifies the 

minimum criteria which must be met in order for a new traffic signal to be justified.  The 

comparison shows that the traffic volumes do not meet the minimum volume thresholds for 

installation of a traffic signal.  In addition, this length of delay is expected to be limited to 

weekend afternoon peak periods when the Windham Mountain ski traffic and seasonal weekend 

visitors are leaving the area. 

 
Table 3-7.  Level of Service Summary 

Intersection 
 

C
o
n

tr
o
l 

Friday Peak Hour Sunday Peak Hour 

  Existing No-Build Build Existing No-Build Build 

Main St/South St  TW       
Main St WB 
South St NB 

L 
LR 

 A (7.7) 
B (14.3) 

A (7.8) 
C (15.5) 

A (7.8) 
C (15.7) 

A (8.2) 
C (19.3) 

A (8.3) 
C (22.7) 

A (8.3) 
C (23.4) 

Main St/Church St  TW       
Main St WB 
Church St NB 

L 
LR 

 A (7.7) 
B (11.7) 

A (7.7) 
B (12.3) 

A (7.8) 
B (12.4) 

A (7.9) 
C (17.3) 

A (8.0) 
C (20.7) 

A (8.0) 
C (21.3) 

Main St/Rt 296  TW       
Main St WB 
Rt 296 NB 

L 
LR 

 A (7.7) 
B (12.2) 

A (7.7) 
B (13.0) 

A (7.8) 
B (13.5) 

A (7.6) 
B (12.6) 

A (7.7) 
B (13.9) 

A (7.8) 
C (15.3) 

South St/Church St  TW       
South St EB 
Church St SB 

L 
LR 

 A (7.7) 
B (10.9) 

A (7.8) 
B (11.4) 

A (7.8) 
B (11.7) 

A (8.2) 
C (16.2) 

A (8.3) 
C (19.3) 

A (8.4) 
C (21.3) 

South St/Rt 296  TW       
Rt 296 NB 
Rt 296 SB 
South St EB 
Retail Dwy WB 

L 
L 
LTR 
LTR 

 A (7.5) 
A (7.4) 
B (11.5) 
B (12.0) 

A (7.5) 
A (7.4) 
B (12.4) 
B (12.8) 

A (7.6) 
A (7.4) 
B (14.1) 
B (13.5) 

A (7.5) 
A (7.5) 
F (53.7) 
B (12.6) 

A (7.5) 
A (7.5) 
F (121) 
B (13.7) 

A (7.6) 
A (7.5) 
F (206) 
B (14.6) 

South St/Trailside Rd  TW       
South St WB 
Trailside Rd NB 

L 
LR 

 --- --- A (7.8) 
B (10.2) 

--- --- A (8.9) 
B (14.2) 

S, AW, TW, R = Signalized, All-Way Stop, Two-Way Stop, or Roundabout controlled intersection 

NB, SB, EB, WB = Northbound, Southbound, Eastbound, or Westbound intersection approaches 

L, T, R = Left-turn, Through, and/or Right-turn intersection movements 
X (Y.Y) = Level of service (Average delay in seconds per vehicle) 

--- = Not Applicable 

 



   

Windham Mountain Sporting Club Draft Environmental Impact Statement 3 - 49 

Town of Windham, Greene County, NY 

3.7 Visual Resources 

 

A Visual Impact Assessment was prepared for this project consistent with the requirements of 

the Scoping Document and NYSDEC‘s Program Policy DEP-00-2, ―Assessing and Mitigating 

Visual Impacts.‖ See Appendix 11 for the full Visual Impact Assessment report. 

 

 3.7.1 Existing Viewshed 

 

The Town of Windham is located a short distance west of the northeast escarpment of the 

Catskill Mountains in the sub-region of the Catskills known as the Mountaintop.  The landscape 

in the study area is typical Catskills geography of relatively broad, steeply-sloping mountains 

dissected by narrow river, creek and stream valleys generally trending east and west with many 

steep contributing north-south hollows. See Figure 3-17, ―Five-Mile Study Area.‖ 

 

The Batavia Kill is one of those east to west trending streams and the Batavia Kill valley 

essentially bisects the five mile study area into a northern half and a southern half.  Schoharie 

Creek is a similar east to west feature that is located in the very southern end of the study area.  

Almost all of the study area identified as having views into the project site is located north of the 

Batavia Kill.  

 

Because the landscape within the five-mile study area for the project is predominantly forested 

with steep mountains cut by narrow valleys and steep hollows, distant views of the project site 

from the valleys and hollows are restricted by the sharply dissected topography.  The visual 

character of the landscape at higher elevations is mostly of unbroken forest, while in the lower 

ridges and valleys it is natural for the observer to see a patchwork of cleared areas that contain 

development.  The eastern portion of the study area contains NYS Forest Preserve, and there are 

some areas in the northern part of the study area that are State Forest lands, but not within the 

Forest Preserve.  The major exception to the overall character of the forested higher elevations 

within the study area is Windham Mountain with its high elevation ski slopes running up and 

down the north face of Cave Mountain.  Agricultural lands, either active or fallow, are present in 

the study area, primarily in the hollows north of the project site, as well as in the Batavia Kill 

valley, primarily west of the hamlet of Windham. 

 

In general, the study area is relatively sparsely settled except for the hamlets in Windham, 

Hensonville and Maplecrest.  Larger areas developed for recreational uses in the study area, 

besides Windham Mountain, include Windham Country Club located in the Batavia Kill Valley 

between Main Street (NY Route 23) and South Street and Christman‘s Valley and Mountain golf 

courses located west of the hamlet of Windham in the valley and on the north side of the valley 

respectively. 

 

The major roadways in the study area are NY Route 23 and NY Route 296.  NY Route 23 runs 

east to west through the study area starting in East Windham near Point Lookout and extending 

west past the Hamlet of Ashland.  Much of the development in the hamlet of Windham is located 

along NY Route 23 (Main St.).  NY Route 296 is a north-south road connecting NY Route 23 in 

Windham to the Village of Hunter (NY Route 23A) to the south.  The hamlet of Hensonville is 

located along NY Route 296 to the east of the project site.  County Route 40 extends east off of 
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NY Route 296 and into the hamlet of Maplecrest.  County Route 12, to which the project 

connects, is also named South Street, and is seasonally a heavily traveled road when Windham 

Mountain ski area is in operation.  Church Street, or County Route 79, is a short road connecting 

NY Route 23 and South Street, and functions as an important connection between the hamlet of 

Windham and Windham Mountain.  Mitchell Hollow Road is an important connector road 

between the hamlet of Windham and lands to the north. 

 

 3.7.2 Study Area and NYSDEC Program Policy Elements 

 

A. Study Area and Zone of Potential Visibility Mapping 

 

The five-mile study area was established by extending out five miles radially from the project 

site boundary.  This is typical for a Visual Impact Assessment (VIA).  The rationale behind the 

five-mile radius is based on the accepted literature which states that beyond 5 miles color values, 

detail and contrast are decreased toward uniformity and individual visual features and details 

become less apparent.  (USDA, 1973.)  NYSDEC‘s Program Policy on Assessing and Mitigating 

Visual Impacts (DEP-00-2, 2000, p.5) cites to this USDA publication when discussing the 

acceptability of the five-mile radius study area when performing a VIA. 

 

The locations of proposed structures throughout the site as set forth in the project Master Plan 

were selected as target points for use in the digital elevation model, and were used to produce a 

composite zone of potential visibility mapping for all structures.  The locations of the target 

points used for this VIA are illustrated on Figure 3-18, ―Zone of Potential Visibility Map.‖  

Elevations of the buildings and the limits of proposed clearing for the project were taken from 

the architectural drawings and project grading plans that accompany the DEIS. 

 

The estimate of the areas from which the project components may or may not be seen was 

developed through the use of digital elevation models or DEMs.  The DEMs allow the user to 

view the topography of a given area in a three-dimensional computer model.  It essentially 

creates a surface which represents the terrain of the study area.  The surface can then be rotated 

and viewed from any direction and lines of sight assessed from anywhere inside the study area.  

A DEM is actually a grid composed of thousands of smaller grid cells, 30 feet on a side.  The 

limits of visibility maps are generated by a computer program which assesses whether or not 

each cell within the study area can either see or not see the proposed project.  The analysis is 

performed for each individual cell in the study area and the limits of visibility are defined.  The 

use of DEM‘s for this project, which is consistent with DEC‘s guidance on visual impact 

analysis, was required by the scoping document approved by the Lead Agency for this project. 

 

DEC‘s Policy System states ―Small scale, low budget projects should not be burdened with the 

costs of sophisticated visual analyses.  In these instances it is generally more effective to reserve 

applicant investments for mitigation rather than complex visual assessments.  Simple line-of-

sight profiles may suffice for revealing impacts and potential mitigation strategies.‖  The Policy 

also recognizes ―more sophisticated visual simulations and digital viewshed analysis‖ as being 

appropriate for larger, more complex projects.  The use of DEM‘s for this Project is specified in 

the project scoping document. 
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The source of the data to create the DEMs was derived from USGS mapping with an accuracy 

estimated to be one half of the contour interval.  The interval for the USGS quadrangles is 20 

feet so the vertical accuracy is estimated to be plus or minus 10 feet.   

 

Two DEMs were developed in order to identify two zones of potential visibility.  These two 

zones are illustrated on Figure 3-18, ―Zone of Potential Visibility Map.‖   

 

The first DEM was based solely on topography without any consideration given to possible 

screening provided by vegetation.  Using the proposed structures as target points, and assuming 

that there was no tree cover on the site and no tree cover within the five-mile study area, a 

potential zone of visibility based upon topography only was generated.  The topography-only 

zone of potential visibility is shaded tan on Figure 3-18.   

 

The topography-only DEM was then revised by adding in tree cover.  Tree cover on the site as 

per the project grading plans was added.  For the five-mile study area tree cover was added in to 

those areas that were indicated as vegetated on the USGS quadrangles.  A tree canopy height of 

40 feet was established for both on-site and off-site vegetated areas.  This height was considered 

to be a conservative estimate with a tendency to indicate more area of potential visibility than if 

the trees were modeled at a greater height.  The areas from which the project could potentially be 

visible when considering both topography and tree cover are shown in red on Figure 3-18.  As 

discussed in the previous section, the vast majority of the area within the zone of potential 

visibility is within and north of the Batavia Kill and the valley in which it is located. 

 

B. NYSDEC Visual Policy Resource Inventory  

 

Section V.A of NYSDEC‘s Program Policy DEP-00-2, ―Assessing and Mitigating Visual 

Impacts‖, lists 15 categories of aesthetic resources of statewide significance that need to be 

considered when assessing potential visual impacts.  They include: 

 

(1) A property on or eligible for inclusion in the National or State Register of Historic 

Places 

 

According to information obtained from the NYS Office of Parks Recreation and Historic 

Preservation (NYSOPRHP), there are four National Register Historic Sites within the study area.  

These are the West Settlement Presbyterian Church, the North Settlement Methodist Church, 

Union Chapel, and the Centre Presbyterian Church.  The locations of these sites are shown on 

Figure 3-18.  

 

(2) State Parks 

 

There are no state parks in the study area (http://www.stateparks.com/ny.html). 

 

(3) Urban Cultural Parks (now State Heritage Areas) 

 

According to NYSOPRHP, the very northwestern portion of the study area contains a very small 

portion of the Mohawk Valley Natural Heritage Area.  See Figure 3-18.   

http://www.stateparks.com/ny.html
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(4) The State Forest Preserve within the Catskill Park 

 

As per mapping obtained from the NYSDEC, the study area contains the Elm Ridge Wild Forest 

unit and portions of the Windham Blackhead Range Wilderness unit. The extent of Forest 

Preserve Lands within the study area is shown on Figure 3-18. 

 

(5) National Wildlife Refuges, State Game Refuges, or State Wildlife Management Areas 

 

There are no national wildlife refuges within the study area according to the USFWS 

(http://www.fws.gov/refuges/refugeLocatorMaps/NewYork.html). 

 

New York does not have separate areas called Game Refuges. All wildlife areas are listed as 

Wildlife Management Areas.  There are no Wildlife Management Areas within the study area 

(http://www.dec.ny.gov/outdoor/7768.html). 

 

(6) National Natural Landmarks 

 

There are no National Natural Landmarks in the Study Area according to the National Parks 

Service (http://www.nature.nps.gov/nnl/pdf/RevisedRegistryJune2009.pdf) 

 

(7) The National Park System, Recreation Areas, Seashores, Forests 

 

There are no National Park System Recreation Areas, Seashores, or Forests in the Study Area 

according to mapping provided by the National Atlas of the United States, December 2005  

(http://nationalatlas.gov/atlasftp.html?openChapters=chpbound#chpbound). 

 

(8) Rivers designated as National or State Wild, Scenic or Recreational 

 

There are no such designated rivers in the study area. 

 

(9) A site, area, lake, reservoir or highway designated or eligible for designation as scenic 

 

There are two designated scenic highways in the study area according to mapping provided by 

NYS DOT (https://www.nysdot.gov/display/programs/scenic-byways/maps).  These are two very 

short segments of Mitchell Hollow Road and Sutton Road illustrated on Figure 3-18. 

 

(10) Scenic Areas of Statewide Significance 

 

There are no Scenic Areas of Statewide Significance based on the most recent information 

available from the NYS GIS Clearinghouse. 

(http://www.nysgis.state.ny.us/gisdata/metadata/dos.scenic_dos.html) 

 

(11) A State or federally designated trail, or one proposed for designation 

 

http://www.fws.gov/refuges/refugeLocatorMaps/NewYork.html
http://nationalatlas.gov/atlasftp.html?openChapters=chpbound#chpbound
https://www.nysdot.gov/display/programs/scenic-byways/maps
http://www.nysgis.state.ny.us/gisdata/metadata/dos.scenic_dos.html
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Designated State hiking trails in the study area include the Escarpment Trail and Black Dome 

Trail in the Windham Blackhead Range Wilderness Unit within the study area. 

 

A portion of the Long Path Trail, while not a State or federally designated trail, exists within the 

Mount Hayden State Forest that is within the study area. 

 

(12) Adirondack Park Scenic Vistas 

 

None of the study area is located in or near the Adirondack Park. 

 

(13) State Nature and Historic Preserve Areas 

 

There are no State Nature and Historic Preserve Areas in the study area according to mapping 

provided by the NYSDEC. 

(http://www.nysgis.state.ny.us/gisdata/metadata/nysdec.declands.xml) 

 

(14) Palisades Park 

 

The study area is not located in or near the Palisades Park 

 

(15) Bond Act Properties purchased under Exceptional Scenic Beauty or Open Space 

Category 

 

There are no Bond Act Properties purchased under Exceptional Scenic Beauty or Open Space 

category in the study area according to mapping provided by the NYSDEC. 

(http://www.nysgis.state.ny.us/gisdata/metadata/nysdec.declands.xml) 

 

 3.7.3 Views Into The Project Site 

 

The next step in the VIA was to perform a field study to examine the zones of potential visibility 

(topography only and topography plus vegetation) to document the locations where views into 

the project site actually exist and to photograph these views for possible use when preparing the 

view simulations.   

 

In early April 2009 reconnaissance of the roadways within the study area was performed to 

confirm the locations of views into the project site in accordance with zone of potential visibility 

mapping. 

 

A field survey was conducted on April 24, 2009 under spring ―leaf off‖ conditions.  The weather 

on April 24, 2009 started clear, with light to no winds and ended with limited high clouds and 

light winds, 5-10 mph.   

 

In accordance with the scoping document, large, visible balloons were flown at approximate 

building heights, with additional locator balloons flown above the tree line.  Balloon locations 

were predetermined based on building location and were field located using GPS equipment.  

Balloons were utilized for field personnel site definition but not necessarily for viewshed 

http://www.nysgis.state.ny.us/gisdata/metadata/nysdec.declands.xml
http://www.nysgis.state.ny.us/gisdata/metadata/nysdec.declands.xml
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modeling.  (There was no need to rely on balloon locations for viewshed modeling due to (1) 

existing landscape features on and around the project site including the ski trails at Windham 

Mountain, and (2) having GPS coordinates of the photograph locations in conjunction with geo-

referenced site plans.) The balloon locations and heights during the field studies were as follows: 

 
Table 3-8.  Leaf-Off Visual Analysis April 24, 2009 

Balloon Location Tether Length Balloon Color 
Northernmost Residential Near Trailside 100‘ (locator) Red 

35‘ Red  
Members‘ Lodge and Clubhouse 150‘ (locator) Red 

35‘ White 
Mid-Site Residential 150‘ (locator) Orange 

35‘ White 
East Lodge 100‘ (locator) Red 

55‘ White 
Southernmost (east) Residential 100‘ (locator) White 

35‘ Orange 
Ski Lift Tower Near Bend in Wanderer Ski Trail 100‘ (locator) Red 

25‘ White 

 

During the balloon flight on April 24, 2009 three teams drove and hiked within the study area to 

verify and document the zone of potential visibility mapping and to photo-document views into 

the project site.  An additional team hiked a portion of the Escarpment Trail on April 29, 2009.  

Photographs were taken to document the results of the field survey at both 50 mm and 80 mm 

lens settings.  For more distant views documentation also included some areas being 

photographed at higher lens settings, such as 100mm or 300mm, in order to assist in the 

interpretation of the 50mm photographs that are used in the simulations.  GPS coordinates were 

taken at all photograph locations. 

 

Table 3-9 lists the locations that were photographed following the mapping of the zones of 

potential visibility.  Also, see Figure 3-19, ―Photo Location Map.‖ Visibility was evaluated based 

primarily on landscape position and location landmarks (i.e. Windham Mountain ski trails, 

particularly Wanderer, and the open fields between the site and South Street) and did not rely 

solely on the visibility of the balloons that were flown. 

 
Table 3-9. Photograph Locations 

Figure 5 

Viewpoint 

ID # Location 

Significance 

(NYSDEC 

Inventory) 

Potential 

Visibility 

of Site 

Photo 

Simulation 

Viewpoint 

# 

T1 West Settlement Methodist Church historic no 
 T2 CR 63 above Muller Road 

 
screened 

 T3 Route 23 Ashland near quarry entry 
 

screened 
 T4 Edsell Partidge Rd 

 
screened 

 T5 Case Rd upper 
 

screened 
 T6 Case Rd lower 

 
yes 

 T7 CR 32C upper 
 

screened 
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Figure 5 

Viewpoint 

ID # Location 

Significance 

(NYSDEC 

Inventory) 

Potential 

Visibility 

of Site 

Photo 

Simulation 

Viewpoint 

# 

T8 CR 32C lower 
 

yes 
 T9 Mitchell Hollow Rd. near Gun Club Rd. 

 
yes 

 T10 Mill St. near Pleasant Lane 
 

yes 
 T11 Mill St. near Huckleberry Lane 

 
screened 

 T12 Oliver Rd 
 

screened 
 T13 Mill St. near Homestead Lane 

 
yes 

 T14 Mill St.  Near Main St. 
 

yes 
 

T15 
Route 23 near Christmans and Settlement 

Rd 
 

partial VP7 

T16 South St. west of Ski Area 
 

screened 
 T17 WAJ School Entrance off Main St. 

 
partial 

 T18 Church Street north of the bridge historic partial VP3 

T19 Vining Rd. near Windham Ridge Rd. 
 

yes 
 T20 Mitchell Hollow Rd. near Larsen Rd. 

 
yes VP10 

T21 Mitchell Hollow Rd. near Brookhollow Ln 
 

yes 
 T22 Maplewood Ave Near Main St. 

 
yes 

 T23 South St. near Trailside Rd. 
 

yes VP4 

T24 Route 23 east of High Peak Rd 
 

yes 
 T25 Route 23 near Cross Road 

 
no 

 T26 Route 23 near Pelham Lane 
 

yes VP6 

T27 Route 23 across Police Camp field 
 

yes VP5 

K1 Maplecrest Rd. (CR 40) at Barum Rd. 
 

yes VP9 

K2 Maplecrest Rd. at Big Hollow Rd. 
 

no 
 K3 Spruce Drive off Maplecrest Rd. (CR 56) 

 
no 

 K4 Legendary Lane and CR 56 
 

no 
 K5 Maplecrest Post Office 

 
no 

 K6 Maplecrest Rd. near Julie Meadow Rd. 
 

yes 
 K7 Maplecrest Rd. west of Schaefer Drive 

 
yes 

 K8 Maplecrest Road more west of Schaefer 
 

yes 
 K9 296 and Maplecrest, Ocean Grille 

 
screened 

 K10 CR 65 near Route 296 
 

screened 
 K11 Route 296 at church/fitness concepts 

 
yes 

 K12 Route 296 at Cuomo's Cove 
 

yes VP8 

K13 296 and South Street - WM Outfitters 
 

yes 
 K14 Route 23 at Old Road 

 
yes 

 K15 Route 23 at Begley Road 
 

yes 
 K16 Begley Road 

 
yes 

 K17 High Peaks Road 
 

screened 
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Figure 5 

Viewpoint 

ID # Location 

Significance 

(NYSDEC 

Inventory) 

Potential 

Visibility 

of Site 

Photo 

Simulation 

Viewpoint 

# 

K18 Old Road at Cross Road 
 

screened 
 K19 Old Road at Andys Road 

 
yes 

 K20 Cambridge Heights Road 
 

yes 
 K21 Nauvoo Road and Old Road 

 
screened 

 K22 Nauvoo Road 
 

screened 
 K23 Route 296 bridge over Batavia Kill 

 
screened 

 K24 parking lot Red Roof South Street 
 

yes 
 K25 Elm Ridge Rd and CR 65 

 
yes 

 K26 CR 65 and CR 65A 
 

screened 
 R1 Long Path Trail below 3rd gate 

 
upper 

 R2 Long Path Trail above gate (off trail) 
 

screened 
 R3 above Lake Heloise NYS forest screened 
 R4 above Lake (2) going to Mt. Hayden NYS forest yes VP2 

R5 30 yards off Long Path Trail NYS forest screened 
 R6 Long Path Trail just below R5 NYS forest screened 
 J1 herd path off Acra Point forest preserve  no 
 J2 Burnt Knob (1) herd path forest preserve no 
 J3 Burnt Knob (2) rock at end of herd path forest preserve yes VP1 

J4 Burnt Knob (3) rock at end of herd path forest preserve yes 
 J5 trail between Burnt Knob and Windham forest preserve screened 
 J6 trail towards Windham High Peak forest preserve screened 
 J7 Windham High Peak just off trail forest preserve screened 
 J8 Windham High Peak (2) on trail forest preserve screened 
 J9 Burnt Knob lookout just off trail forest preserve screened 
 J10 high point in field W of Colgate Lake forest preserve no 
  

In accordance with the project scoping document, 10 viewpoints were chosen for assessment in 

consultation with the Lead Agency.  The 10 viewpoints selected are: 

 

1. J-3  – along the Escarpment Trail in NYS Forest Preserve  

2. R-4 – near the Long Path (hiking) Trail on NYS lands (non-Forest Preserve) 

3. T-18 – Church St. near the church (National Register Historic Site) 

4. T-23 – South St. at Trailside Road 

5. T-27 – NY Route 23 westbound at Police Camp  

6. T-26 – NY Route 23 westbound near Pelham Lane  

7. T-15 – NY Route 23 eastbound near Settlement Rd.  

8. K-12 – NY Route 296 at Cuomo‘s Cove 

9. K-1 - Maplecrest Rd. at Barnum Rd. 

10. T-20 – Mitchell Hollow Rd. near Larsen Rd. 
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3.7.4 Evaluation and Documentation of NYSDEC Program Policy Resource Inventory  

 Findings 

 

A. Inventory Category 1: National Register Historic Sites 

 

During the initial site reconnaissance it was determined that there are no views into the project 

site from the West Settlement Methodist Church, the North Settlement Methodist Church or the 

Union Chapel.  There is a filtered view into the project site from near the Centre Presbyterian 

Church which is photo location T-18 on Figure 319.  As per the table above, this location was 

chosen to be Viewpoint 3 evaluated in this VIA. 

 

B. Inventory Category 3: Natural Heritage Area 

 

Within the study area the boundary of the Mohawk Valley Natural Heritage area is located along 

the drainage divide that defines the Mohawk River watershed.  There are no views into the 

project site from the very small portion of this Natural Heritage Area. 

 

C. Inventory Category 4: New York State Forest Preserve Lands and New York State Forest  

Lands, and Inventory Category 11: Designated Trails 

 

The following materials were utilized when performing this portion of the VIA. 

 

1. New York New Jersey Trails Map #41, Northeast Catskills  

2. Guide to Catskill Trails 2
nd

 Edition, Adirondack Mountain Club 

3. Catskill Park State Land Master Plan (CPSLMP), August 2008 

4. NYSDEC Unit Management Plans for Forest Preserve lands within the study area. 

 

The study area includes parts of the Windham Blackhead Range Wilderness, Elm Ridge Wild 

Forest, and Colgate Lake Wild Forest NYS Forest Preserve units.  The study area also includes 

the area of State Forest designated as ―Greene 2‖ in the 2008 CPSLPM.  This area is also known 

as Mount Hayden State Forest. 

 

  1. Forest Preserve 

 

The potential for views towards the project site from the State Forest Preserve involved the 

section of Escarpment Trail that includes Acra Point, Burnt Knob and Windham High Peak.  

Along this section of trail there are 8 viewpoint locations identified on the New York New Jersey 

Trails map.  This is consistent with the January 1994 Unit Management Plan (page 20) for the 

then-called Windham High Peaks Wild Forest unit that lists a total of 9 scenic vistas, one of 

which is listed as the parking area on NY Route 23 in East Windham.  The January 2009 Elm 

Ridge Wild Forest UMP Amendment to the 1994 Windham High Peaks UMP also lists this 

parking area (and no others) as viewpoints within the unit.  There are a number of identified 

viewpoints along the Blackhead Range Ridgeline Trail, but none of these have views towards the 

project site (Guide to Catskills Trails).  These include Caudal with a south view towards Devil‘s 

Path, Camel‘s Hump with views to the southeast towards Belleayre and north to Windham High 
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Peaks, Thomas Cole with no views north and views south towards Oneonta Mountain, Black 

Dome with views ranging from 150 to 260 degrees and Yellow Jacket Outlook with views to the 

east. 

 

On April 29, 2009, during leaf-off conditions with clear and sunny weather, personnel from the 

LA Group accessed the Escarpment Trail starting from the parking area at the end of Big Hollow 

Road.  The trail between Acra Point and Windham High Peak was hiked and investigated for 

views towards the project site located 5 to 6 miles to the west.  In addition to the marked trail 

itself, herd paths leading off of the trail to the west were also investigated for potential views 

towards the project site. 

 

A total of 9 viewpoints were investigated and photographed.  These viewpoints are labeled J-1 

through J-9 on Figure 3-19, Photo Locations Map.  A description of these follows: 

 

J-1, herd path off Acra Point, view southwest to Blackhead Range 

J-2, herd path 1 Burnt Ridge, view across Batavia Kill Valley towards Blackhead Range 

J-3, herd path 2 Burnt Ridge, view west towards project site 

J-4, herd path 3 Burnt Ridge, view west towards project site 

J-5, trail between Burnt Knob and Windham High Peak, view towards site highly screened by 

foreground vegetation 

J-6, trail closer to Windham High Peak, view towards site highly screened by foreground 

vegetation 

J-7, Windham High Peak just off the trail, view towards site highly screened by foreground 

vegetation 

J-8, Windham Peak 2 on trail, view towards site highly screened by foreground vegetation 

J-9 Burnt Knob lookout just off trail, view towards site screened by foreground vegetation 

 

It was possible to confirm that the views towards the project site from J-3 and J-4 were accurate 

because remnant snow was present on the upper trails of Windham Mountain located just to the 

west of the project site.  

 

On the same day LA Group personnel visited the area around Colgate Lake.  There are no views 

into the project site from the open field area around Colgate Lake. 

 

  2. Mount Hayden State Forest 

 

On April 24, 2009 personnel from the LA Group accessed Mount Hayden State Forest via the 

section of Long Path Trail between the gate on Jennys Notch Road and the densely wooded 

southern slopes of Mount Hayden itself.  Only a portion of this route is actually within the State 

Forest.  Within the State Forest there is a relatively open area to the northeast of Lake Heloise.  

Leaf-off filtered views into Windham Mountain ski trails and the project site were taken from 

locations R-3 through R-6 that are shown on Figure 3-19, Photo Locations Map.  Leaf-on views 

from this location were also photographed on October 6, 2011. 
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D. Inventory Category 9: Scenic Highways 

 

The two small sections of State-designated scenic highways in the northernmost part of the study 

area have views to the east and the north and not in the direction of the project site which is 

located to the south. 

 

 3.7.5 Potential Impacts - Changes In Views 

 

The following Section describes the visibility of the project from the 10 selected viewpoints.  

The reader should consult the full VIA in Appendix 11 that contains all of the graphics used to 

illustrate the existing visual conditions and the proposed visual conditions. 

 

VP1: J-3 – along the Escarpment Trail in NYS Forest Preserve 

This view is from within the Windham Blackhead Range Wilderness Area, formerly Blackhead 

Range and North Mountain Wild Forests, and portions of Windham High Peak and Black Dome 

Valley Wild Forests (CPSLMP, August 2008).   

 

The view was obtained by actively searching out views towards the project site located 5 to 6 

miles to the west when hiking on the Escarpment Trail between Acra Point and Windham High 

Peak. In addition to the marked trail itself, herd paths leading off of the trail to the west were also 

investigated for potential views towards the project site.  This view is from the end of one of 

those herd paths.  There are no views into the project site from the actual designated hiking trails 

in this area. 

 

Along this section of trail there are 8 viewpoint locations identified on the New York New Jersey 

Trail Conference map.  This is consistent with the 1994 Unit Management Plan (page 20) for the 

then-called Windham High Peaks Wild Forest unit that lists a total of 9 scenic vistas, one of 

which is listed as the parking area on NY Route 23 in East Windham.  (Note: NYSDEC‘s 

website (http://www.dec.ny.gov/lands/4979.html#A-Z_UMP_Index) lists the 1994 UMP for the 

Windham High Peaks Wild Forest as the UMP for the Windham Blackhead Range Wilderness 

Area.)  The January 2009 Elm Ridge Wild Forest UMP Amendment to the 1994 Windham High 

Peaks UMP also lists this parking area (and no others) as viewpoints within the unit.  Included in 

the scenic vistas listed in the 1994 Windham High Peaks UMP are ―views of the Catskill Valley 

and Albany City to the north.‖ 

 

Elements of the project will be visible from this location.  These elements include Transport Lift 

B, the East Lodge, and numerous residential buildings (primarily roofs) both to the southeast of 

the East Lodge and to the northwest of the Lodge.  While these elements will be within the view 

it will be very difficult to discern what they are from this viewpoint that is over 5 miles away.  

This is very similar to the existing development to the right of the project in the view – you can 

tell that there is something in the view in the Batavia Kill valley in Windham, but you can‘t tell 

what it is.   

 

Because of the distance between the viewpoint and the project, the change in this view as a result 

of the project borders on imperceptible and is not considered to be adverse. 

 

http://www.dec.ny.gov/lands/4979.html#A-Z_UMP_Index
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VP2: R-4 - near the Long Path (hiking) Trail on NYS lands (non-Forest Preserve) 

The view into the project is partially screened by foreground tree branches during leaf-off 

conditions and the view is totally screened during leaf-on conditions.  In the leaf-off simulation 

some of the lower elevation units are visible as is development higher up on the site that includes 

the Members‘ Lodge and Clubhouse, Transport Lift A, the nearby townhouse units, and some of 

the single-family homes extending out to the east.   Note that these structures will not appear out 

of context, as almost all of the trails and lifts at Windham Mountain will also be within this view.  

Because of the distance between the viewpoint and the project, 3.75 miles, the seasonal nature of 

the availability of the view, and the currently developed context within the view, the change in 

the view as a result of the project is not considered to be adverse. 

 

VP3: T-18 - Church Street near the church (National Register Historic Site) 

Elements of the project that will be visible from this location are transport lift A near the Why 

Not trail in the upper right hand side of the view, the Members‘ Lodge and Clubhouse and the 

townhouse units to the east.  These structures are of significant size, but the changes in the roof 

lines and the articulations of the buildings, along with earth-tone colors, soften the visibility of 

these structures.  During leaf-on conditions the added texture of the surroundings further softens 

the visibility.  The overhead utilities in the foreground also break up the view.   

 

Roofs of a few of the project‘s single family homes will also be visible.  Some of the rooflines on 

the left side of the view barely break above the existing tree line.  Over time it is expected that, 

with the cessation of logging on the property, the treeline height in these areas will increase and 

trees will backdrop these structures. 

 

Having structures in the viewshed from this location is not new.  A series of photographs looking 

out in different directions from this same viewpoint are presented after the simulations contained 

in the VIA in Appendix 11.  Surrounding uses and buildings are commercial and residential 

along the Main Street and Church Street corridors. 

 

The project will introduce some additional significant structures into the view from this 

viewpoint.  However, it is believed that these additional structures will not significantly impact 

the overall view from this viewpoint given the currently developed nature of its surroundings. 

 

VP4: T-23 – South Street at Trailside Road 

As expected, project components in the west side of the project will be visible from South Street 

because of its proximity and because of the unobstructed views into parts of the site.  The TH1 

townhouses are closest in the right-center of the view.  Behind them are some of the single 

family homes located off of Sheridan Drive.  To the left in the view are some of the duplex units 

near Panarama Lane, and above them are some additional single family homes.  The Members‘ 

Lodge and Clubhouse and the very upper portions of the townhouse buildings to the east are 

visible higher up the hill, as is a portion of Transport Lift A as it runs up the hill towards the 

Why Not trail that is visible in the view.  None of the upper buildings extend above the existing 

treeline and all are backdropped by vegetation. 
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Also within the view is an existing single family home on Two Trees Lane (left side of the view) 

and the roofs of some existing homes on Twin Maples Lane (right side of the view above the 

project‘s single-family homes). 

 

This view probably exaggerates to some degree what drivers and passengers will actually 

observe when traveling on South Street.  The view into the site from South Street shown in the 

following graphics is perpendicular to the direction of travel, not in the direction of travel. 

The project will result in a marked change in the view from this viewpoint, but the change will 

be consistent with existing development and currently approved, but not yet constructed 

development on the South Street corridor and adjacent to Windham Mountain.  The change will 

also be consistent with the Town‘s land use planning.  As the Town Board has noted, ―as part of 

our SEQRA Findings on the Generic Environmental Impact Statement the Town Board 

determined that the construction of new residential units in the vicinity of South Street (Co. Rte. 

12) is a critical component to the sustainability of the community.‖ (letter from Windham Town 

Board to Windham Planning Board, April 6, 2011, see copy in Appendix 2). 

 

VP5: T-27 – NY Route 23 Westbound at Police Camp  

The view from this viewpoint includes a fairly good portion of the project site and project 

development components. However, because of the orientation and elevation of the viewpoint 

relative to the project, for the most part, it is only the roofs of some of the project components 

that are visible.  The upper floor of the East Lodge is visible in the left side of the view as are the 

sides of a few single family homes towards the center of the view.  Some of the townhouses 

located east of the Members‘ Lodge and Clubhouse have their building sides just to the left of 

the telephone pole in this view.  For the most part the visible elements are the roofs of single 

family homes.  The effectiveness of using earth tones for roof materials is evidenced in this view 

via the contrast between the simulated roofs of the project homes and the bright/reflective roof of 

the existing home located lower on the slope in the left side of the view on what appears to be the 

adjacent Maliadis property.   

 

A portion of Transport Lift B is visible as is the bend in the Wanderer trail which it where this 

lift will offload skiers. 

 

None of the project elements in the view extend above the treeline/ridgeline, and most are well 

below it. 

 

This view from Route 23 occurs as people are arriving in the hamlet of Windham.  Based on 

video taken during the field work for the VIA, approximately 15 seconds later when driving on 

Route 23 and looking in the direction that the VP-5 photo was taken, one gets a clear view into 

the red roof of Windham Mountain Outfitters as well as the plaza across NY Route 296.  In 

another 15 seconds one has a view into the Thompson House, Albergo Allegria and their 

surroundings, and the upper slopes of Windham Mountain prior to reaching the Route 296 bridge 

and entering into downtown Windham.  The view into the project from VP-5 extends the 

duration of the view and sense of arrival time when coming into Windham from the east, but the 

view is not inconsistent with the destination-oriented character one gradually experiences when 

arriving in Windham from the east on NY Route 23. 
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The construction of the project would thus alter the existing view of travelers along Route 23 by 

making several of the project's structures visible.  The visibility of the project has been mitigated 

to the maximum extent practicable, as described in section 3.7.6 below. 

 

VP6: T-26 – NY Route 23 westbound near Pelham Lane  

The view from this viewpoint will include project elements in the eastern part of the project 

including the East Lodge, Transport Lift B and some single family homes (primarily roofs).  The 

view is down NY Route 23 and includes existing residential development, including the Crystal 

Pond townhomes in the left center of the photograph.  With the exception of the transport lift that 

connects with the Wanderer trail, a portion of which is visible in the center of the photograph, all 

of the visible project elements appear at a relatively low elevation on the Cave Mountain 

landform. 

 

This view is experienced approximately 1 ½ minutes before the previously described VP-5 at the 

entrance to the hamlet of Windham.  Between the two locations viewers pass by Crystal Pond 

and the Quads, second home residential developments along NY Route 23.  Similar to VP-5, the 

view from VP-6 slightly extends the time period when one starts to gain the sense of arrival into 

the destination character of Windham, but it is not significantly out of character given the context 

of the existing second home developments east of the hamlet. 

 

The construction of the project would thus alter the existing view of travelers along Route 23 by 

making several of the project's structures visible.  The visibility of the project has been mitigated 

to the maximum extent practicable, as described in Section 3.7.6 below. 

 

VP7: T-15 – NY Route 23 eastbound near Christman‘s Valley Golf and Settlement Road 

The western portion of the project will be visible during leaf-on conditions but will be screened 

by intervening foreground vegetation.  A portion of transport lift A leading up to the Why Not 

ski trail visible in the photo (along with the Wing‘n It, Wicked and Wedgie ski trails) will be 

visible in the break in the foreground treeline.  The view of project elements will be fully 

blocked during leaf-on conditions.  The change in view, even during leaf-off conditions, is not 

considered to be adverse in light of the screened nature of the view and the context of the 

existing ski trails as well as foreground structures. 

 

VP8: K-12 – NY Route 296 at Cuomo‘s Cove 

Almost no elements of the project will be visible from this viewpoint.  A few residential roofs 

may be partially visible as will a section of transport lift B.  Due to the very limited nature of 

project visibility and the developed context of the foreground of this view, the change in view 

will not be adverse from this section of NY Route 296. 

 

VP9: K-1 - Maplecrest Road at Barnum Road 

During leaf-off conditions the view from this viewpoint will include the East Lodge, transport 

lift B and some of the residential development in the eastern portion of the project site.  Based 

upon the branching configurations of the foreground trees, it is expected that this view will be 

highly screened, if not almost entirely blocked, during leaf-on conditions.  Nonetheless, during 

leaf-off conditions the change in this view is not considered to be significant due to the small 

size of the project elements as viewed from this distance (2.5 miles), and also because the 
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duration of this view is expected to be very short for drivers and passengers traveling down 

Barnum Road before making the sharp downhill right hand turn in the left side of this view.  As 

stated previously, other locations in and around Maplecrest (K2, K3, K4 and K5 on Figure 5) 

have no views into the project site. 

 

VP10: T-20 – Mitchell Hollow Road near Larsen Road 

In the simulation from this viewpoint transport lift A is the most evident component of the 

development that will be visible since it is directly in line with the angle of the view.  Also 

within this view are the Members‘ Lodge and Clubhouse and a few residential roofs.  This view 

is in the context of all but the easternmost trails and lifts on Windham Mountain.  This change in 

view is not considered adverse in light of the limited amount of project elements that will be 

visible and the context of the existing view. 

 

 3.7.6 Mitigation Measures 

 

The following restrictions come from the ARB Design Guidelines and provide measures to 

mitigate potential visual impacts. 

 

1. Careful preservation of existing vegetation is one of the most important considerations of 

the ARB. 

 

2. In selecting the ―footprint‖ (geometrical boundary) of a new house and other 

improvements or of an addition to an existing home, Owners and their architects are 

strongly urged to minimize the removal of large massings of existing vegetation and 

minimize overall environmental intrusions on the site. 

 

3. All areas to be protected will be appropriately marked and fenced for review with the 

ARB prior to start of construction.  No clear cutting of trees will be permitted within any 

building envelope. 

 

4. No construction activity or clearing and grubbing will occur until the applicant‘s final 

Construction Documents have been approved in writing by the ARB and any conditions 

of approval have been fulfilled. 

 

5. There are three Landscape Zones on each lot.  Zones 1 and 2 are within the Building 

Envelope. Zone 3 is outside of the Building Envelope and within defined setbacks 

identified on the Final Plats.  Owners may remove up to 20% of the total number of 

existing trees (in excess of 6 inch caliper) within these areas to provide selective views 

from the primary residence subject to review and approval by the ARB. 

 

6. In Zones 1 and 2 no trees with a 4-inch or larger diameter measured at a height of 

eighteen inches above ground level (―protected tree‖) may be removed without specific 

approval from the ARB. 

 

7. Unauthorized removal or cutting of trees is subject to fines and requirements to replace 

said trees with another of same type and size at the discretion of the ARB.   
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8. Limited areas of turf planting (maximum of 1,000 square feet in size) may be allowed by 

the ARB if the proposed areas are limited in size and screened from off-site views. 

 

9. All site drainage and grading must be done with the goal of minimum disruption to the lot 

and adjoining lots.  Excessive cut and fill is discouraged. 

 

10. A schematic grading, erosion control and drainage plan must be submitted with the plan 

submission to the ARB in order to provide the ability to review the site work in 

association with the building plans.  The primary reason to incorporate site grading is to 

help provide screening for enhanced landscape zones. 

 

11. All utility extensions must be underground. 

 

12. No single-family, townhouse, or duplex residential structure shall exceed forty (40) feet 

above finished grade, as measured at any point on the lot from existing grade straight up 

to the ridge line. 

 

13. Building designs should provide for changing wall planes and roof forms to give 

diversity and visual interest and to assist in conforming to existing natural slopes. Every 

attempt should be made to minimize the visual impact of the Residence. 

 

14. All exterior lighting shall be conservative in design, with a low intensity concealed bulb 

that is shielded to direct the light downward to minimize glare. 

 

15. It is important that all roof materials be of a color that blends naturally with its setting. 

All roofing materials and colors are subject to approval by the ARB. 

 

16. Only timber, logs, horizontal or vertical wood siding (individual boards), shingles, board 

and batten, native rock (appropriately colored), and stone will be used for exterior 

finishes. 

 

17. Exterior wall colors will harmonize with the site and immediately surrounding natural 

landscape at all times, with the maximum low light-reflective value as determined by the 

ARB. The residence color shall be warm, earthy hues—the colors of the forest—whether 

in the natural patina or weathered color of the wall surface itself, or in the color of the 

paint, stain, or other coating. In general, darker colors shall prevail. 

 

18. Interior window treatments, decorative or for the purpose of privacy or sun shielding, 

shall take into consideration the exterior view of the structure. Contrasting color, when 

viewed from outside the structure, will be avoided. Reflective materials will not be 

allowed. 
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3.8 Sound Resources 

 

3.8.1 Existing Sound Environment 

 

The ambient sound environment on and around the project site varies depending on the location 

on the site.  Sound sources include vehicles on local roads, distant equipment operation at 

Windham Mountain as well as distant aircraft, birds, and wind in the trees.   

 

Based on the site‘s rural setting, ambient noise levels are expected to be around 50 a-weighted 

decibels (dBA) (USEPA, 1974).  This is consistent with field measurements of ambient 

conditions in other rural locations in the Catskills of 49 to 52 dBA. 

 

The following are the expected sources of noise associated with the project.  Where sound levels 

are provided, these are in dBA and are as measured 50 feet from the noise source unless 

otherwise specified.  

 

3.8.2 Construction Noise Sources 

 

Major sources of noise during construction will be for road construction and building 

construction.  Generally speaking, installation of water and sewer infrastructure is anticipated to 

be part of the road construction process so they are not differentiated. 

 

Road Construction -  Sources of noise during road construction will involve clearing (85 dBA), 

earth excavation (90 dBA), rock excavation (85 dBA), installation of subgrade subbase (81 

dBA), final grading (94 dBA) and asphalt paving (79 dBA), and with an estimated typical sound 

level of 84 dBA. 

 

Building Construction – Construction of residences and construction of amenity buildings will 

entail similar types of sound-producing activities and different scales of building construction 

will result in slightly different sound levels.  Building construction activities will include site 

clearing (83-84 dBA), excavation (75-89 dBA), foundation work (78-81 dBA), building erection 

(65-81 dBA) and building finishing (72-89 dBA). 

 

Blasting – As described previously in Sections 2.9 and 3.5, explosive blasting of rock will be 

required in order to construct sections of roadway and for some building footprints.  The size of 

explosive charges to be used is not yet determined.  However, typical construction blasting 

generates sound levels of approximately 93 to 94 dBA at a distance of 50 feet.  In comparison 

with other construction sound, the sound from blasting will be brief and infrequent. 
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3.8.3 Operating Noise Sources 

 

Ski Lifts – Chairlift noise levels are difficult to discern as there are many factors that influence 

noise (drive/return terminal, snow, detachable vs. non-detachable, etc.).  Doppelmayr, an 

industry leader in ski lift construction, has recorded noise levels between 73 and 78 dBA when 

standing underneath a chairlift drive terminal with no snow or people around (White Pass Final 

Environmental Impact Statement, 2007). As discussed preciously in Section 2.3, hours of 

WMSC lift operations will be set to coincide with the hours of operations of the lifts at Windham 

Mountain, starting at 8:00 or 9:00 AM depending on the day, and ending at 4:00 PM.  WMSC 

may choose to start lift operations later or stop lift operations earlier than the lifts at Windham 

Mountain.  The lifts will not be operated at night and will not be lit. 

 

Other Ski Operations – Neither snowmaking nor grooming are proposed for the two project ski 

lifts.  Thus there will be no noise from these activities that are typical nighttime noise sources 

from ski areas. 

 

Mowing – Grass areas will be limited on the project which will reduce mowing as a source of 

operational noise.  As per the ARB Design Guidelines (see copy in Appendix 17), owners may 

be allowed to install grassed areas having a maximum total area of lawn of 1,000 square feet.  

For reference 1,000 square feet is an area 32 feet by 32 feet.  Lawn mowers typically produce 

noise levels of 80 to 95 dBA. 

 

Maintenance - Routine maintenance activities are not expected to be significant sources of 

outdoor noise.  The areas under the ski lifts will need to be kept clear of shrubs and small trees.  

This requires some kind of mechanical cutting that will occur only once every few years and can 

be accomplished over the course of only a few days.  It is anticipated that noise levels will be 

similar to that generated by mowing, 80 to 95 dBA. 

 

3.8.4 Mitigation Measures 

 

1. The Applicant will establish and comply with the following noise complaint procedures: 

 

a) During the first two years of construction, the Applicant will maintain a telephone 

complaint line during its hours of operation. Upon receipt of a complaint 

regarding noise allegedly generated by construction activities, including blasting 

operations, on its construction site, whether written or oral, the Applicant will 

enter a record of the complaint in a log maintained for that purpose. 

b) Within four hours of receipt of the complaint, the Applicant will investigate the 

alleged noise problem and respond to the person who complained. 

c) In the event that the Applicant in its sole discretion determines that corrective 

action is required, such corrective action will be promptly implemented and a note 

of such action will be entered in the log. 

d) If the Applicant cannot promptly identify and correct the cause of the noise 

complained of, the person who complained will be invited to inspect the site, with 

a company escort, to assist in identifying the source of the problem. Upon 
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completion of any corrective action, the person who complained will be invited to 

inspect the site, with a company escort, to observe the corrective action. 

e) The complaint log will be kept at the site, and will be available for inspection by 

the Town. 

f) This complaint procedure will not limit the other remedies of the Town, or any 

other person or organization with regard to noise conditions at or around the 

WMSC site. 

 

2. See previous Section 3.5 for an extensive list of mitigation for blasting activities, 

including measures that will be implemented to mitigate potential noise impacts. 

 

3.9 Land Use and Community Character 

 

This section describes the potential effects of the proposed project on land use and community 

character within the areas most likely to be affected by the proposed project.  This section 

focuses on compatibility of the proposed project with the existing land use and settlement 

patterns, and how it would affect the public policies of existing Town of Windham and Greene 

County plans, and includes the following sections: 

 

Section 3.9.1 provides a description of the land use characteristics of the proposed project site, 

and of the general area in the Town of Windham. 

 

Section 3.9.2 provides an overview of the community character of the immediate site environs 

and of the Town, in general.   

 

Section 3.9.3 provides an overview of the existing relevant Town of Windham land use plans 

and planning efforts, as well as those of Greene County, and discusses the relevant policies as 

they pertain to and may be affected by the proposed project. 

 

In addition to field investigations, a number of other sources were used to compile the 

information contained in this Section.  These sources included USGS Maps, aerial photographs, 

the Town of Windham Generic Environmental Impact Statement (GEIS) and other planning 

documents cited in the text, as well as the Greene County geographic information system (GIS). 

 

 3.9.1 Land Use 

 

A. Existing Conditions 

 

Land Use at the Proposed Project Site 

 

The WMSC property consists of a total of 464.6 acres located on lands to the east of Windham 

Mountain ski area with primary access to the property from Trailside Road and potential 

limited/secondary access available from Panarama Lane. 
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Current uses of the property are essentially non-existent, due primarily to its generally 

undeveloped character, with the exception of Windham Mountain‘s ski trails across a portion of 

the site. 

 

The project site is vacant, and is now characterized mainly by upland forests and a limited 

amount of wetland areas.  Historically, the forests appear to have been managed on a regular 

basis, as the forest is thinner than would normally be expected, and there are old logging roads 

throughout the property.  There also is evidence of previous agricultural activity on the site in the 

form of non-forested areas that vary from fields covered mainly with grasses and broadleaved 

herbs to areas dominated by shrubs and tree saplings.  These areas were apparently cleared of 

forest to create pastures or hayfields, later abandoned, and are in the process of ecological 

succession that will re-establish forest.   

 

The only maintained non-forest vegetation on the project site is the area on which Windham 

Mountain maintains ski trails.  Windham Mountain currently holds easements on 15.69 acres of 

the WMSC land for these trails, which include portions of the existing ―Wanderer Trail,‖ which 

is Windham Mountain‘s eastern-most and longest novice trail, as well as smaller sections of 

―Why Not‖ and ―Wing ‗N it‖ trails. 

 

Adjacent Land Use 

 

Land use directly adjacent to the WMSC property varies.  See Figure 3-20, Land Use, that shows 

the project site and the land uses in the vicinity.  The western boundary of the property directly 

abuts Windham Mountain, an active and popular recreational area.  The southern boundary of the 

property backs up to New York State property (Forest Preserve), which is undeveloped and 

largely forested land.  The remainder of WMSC property borders multiple private land owners to 

the north and east. 

 

Windham Mountain has 46 trails and 9 lifts, including two high-speed detachable quads, one 

from the bottom to top of each peak.  The highest peak is situated at 3,100 feet, with a vertical 

rise of 1,600 feet from the base.  Snowmaking covers 98% of the trail area of 265 acres. 

According to the Town of Windham‘s draft GEIS, ―The economic engine for Windham is 

Windham Mountain.  Windham Mountain is marketed as a family destination ski area and is 

referred to as one of the ―Big Three‖ ski areas (Hunter Mountain, Windham Mountain, and 

Belleayre) in the Catskill Mountains due to the Mountain‘s vertical drop, lift capacity, number of 

runs, skiable acreage, and the extent of advanced and expert terrain.  Improvement plans have 

focused on facilities such as the lodges and residential development adjacent to ski trails.  

Windham Mountain strives to provide services for tourists on a year-round basis by providing 

mountain-based recreational activities, such as mountain boarding in the summer months, and 

has recently hosted mountain biking events.‖ 
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Aside from the ski area and the Forest Preserve uses, the WMSC property is generally bounded 

by either vacant land or residential land uses.  Immediately flanking the ski area, on the hillsides 

to the east and west, the residential developments consist of mostly seasonal homes, often with 

ski trails integrated into or traversing the developed area.  Development in the immediate area of 

the project site also includes the 12-lot Copper Ridge residential subdivision, and the approved, 

but not yet started, Stonewall Glen townhouse project.   

 

Whereas the general residential character and land use in the town are mostly of a low-density 

rural residential character, the residential development land uses immediately adjacent to the east 

and west slopes of the Windham Mountain ski area are generally at a higher-density than the 

town as a whole.  As noted in the Town‘s draft GEIS, ―Seasonal residences and ski vacation 

homes comprise approximately 9% of the residential land, generally concentrated in areas near 

Windham Mountain or within the NYS Route 23 corridor.‖(GIES, page 76) The 2010 Census 

shows that 88.3 percent of the residential units in the Town are classified as seasonal residences.   

 

Downslope and to the north, along South Street in the immediate vicinity of the entrance roads to 

the WMSC property and the ski area, are older dwellings in a low-density rural residential setting 

interspersed with low-density commercial uses.  These commercial uses include lodging, ski-

related retail, restaurant and bar establishments, and professional services.  Further adding to the 

low-density and open character of the general off-site area is the Windham Country Club, with 

portions of its 18-hole course directly across from the project‘s entrance road.  In addition, a 

recreational ball field is located to the immediate northwest of the entrance road. 

 

Housing in Windham has historically been in the single-family detached form, and is 

predominately of a low-density rural residential character.  The residential uses in the Town 

range from modest mid-century single family dwellings to expansive estate-style homes.  

Condominium development has also occurred frequently in Windham due to its identity as a 

resort community.  Though not always true, condominium units in Greene County tend to be for 

seasonal use.  The 1980s experienced the construction of many condominium projects. Examples 

of more recent condominium developments include the Enclave Club and Condominium, built in 

2004-2005, which includes 38 condominium units   and 18 townhouses, and is adjacent to the 

WMSC property.  Also, Crystal Pond at Windham has constructed 56 of its approved 97-units on 

a 20-acre site on NY Route 23.  In addition, there is the conversion of the old Windham Market 

building on Main Street to residential condominiums.
10

 The development of condominium units 

indicates Windham is growing as a destination resort community for seasonal residents and that 

the types of housing opportunities available to full- and part-time residents is expanding. 

 

Examples of other mostly seasonal residential projects that are expected to proceed in the future 

include the unbuilt 42-lot subdivision along Glenamaddy Road originally created as part of the 

Windham Ridge Club development, comprised of 30 single family lots and 12 townhouse lots, 

and the Eagle‘s Landing housing development along Hollow Brook Road.  Eagle‘s Landing was 

also part of the original Windham Ridge Club development, and comprises 8 lots, one of which 

                                                 
10

 A Plan for Housing: Greene County Housing Action Plan, Greene County Department of 

Planning and Economic Development, July 2008, from ―Housing Option‖ section (unpaginated 

document). 
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has been built upon.  These projects, as well as others (including the completed 67 townhouse 

development, The Quads, and the completed 101 unit Windham Mountain Village) further 

demonstrate the attractiveness as Windham as a resort destination. 

 

The Town‘s draft GEIS sums up the land use of the Town as follows: ―…vacant parcels account 

for the largest land use in the Town (34.5% of the total area).  This is followed by residential 

uses (32.7% of the total area).  New York State owned lands account for 21.2% of the land base.  

New York City owned land accounts for 5.6% of the land base.  Commercial land uses account 

for 2.4% percent of the land base.  There is one industrial use (0.1%).  Land used for agricultural, 

recreation, community services, and public services, all together account for about 8.4% of the 

total land area.‖(GEIS, Pages 75-76) These data show that nearly 70 percent of the Town‘s land 

is open, and in non-residential or commercial uses, a factor that defines the Town‘s character, as 

discussed below. 

 

B. Potential Impacts 

 

The project will not result in significant adverse impacts on land use in the Town of Windham.  

From an existing local land use perspective, the proposed residential development with 

recreational amenities is extremely compatible with the existing residential and ski mountain 

land uses in the South Street corridor, the residential construction underway on adjacent lands 

(Copper Ridge) and the adjacent residential project that is approved but not yet under 

construction (Stonewall Glen). 

 

Use of the Windham Mountain ski trails will continue unimpeded, and the project provides 

further opportunities to access to the ski area via the proposed transport lifts. 

 

C. Mitigation Measures 

 

No mitigation measures are required because no adverse impacts have been identified. 

 

3.9.2 Community Character 

 

A. Existing Conditions 

 

The general character of the Town of Windham and the area surrounding the WMSC property is 

defined by its open, low-density rural residential character, typical of this section of Greene 

County‘s mountainous region.  Windham‘s only areas of concentrated development are in the 

immediate vicinity of the Windham Mountain ski area, where residential development is at a 

higher density than elsewhere in town, and in the Town‘s primary commercial district, along 

Main Street (NY Route 23), about a mile from the WMSC property.  The Town‘s existing 

community character reflects a mix of land uses associated with historical land uses within the 

Catskill Region including agriculture, forestry, residential and tourist-related land uses.  

 

The Windham area has a significant amount of land use associated with the recreation and 

tourism industries.  Most of the developed land uses serving tourism are concentrated along 

Route 23 and South Street, as well as along NY Route 296, from NY Route 23 through 
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Hensonville.  Restaurants, shops, specialty stores (gifts, antiques, etc.), convenience stores, gas 

stations, and motels are found along NY Route 23 in Windham.  The larger recreational uses are 

largely along South Street, including the Windham County Club, with its 18-hole golf course, the 

little league ball field, and the ski area being those uses that most define the recreational 

character of the WMSC site.   

 

Concentrated commercial development to serve the more regular needs of local residents and 

seasonal visitors is scattered throughout the NY Route 23 commercial district.  This district 

includes grocery stores, hardware and lumber stores, banks, religious institutions, and a high 

proportion of professional services, including real estate offices, lawyers, and other services. 

As discussed above, the Town‘s residential character is largely defined by its low-density rural 

settlement patterns. 

 

While the Town of Windham does have an adopted comprehensive plan, there is no zoning code.  

Residential and commercial development projects are reviewed and approved primarily through 

the Site Plan review, subdivision review and the Building Code/Permit requirements.   

 

B. Potential Impacts 

 

The project will not result in significant adverse impacts on the community character.  The 

proposed use is entirely compatible with the existing residential and recreational ski area 

character of the South Street corridor and is similar to existing and approved residential uses on 

adjacent and nearby properties.  Due to its integration into the ski area, and its integration into 

surrounding residential neighborhoods, the project will not result in any negative effects on 

community character.   

 

The Town‘s draft GEIS recognizes the importance of the ski area and supports efforts that are 

focused on facilities such as the lodges and residential development adjacent to ski trails.  For 

instance, the GEIS states that the continued development of second homes is critical to having a 

flourishing community (GEIS, at Section V, p. 1.)  The proposed project will reinforce the ski 

area as a year-round draw for recreational users. 

 

Based upon the analyses of the Town‘s economy, employment, and business base, as well as its 

land use patterns, the limitations of land available for development and evaluation of existing 

businesses within the study area, it is unlikely that the proposed project would result in new 

secondary development impacts or business growth that would have any significant impacts on 

land use or community character in the Town.   

 

Initially, as the proposed project is constructed and new home owners settle in, it is expected that 

there would be new demands for goods and services that would be expected to stimulate 

additional commerce in existing businesses, especially in food and lodging establishments, 

general merchandise, including antiques, local crafts and souvenirs, as well as recreational 

facilities.  However, there appears to be adequate available capacity among Windham‘s existing 

NY Route 23 businesses to accommodate significant new retail demands as would be generated 

by the project‘s employees and its visitors.  It is anticipated that existing businesses in Windham 

would do more business as more seasonal residents came to town.  This new business activity 
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would be expected to be seen in increased hours and/or days of operation, increased customer 

traffic, and increased inventory and product turnover.  To the extent that the project directly 

stimulates new business growth, it is anticipated that this new growth will be experienced in the 

local economy by improvements to existing businesses, re-occupancy of existing vacant 

storefronts or structures, or potentially by in-fill development in the central commercial district.  

See the discussion of socioeconomic impacts in Section 3.11 below. 

 

C. Mitigation Measures 

 

No significant impacts have been identified, and no mitigation measures are necessary. 

 

3.9.3 Local and Regional Land Use Plans 

 

A. Existing Plans 

 

Comprehensive Plan 

 

As discussed in Section 1.3.2, the Town of Windham adopted a Comprehensive Plan in 2002.  

This plan consists of primarily policy and goal statements.  The stated goals of the 

Comprehensive Plan are as follows: 

 

 Natural Resources – To promote orderly growth and development within the Town without 

compromising the integrity of its natural resources. 

 Historic Resources – To protect the historic character of the Town and promote its historic 

resources. 

 Land Use – To maintain local control over land use in the Town while promoting ‗quality‘ 

commercial and residential growth that is in-keeping with the existing Town character. 

 Housing – Provide a range of housing opportunities and improve the quality of housing. 

 Economic Development – Promote economic development in the Town by primarily 

strengthening the tourism economy and, secondarily, by diversifying the economy, and 

finally, by maintaining and promoting the Town‘s historic character, scenic beauty, and 

environmental quality. 

 Transportation – Improve motorized and non-motorized transportation throughout the Town. 

 Community Facilities – To enhance the Town‘s community facilities. 

 

GEIS 

 

As discussed in Section 1.3.2 the GEIS examined the current environmental and infrastructure 

conditions of the entire Town in order to analyze the capacity to support growth, sustain the 

existing community, and provide employment with a livable wage while maintaining the essence 

of the community.  Through the GEIS process, the Town identified various threshold conditions 

for the future environmental review of development projects and actions within the framework of 

encouraging growth and economic sustainability.  The GEIS also identified key influences on the 

Town‘s character and economy, such as the Windham Mountain ski area and the surrounding 

residential and recreational uses. 
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As noted above, the Town of Windham does not currently have a zoning code.  Nonetheless, the 

Town‘s subdivision control and site plan review codes, as well as its additional land use 

ordinances regulating mobile homes and floodplain development, and its building code, in 

addition to SEQRA, provide the Town opportunities to participate in shaping growth and 

development within its borders. 

 

Greene County Economic Development Plan 

 

As noted on the County‘s web site, Greene County‘s Department of Planning and Economic 

Development, in cooperation with the Greene Business Partnership, recently completed work on 

a countywide Comprehensive Economic Development Plan providing a comprehensive 

assessment of the Greene County economy and a set of prioritized strategic directions and 

actions that the county will use to improve the livability and quality of life for its residents, 

facilitate the creation of high-quality jobs, generate new investment in its communities and 

ensure the county's long-term fiscal health.
11

 

 

The plan, published in July 2007, identified a number of goals, including: 

 

 Expand the quantity and quality of employment opportunities through the development of a 

balanced, diverse, and year-round economy.   

 Generate long-term revenue growth in the tourism industry as a strategy for economic 

development. 

 Preserve and enhance the physical and environmental characteristics that make Greene 

County a distinct and identifiable place, while providing for the needs of existing and 

prospective residents.   

 Develop a skilled and educated workforce that will meet the needs of existing businesses and 

emerging industries in Greene County. 

 Improve the quality of life in Greene County by upgrading and expanding community 

services, facilities, and amenities.   

 Develop a steady supply of commercial and industrial land, sites and buildings that support 

the needs of existing and emerging businesses in Greene County. 

 Support the creation of reliable, high-quality telecommunications infrastructure that meets 

the needs of existing and emerging industries in Greene County, ensures connectivity, and 

allows all communities throughout the County to participate in economic development. 

 

The plan recognizes that private investment in existing and new tourism destinations and 

facilities will be vital to the revitalization of the Greene County tourism industry and in 

generating four-season recreational uses of the existing facilities.  In assessing the strengths and 

weaknesses of the County‘s tourism marketplace, the Plan notes that the most significant 

―weakness from an economic development perspective involves the lack of retail and dining 

options.‖
12

 The Plan notes that this impacts the quality of life as well as Greene County‘s ability 

                                                 
11

 http://greenebusiness.com/planning/programs-services 

12
 Greene County Comprehensive Economic Development Plan, Greene County Planning and 

Economic Development, July 2007, page 10-52. 

http://greenebusiness.com/files/docs/ChapterTen_TourismIndustryAnalysis.pdf 
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to attract and retain visitors.  However, demand for these uses stimulates investment in these 

very businesses. 

 

To this point, the Plan states that seasonal residents boost Greene County‘s population by 15,000 

people during certain times of the year, and that ―there is no question that these individuals have 

an enormous impact on the local economy.‖ In terms of economic importance, the Plan notes 

that seasonal residents ―often have similar spending patterns and a level of affluence less 

common [i.e., higher] among the year-round population.‖
13

 As such, the seasonal or year-round 

resident likely to buy a home in the proposed project would fit this profile, and would likely 

contribute to the County‘s – and the Town‘s – economic development.  The demand for quality 

retail and dining opportunities would be expected to stimulate Windham‘s economy, thereby 

creating new businesses in now-vacant NY Route 23 storefronts and enabling existing businesses 

to increase sales and expand consumer choices. 

 

Agricultural Development and Farmland Protection Plan 

 

In August 2002, the Green County Legislature adopted the Agricultural Development and 

Farmland Protection Plan that inventoried, assessed, and created an action plan to protect the 

agricultural and farmland resources of the County.  The agricultural land in the Town of 

Windham falls within Greene County Agricultural District 4, the ―Mountaintop District,‖ which 

also includes land in Lexington, Jewett, Prattsville, Ashland, and Halcott.  The Mountaintop 

District totals 7,097.47 acres of farmland, 219.9 acres of which are within the Town of 

Windham.  No such identified farmland is in the vicinity of or would be affected by the proposed 

project.  The Plan notes, however, that second homeowners such as the buyers of units at the 

proposed project present an opportunity for the County‘s agricultural development in that they 

―can increase the sales and margins of farm markets.‖
14

 

 

B. Potential Impacts 

 

The proposed project is consistent with existing plans and policies at both the Town and County 

levels.  The project will reinforce the attractiveness of Windham Mountain ski area and enable it 

to maintain its competitive position among the other major ski area attractions in the Catskill 

Region.  The land use effects of the project will be consistent with and will continue the trend of 

high quality seasonal home development patterns that exist in the vicinity of the ski area.  The 

seasonal and year-round residents will contribute to the Town and the County‘s economy 

consistent with the economic goals stated above. 

 

It is expected that new economic activity elsewhere in the Town resulting from the project will 

be absorbed by existing businesses and will result in the re-occupancy of now vacant storefronts 

and structures in the Windham business district stretching along NY Route 23.  There exists the 

potential for new business starts to occur elsewhere in Windham due to the absence of zoning 

that would concentrate commercial activities in a business zone.  However, the Town‘s oversight 

                                                 
13

 Ibid., page 10-23. 

14
 Agricultural Development and Farmland Protection Plan, Greene County Agricultural and 

Farmland Protection Board, August 2002, in Section 2.9.3 (unpaginated document). 
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and review of proposals through its various oversight regulations is expected to temper any 

negative effects of such changes in land use.  The Town‘s draft GEIS concludes that, ―At the 

core is moving Windham towards a destination resort community with less emphasis on the day 

commuter.‖(GEIS, page 104) The proposed project is consistent with this goal of strengthening 

Windham as a destination resort community. 

 

C. Mitigation Measures 

 

No significant impacts have been identified and no mitigation measures are necessary. 

 

3.10 Community Services  

 

In a letter dated February 10, 2012 the Windham Town Board stated that the Town‘s Police and 

EMS Departments have willingness to serve the proposed project.  The letter also states, ―As the 

project advances through the SEQRA permitting process the Town Board will communicate with 

the development team and the Windham Planning Board regarding potential impacts and 

mitigation strategies involving any of these Departments‖.  A copy of the Town Board‘s letter is 

included in Appendix 2. 

 

Numerous efforts were made to contact the Windham Ashland Jewett school district.  To date, 

no response has been obtained from school district and efforts to obtain a response are 

continuing.  The following presents an analysis of the school district and the benefits it would 

accrue as a result of the WMSC project.   

 

Existing Conditions 

 

The Town is served by the Windham-Ashland-Jewett (WAJ) School District, with the Central 

School located on Main Street, in Windham. The Town‘s 2002 Comprehensive Plan states the 

enrollment in 2002 was 551 students for kindergarten through 12th grade. A ten year enrollment 

projection estimated an increase of 12 students; however, the NYS Education Department 

(NYSED) has recorded a declining school enrollment during the years 2004 through 2007. The 

overall enrollment during these years was 468 pupils in the 2004-2005 academic year, 445 

during 2005-2006, and 453 for the 2006-2007 school years. Currently, the WAJ District has 

further decreased to a 2010-2011 enrollment list of 399 pupils,
15

 and an estimated 402 students 

are enrolled in the 2011-2012 school year. The adopted 2011-2012 school district budget is 

$10,576,366. Of this amount, $8,868,874 represents that portion covered by the district‘s 

property tax warrant. Excluding federal and state aid, the local property tax levy supports the 

student population at the rate of approximately $22,062 per student. 

 

Despite the general trend of a declining pupil enrollment, the teaching capacity of the WAJ 

District remains strong in comparison to school districts in Greene County and the larger Catskill 

region. The WAJ District, during the 2010-2011 school year, had a student to classroom teacher 

ratio of 9.3 (i.e., there is one teacher per each 9.3 students), whereas the Greene County student 

                                                 
15

 http://www.p12.nysed.gov/irs/pmf/2010-11/2011-Staffing-Ratios.pdf. October 25, 2011, page 

197. 

http://www.p12.nysed.gov/irs/pmf/2010-11/2011-Staffing-Ratios.pdf
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to teacher ratio was 10.8, and the larger regional ratio was 12.4. Similarly, the WAJ ratio of 

students to teaching assistants and aids was greater than the County and the region‘s ratios, at 

24.9 students per assistant/aid, versus 31.5 and 42.5 students per assistant/aid on a county-wide 

and regional basis, respectively.
16

 In comparison to all public schools nationally, the WAJ 

District showed a more favorable teacher per student ratio against the average of all rural 

schools, which showed 12.1 students per teacher, while the average of all schools nationally was 

15.7 students per teacher.
17

  

 

Windham‘s student/teacher ratio of 9.3 indicates the teaching capacity to accommodate 

additional students without exceeding standard student/teacher ratios in a manner that would 

affect educational quality or require the additional of new teaching staff. The WAJ School 

District has approximately 43 teachers. At this rate, the district could accommodate an additional 

65 students before the Greene County student/teacher ratio of 10.4 was reached; an additional 

121 students could be accommodated before the national rural school average student/teacher 

ratio of 12.1 was reached. 

 

 The school‘s Board of Education emphasizes its mission statement that the school will provide, 

―the resources and environment that maximize the opportunity for each and every student to 

reach his or her academic, creative and athletic potential.‖ To accomplish this, despite the 

stagnant enrollment numbers, extensive improvements had been made to the school. Large-scale 

renovations have occurred, including new classrooms and district offices; a new library; a new 

fitness center, gymnasium and locker rooms; a new music and band room; and a new kitchen, 

dining room, cafeteria and serving areas. Additional renovations included a new athletic field, 

landscaping, façade improvements, and new guidance offices. These improvements have added 

to the WAJ District‘s educational capacity on both a qualitative and a quantitative basis. 

Hurricane Irene, in August 2011, resulted in approximately $4 million damage to the school, the 

repairs of which are expected to be fully undertaken by the time the proposed project is in 

operation. The WAJ District anticipates that nearly 90 percent of these repair costs will be 

covered by state and federal emergency funds.
18

 The recent damages are not expected to affect 

the quality of the District‘s educational services or its enrollment potential in the long-term. 

 

Potential Impacts 

 

The WMSC is intended to be a seasonal residential development, and it is not anticipated that it 

will generate full-time, year-round residents that would increase school enrollment. While over 

time some seasonal residents may elect to make Windham their permanent year-round residence, 

it is anticipated that these residents would do so on an ―empty nester‖ or retirement basis and 

would thereby not increase the population of school-age children. 

                                                 
16

 Ibid. 

17
 http://nces.ed.gov/programs/coe/pdf/coe_qpt.pdf National data shown for school year 2007-

2008. 

18
http://images.pcmac.org/SiSFiles/Schools/NY/WindhamAshland/WindhamAshland/Uploads/N

ews/Documents/The%20Chalk%20Board%202011_Irene%20Recovery%20Edition_WAJCSD_.

pdf 

http://nces.ed.gov/programs/coe/pdf/coe_qpt.pdf
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This analysis, however, assumes a worst-case scenario in which some WMSC seasonal residents 

become year-round residents, and that among these new residents are school-age children. 

Demographic analyses of second home owners indicate that nearly 90 percent are married, and 

yet nearly 85 percent do not have children living at home.
19

 Additional research has shown that 

year-round residents of resort properties can generate a school-age population at the rate of .41 to 

.71 children per household.
20

 Although these rates are considered high for the WMSC on account 

of its high-end character and its planned marketing program aimed exclusively at seasonal 

second-home buyers, these rates have been used in this analysis to provide a conservative 

estimate of potential school enrollment effects of the WMSC.  

 

This analysis therefore conservatively assumes that upon full build-out, 10 percent of the 

proposed WMSC housing – 30 units – would become full-time residential units, resulting in a 

year-round population of between 12 and 21 school-age children. At the rate of $22,062 per 

student, these additional students would represent new school district expenses of between 

$264,744 and $463,302.  

 

As discussed in Section 3.11, it is estimated that the WMSC, upon full build-out, would 

conservatively generate approximately $668,044 in annual property taxes for the school district. 

At this rate, the project-generated school taxes would offset any additional school district costs 

arising from enrolling project-generated schoolchildren. Weighing the potential per student costs 

against the project‘s estimated school tax generation, the WMSC would create an annual surplus 

for the school district of between $204,742 and $403,300. Because the WMSC would generate a 

surplus in tax revenues for the school district, the district‘s cost to educating project-generated 

students would not be expected to result in school tax increases for other properties in the 

district. 

 

The WAJ School district, on account of the favorable student-to-teacher ratio and the major 

capital improvements that have been undertaken has the ability to serve the project. In addition, 

given the minimal school enrollment increases resulting from the project, it is expected that the 

WMSC would create a surplus in tax revenues for the school district. Therefore, no potential 

impacts on the WAJ School District have been identified. 

 

Mitigation Measures 

 

No mitigation measures are proposed since no impacts to the school district have been identified. 

 

 

 

 

  

                                                 
19

 The Contribution of Second Homes to Rural Economies, Weagraff, Benjamin A., Pennsylvania 

State University, December 2004; and Vacation Homes: An Analysis of the Market for Seasonal-

Recreational Housing;‖ Ragatz, R. L., Unpublished Doctoral Thesis, Cornell University, 1969. 

20
 Seasonal Homes in Michigan, Stynes, Daniel J., JiaJia Zheng, and Susan I. Stewart, Michigan 

State University, 1995.  
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3.11 Socioeconomics 

 

This Section describes the potential effects of the proposed project on population and 

employment and workforce conditions, as well as the potential for growth-inducing and 

secondary impacts as a result of changes to the local economy as a result of the project. 

Additional detail on these analyses is provided in Appendix 14, ―Economic and Fiscal Impact 

Assessment.‖ 

 

3.11.1 Existing Demographic and Economic Profile 

 

A. Population 

 

The Town of Windham had 1,703 residents in 2010, which was a 2.6 percent increase from its 

population in 2000 (see Table 3-10).  The population in the county and the state grew at 2.1 

percent during this time period. 

 
Table 3-10.  Population 

  2000 2010 Percent Change 
Windham 1,660 1,703 2.6% 
Greene County 48,195 49,221 2.1% 
New York State 18,976,457 19,378,102 2.1% 
Sources: U.S.  Census Bureau, Census 2000 and 2010. 

 

B. Households 

 

In 2010 there were 773 households in Windham, 7.4 percent higher than the number of 

households in 2000.  Between the years 2000 and 2010, the town‘s household growth rate was 

twice as fast as the state‘s; however, it was lower than the county‘s 8.6 percent growth rate (see 

Table 3-11).   

 

Windham‘s 2010 average household size was 2.20 people, which was lower than the average 

household size in the state and the county. 

 
Table 3-11.  Households and Average Household Size 

  

Households Average Household Size 

2000 2010 
Percent 

Change 2000 2010 
Windham 720 773 7.4% 2.31 2.20 
Greene County 18,256 19,823 8.6% 2.42 2.31 
New York State 7,056,860 7,317,755 3.7% 2.61 2.57 
Sources: U.S.  Census Bureau, Census 2000 and 2010. 

 

C. Income 

 

Table 3-12 shows that over the 2005-2009 time period, the median household income in the 

Town of Windham was $53,056, which was 8.7 percent higher than the median household 

income in the county, but 9.1 percent lower than the median household income in the state.  
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Between 1999 and the 2005-2009 time period, Windham‘s median household income grew at 

47.3 percent, which was a faster rate of growth compared to the state and the county. 

Over the 2005-2009 time period, the per capita income in Windham was $23,941, which was 

26.0 percent lower than the per capita income in New York State (see Table 3-12).  Windham‘s 

per capita income decreased by 23.3 percent from $31,202 in 1999 to $23,941 over the 2005-

2009 time period.  The per capita income in the county had a less significant decrease during this 

time period, decreasing by 6.5 percent. 
 

Table 3-12.  Median Household Income and Per Capita Income 

 Median Household Income Per Capita Income 

  1999 2005-2009 
Percent 

Change 1999 2005-2009 
Percent 

Change 
Windham $36,010 $53,056 47.3% $31,202 $23,941 -23.3% 
Greene County $36,493 $48,820 33.8% $26,436 $24,712 -6.5% 
New York State $60,596 $58,349 -3.7% $32,661 $32,362 -0.9% 
Notes: Median household income and per capita income are presented in constant 2011 dollars 

based on the U.S.  Department of Labor Bureau of Labor Statistics‘ July 2011 Consumer 

Price Index for all urban consumers for the northeast. 

Sources: U.S.  Census Bureau, Census 2000, Summary File 3; U.S.  Census Bureau, 2005-2009 

American Community Survey. 

 

3.11.2 Existing Employment 

 

In 2010 the labor force, which includes the total number of people employed or seeking 

employment, had 24,068 people in Greene County (see Table 3-13).  Between 2000 and 2010 the 

county‘s labor force increased by 6.3 percent from 22,632 people in 2000.  This growth rate was 

higher than the state‘s 5.1 percent growth rate.   

 
Table 3-13.  Average Annual Labor Force 

Area 2000 2010 

Percent Growth 

2000-2010 

Greene County 22,632 24,068 6.3% 
New York State 9,166,972 9,630,854 5.1% 

Source:  Bureau of Labor Statistics, Local Area Unemployment Statistics 

 

According to Bureau of Labor Statistics‘ Local Area Unemployment Statistics, in 2010, there 

were about 2,061 unemployed people in Greene County, representing 8.6 percent of the county‘s 

labor force (see Table 3-14).  The state‘s unemployment rate was also 8.6 percent in 2010.   
 

Table 3-14.  Unemployment 

 Unemployed Unemployment Rate 

Area 2000 2010 2000 2010 

Greene County 1,023 2,061 4.5% 8.6% 
New York State 415,531 824,076 4.5% 8.6% 

Source: Bureau of Labor Statistics, Local Area Unemployment Statistics 
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A. Employment By Sector 

 

In 2010 there were 14,373 employees in Greene County, an 8.6 percent increase from the 

number of employees in 2000.  The industries providing 5 percent or more of these jobs are 

listed in Table 3-15. The government sector had the highest share of employment in the county at 

30.3 percent.  The retail trade sector had the next highest share of employees within the county at 

14.5 percent.  This sector experienced significant growth in employment between 2000 and 

2010, growing by 25.1 percent from 1,663 employees in 2000 to 2,081 employees in 2010.  

Approximately 11.2 percent of employment (or 1,614 employees) was in the accommodation and 

food services sector.  The health care and social assistance sector followed with 1,232 employees 

(or 8.6 percent of total employment). 

 
Table 3-15.  Top Employment Sectors 

2000 and 2010 Employment by Industry (Greene County and New York State) 

Industry 
Greene County New York State  

2000 2010 2000 2010 
Total Employment 13,233 14,373 8,471,278 8,339,290 
Manufacturing 7.5% 6.6% 8.8% 5.5% 
Retail Trade 12.6% 14.5% 10.3% 10.5% 
Health Care and Social Assistance 7.3% 8.6% 12.7% 15.4% 
Arts, Entertainment, and Recreation 5.4% 5.2% 1.4% 1.7% 
Accommodation and Food Services 12.9% 11.2% 6.1% 7.1% 
Total, All Government 29.7% 30.3% 16.5% 17.2% 
Source: Quarterly Census of Employment and Wages, developed through a cooperative program 

between the State of New York and the U.S. Bureau of Labor Statistics [Accessed 

August 2011]. 

 

As shown in Table 3-16, in 2009 Windham had 699 employees, representing 5.0 percent of the 

2009 employment in Greene County.
21

 Based on the Department of Labor data, the highest 

percentage of employment in Windham was in the accommodation and food services sector (147 

employees or 21.0 percent of total employment) followed by the retail trade sector (84 

employees or 12.0 percent).  The construction sector had the third highest number of employees 

in Windham with 64 employees, representing 9.2 percent of employment in Windham. 

Wages in 2009 totaled $13.89 million in Windham.  About $2.30 million was paid to employees 

in the construction sector.  The sectors with the next highest total wages were the retail trade 

sector ($1.99 million) and the accommodation and food services sector ($1.75 million). 

  

                                                 
21

 2009 employment at the town level was provided by New York State Department of Labor 

(DOL) in March 2011. Since March 2011, DOL discontinued distributing data at the town level 

therefore this data could not be updated with 2010 data. 
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Table 3-16.  2009 Windham Employment and Wages by Sector 

Sector Employment % of Employment Total Wages 
Average Wage 

by Sector 

Total 699  $13,889,423 $19,870 
Construction 64 9.2% $2,302,358 $35,974 
Retail Trade 84 12.0% $1,993,784 $23,736 
Transportation and Warehousing 8 1.1% $321,397 $40,175 
Finance and Insurance 8 1.1% $246,139 $30,767 
Professional, Scientific, and Technical 

Services 13 1.9% $296,134 $22,780 
Administrative, Support, and Waste 

Management and Remediation Services 9 1.3% $202,358 $22,484 
Educational Services 14 2.0% $484,259 $34,590 
Accommodation and Food Services 147 21.0% $1,746,778 $11,883 
Other Services (except public 

administration) 9 1.3% $218,188 $24,243 

Unknown 343 49.1%   

Notes: See notes in Appendix 14, Table 12. 

Sources: New York State Department of Labor, March 2011 

 

3.11.3 Economic and Fiscal Effects, and Growth-Inducing, Secondary and Cumulative Effects 

 

Using the IMPLAN economic modeling methodology, economic impacts were estimated in three 

component areas: direct, indirect (also called ―secondary‖), and induced effects.  

Direct effects are initial benefits to the economy of a specific new investment; e.g., construction 

cost and the resulting demand in employment and changes in employee compensation.   

Indirect (secondary) effects are benefits generated by industries purchasing from other industries as 

a result of the direct investment; e.g., indirect employment resulting from construction 

expenditures would include jobs in industries that provide goods and services to the contractors.  A 

direct investment triggers changes in other industries as businesses alter their production to meet 

the needs of the industry in which the direct impact has occurred.  These businesses in turn 

purchase goods and services from other businesses, causing a ripple effect through the economy.  

The ripple effect continues until leakages from the region (caused, for example, by imported 

goods) stop the cycle.  The sum of these iterative inter-industry purchases is called the indirect 

effect. 

 

Induced effects represent the impacts caused by increased income in a region.  Direct and indirect 

effects generate more worker income by increasing employment and/or salaries in certain 

industries.  Households spend some of this additional income on local goods and services, such 

as food and drink, recreation, and medical services.  Benefits generated by these household 

expenditures are quantified as induced effects. 
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A. Construction Period Effects 

 

Based on preliminary estimates, the construction cost for the proposed project is estimated at 

$185.09 million (in 2011 dollars).  The total estimated amount of $185.09 million reflects the 

cost of physical improvements to the site, and therefore excludes other values, such as financing, 

the value of the land, initial marketing, and similar costs not directly a part of the expenditures 

for construction.   

 

Construction Employment  

 

Direct Effects of Construction Employment 

 

The $185.09 million represents the direct expenditures during the construction period.  As a 

result of the direct expenditures, the direct employment demand from construction is estimated at 

845 person-years of employment (see Table 3-17).  Over the estimated 15-year construction 

build-out, the project will directly generate an average of 56 full-time equivalent jobs. 

 

Indirect/Secondary Effects of Construction Employment 

 

As discussed above, when new direct jobs are introduced to an area, those jobs lead to the creation 

of additional indirect and induced jobs.  Indirect employment resulting from construction 

expenditures will include jobs in industries that provide goods and services to the contractors, and 

induced employment would include jobs generated by new economic demand from households 

spending salaries earned through the direct and indirect jobs.  Based on the IMPLAN model‘s 

economic multipliers for Greene County industry sectors, the proposed project will generate an 

additional 211 indirect person-years of employment and 221 induced person-years of employment 

in Greene County, bringing the total number of jobs from construction to 1,277 person-years (see 

Table 3-17).  In the larger New York State economy, the model estimates that the proposed 

project will generate 614 indirect and induced jobs, bringing the total direct and generated jobs 

from construction of the proposed project to 1,459 person-years of employment in the state. 

 

Construction Employee Compensation 

 

Direct and Indirect/Secondary Effects of Construction Compensation 

 

The direct employee compensation during the construction period is estimated at $45.29 million 

(see Table 3-17).  Total direct, indirect, and induced employee compensation resulting in Greene 

County from construction is estimated at $64.53 million.  In the broader state economy, total 

direct, indirect, and induced employee compensation from construction of the proposed project is 

estimated at $89.16 million. 
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Table 3-17.  Economic and Fiscal Benefits from Construction 

 Greene County New York State 

Employment (Person-Years)
 1
 

Direct (jobs in construction) 845 845 
Indirect (jobs in support industries) 211 358 
Induced (jobs from household spending) 221 256 

Total 1,277 1,459 

Employee Compensation (Millions of 2011 dollars) 

Direct (earnings in construction) $45.29 $45.29 
Indirect (earnings in support industries) $10.10 $23.30 
Induced (earnings from household 

spending) 
$9.14 $20.57 

Total $64.53 $89.16 
Total Economic Output (Millions of 2011 dollars)

2
 

Direct (output from construction) $185.09 $185.09 
Indirect (output from support industries) $32.38 $73.97 
Induced (output from household spending) $32.00 $69.44 

Total $249.47 $328.50 
Fiscal Benefits from Construction 

 Greene County New York State 

Sales Taxes on Construction Materials
3 $2,351,700 $2,351,700 

Sales Taxes from Workers‘ Expenditures
4 $138,300 $883,000 

Personal Income Taxes  $3,269,100 

Total $2,490,000 $6,503,800 
Notes:       See notes in Appendix 14, Table 18.   

Sources: The characteristics and construction cost of the proposed development; the IMPLAN 

economic modeling system; and the tax rates by applicable jurisdiction. 

 

Total Effect on the Local Economy 

 

As indicated above, the total construction cost for the proposed project is estimated at 

approximately $185.09 million.  Based on the IMPLAN models for Greene County and New York 

State, the total cumulative economic activity that would result from construction of the proposed 

project is estimated at $328.50 million in New York, of which $249.47 million would occur in 

Greene County (see Table 3-17) over the 15-year build-out period for the project. 

 

Sales Tax From Construction 

 

Construction of the proposed project would have associated with it tax revenues for Greene 

County and for New York State.  Upon full build-out, the cumulative non-property tax revenues 

from construction of the proposed project are estimated to total approximately $6.50 million in 

New York State (see Table 3-17).  Of this amount, the largest portion would be derived from 

personal income taxes ($3.27 million), followed by sales taxes on construction materials ($2.35 

million) and sales taxes on workers‘ expenditures $0.88 million.  In Greene County, construction 
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of the proposed project would result in $2.49 million in taxes.  Approximately 94.5 percent of 

these revenues would result from sales taxes on construction materials.  In addition, Greene 

County would receive approximately $0.14 million in sales taxes on indirect and induced 

workers‘ expenditures.
22

 

 

Growth-Inducing and Cumulative Effects of Construction 

 

Because the WMSC will be built-out over a 15-year period, the number of construction jobs and 

the expenditure of these construction-related salaries and wages will be spread out over the 15-

year time period, thereby avoiding a short-term ―boom‖ in construction-related spending in the 

local or regional economies. The project, due to its extended build period, will result in a period 

of employment and local spending that will buoy the local and regional economies.  

 

Contacts with local officials undertaken during the preparation of the Traffic Impact Study (see 

Appendix 13) identified other development projects that will likely be constructed during the 15 

year build-out period of the WMSC. These could result in the addition of an additional 130 

residential units in Windham, and include the following: 

 

 Upper Wipeout – 9 single family homes 

 Copper Ridge – 12 single family homes 

 Stonewall Glen – 59 condominiums, clubhouse, commercial building 

 The Diamonds – 9 condominiums 

 Destination Windham – 41 condominiums and ice rink 

 

The construction of these other projects in the immediate area will draw from the same 

construction labor pool as the project, and will occur at a market-driven rate and will likely be 

phased over time, providing a steady stream of employment for members of the construction 

industry and the constituent trades. It is anticipated that these construction employees and 

tradespersons will be drawn from the local labor pool. The induced jobs and economic activities 

resulting from these project expenditures will support and stabilize local employment and 

businesses and employment patterns. It is unlikely that new construction workers will move into 

the Windham area as a result of the project, and given the availability of local and regional 

construction suppliers.  

 

It is expected that existing businesses would benefit from increased rates of trade and economic 

activity during the construction period as a result of the expenditure of workers‘ wages and 

salaries and the purchase of construction-related materials. To the extent that a portion of this 

                                                 
22

 This estimate is conservative as it includes sales taxes on indirect and induced employee 

spending based on Reverse Journey to Work data, which indicates that approximately 72.6 

percent of Greene County workers live in Greene County. The estimate for sales taxes on worker 

spending does not include sales taxes on direct workers‘ expenditures in the County since 

construction workers typically drive further for construction jobs than other jobs. Since the 

percentage of construction workers that would reside in Greene County is not known, an 

estimate for county sales taxes on direct worker expenditures is not provided. 
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spending occurred locally, it is expected that increased level of activity would stimulate the local 

economy.  

 

The level of new local business activity resulting from the construction of the WMSC is not 

expected, however, to result in new commercial construction development. Rather, it is expected 

that the existing businesses in and around Windham would absorb most, if not all, of the 

construction-period economic demands by making more sales, extending business hours, 

increasing inventories, and hiring more workers (e.g., indirect employment). New business starts 

in Windham will be expected to take root in the vacant storefront and commercial spaces, mainly 

in the Windham hamlet area along NY Route 23. 

 

B. Economic and Fiscal Effects of Annual Operation 

 

Employment 

 

As shown in Table 3-18, the proposed project will introduce approximately 170 employees, 

including 98 full-time employees and 72 part-time employees with total employee compensation 

of $4.92 million.  

 
Table 3-18.  Operating Data Assumption 

 Operating Data Assumptions 

Staff 170 full-time and part-time employees 

Employee Compensation $4,916,500 

Sources: Data provided by Design Management LLC (August 2011) 

 

Employment at the proposed project will include 16 full-time and 4 part-time general and 

administrative workers.  Average salaries for full-time general and administrative employees 

range from $35,000 for accounts receivable to $225,000 for the vice president of development.  

There will be 19 full-time and 19 part-time common areas employees.  Salaries range from 

$30,000 for general staff to $65,000 for the superintendent.  There will be 13 part-time lift 

operators earning between $12,000 and $24,000.  The 28 full-time and 24 part-time food and 

beverage employees will have salaries ranging from $24,000 for dishwashers, servers, and 

bartenders to $75,000 for chefs.  The Wellness Center will have 5 full time and 2 part-time 

employees earning between $20,000 and $45,000.  There will be 7 full-time and 4 part-time spa 

employees.  These employees will earn between $25,000 and $50,000.  Finally, there will be 23 

full-time and 6 part-time condo/lodging employees earning between $20,000 and $75,000 per 

year.   

 

Indirect/Secondary Effects of Annual Operation Employment 

 

Based on the IMPLAN model‘s economic multipliers for Greene County industry sectors, the 

proposed project will generate an estimated 43 permanent indirect and induced jobs within 

Greene County, bringing the total number of direct, indirect, and induced jobs from the annual 

operation of the proposed project to 213 jobs within the county. 

 

In the larger New York State economy, the model estimates that operations of the proposed 

project will generate an estimated 75 indirect and induced jobs.  Including the 170 direct jobs, 
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the total number of direct, indirect, and induced jobs in New York State is expected to be 

approximately 245. 

 

Direct and Indirect/Secondary Effects of Annual Operation Compensation 

 

Direct employee compensation from annual operation of the proposed project is estimated to be 

$4.92 million.  Based on the IMPLAN model‘s economic multipliers for Greene County industry 

sectors, total direct, indirect, and induced employee compensation is estimated at $6.22 million.  

In the broader New York State economy, total direct, indirect, and induced employee 

compensation from the annual operation of the proposed project is estimated at $8.00 million. 

 

Total Annual Effect on the Local Economy  

 

Based on the IMPLAN model for the state, the direct effect on the local economy from annual 

operations is estimated at $15.93 million.  In Greene County, in addition to the $15.93 million of 

direct spending, indirect and induced output is estimated at $4.78 million.  The direct, indirect, 

and induced economic activity that will result from the proposed project is estimated at $26.51 

million in New York State, of which $20.71 million will be in Greene County (see Table 3-19). 
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Table 3-19.  Economic and Fiscal Benefits from Annual Operations 

 Greene County New York State 

Employment (Permanent Full- and Part-Time) 

Direct (On-site) 170 170 
Indirect (jobs in support industries) 19 33 
Induced (jobs from household spending) 24 42 

Total 213 245 

Employee Compensation (Millions of 2011 dollars) 

Direct (On-site) $4.92 $4.92 
Indirect (earnings in support industries) $0.60 $1.47 
Induced (earnings from household spending) $0.70 $1.61 

Total $6.22 $8.00 
Total Economic Output (Millions of 2011 dollars)

1
 

Direct (On-site)  $15.93  $15.93 
Indirect (output from support industries) $2.33 $5.14 
Induced 

(output from household spending) 

$2.45 $5.44 

Total $20.71 $26.51 
Fiscal Benefits from Annual Operations 

 Greene County New York State 
Personal Income Tax  $166,350 

Sales Taxes on Purchases at the Proposed Project $60,880 $60,880 
Sales Taxes from Workers‘ Expenditures

2
 $45,960 $95,960 

Total $106,840 $323,190 
Notes: See notes in Appendix 14, Table 19. 

Sources: The characteristics and construction cost of the proposed development; the IMPLAN economic 

modeling system. 

 

Sales Taxes From Annual Operation 

Annual operations of the proposed project will have associated with it tax revenues for Greene 

County and New York State.  These tax revenues will include property-related revenues and 

non-property tax revenues. 

 

The operation of the completed development is estimated to generate $323,190 annually (in 2011 

dollars) in non-property-related tax revenues for New York State.  Of these tax revenues, the 

largest portion ($166,350) will come from personal income taxes from direct, indirect, and 

induced activity.  In addition, the state will receive an estimated $95,960 annually from sales 

taxes on direct, indirect, and induced workers‘ expenditures, and $60,880 annually from sales 

taxes on retail and food and beverage purchases at the proposed project. 
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The county will receive an estimated $106,840 in non-property-related taxes as a result of the 

proposed project.  This will include approximately $45,960 in sales taxes from direct, indirect, 

and induced workers‘ expenditures and $60,880 annually in sales taxes on purchases made at the 

proposed project. 

 

Growth Inducing and Cumulative Effects of Annual Operations 

 

The potential for growth-inducing and cumulative effects will stem from the new employment 

created by the WMSC, upon full operation, and from the effects of its seasonal residents. 

 

Employment Effects 

 

An analysis of the projected employee profile and employment opportunities suggests that the 

majority of the year-round (and seasonal) jobs created by the proposed project could be filled by 

local residents or people within a commuting radius.  As discussed above, there were 2,061 

unemployed people in Greene County who may be eligible to acquire jobs at the proposed 

project. In addition to the unemployed people in Greene County, there are also ―underemployed‖ 

people residing within the local labor pool who may seek to acquire jobs at the proposed project. 

In general, because of the presence of an available and potentially available local workforce, it is 

expected that the employment opportunities offered by the proposed project will not result in 

employee relocation, and will not consequently induce or result in secondary or indirectly caused 

new year-round occupancies or new construction in Windham or the surrounding communities. 

 

The proposed project will, however, provide a small number of mid- and upper-management 

jobs or specialized jobs that will likely be filled by non-residents.  These will include 

management positions, such as the Vice President of Development, General Manager, Food and 

Beverage Manager, Dining Service Manager, Chef, Pastry Chef, Director of Outdoors, Spa 

Manager, and Lodging Manager.  Because of the specialty or technical nature of these positions, 

filling them from among the available labor pool may not be possible.  Consequently, the 

recruitment program will likely search nationally or internationally for the best candidates, and 

the proposed project will therefore be likely to import these workers into the region.  These 

positions will have salaries ranging from $45,000 to $225,000.  Approximately 18 such positions 

will fall into this category. 

 

It is anticipated that the majority of the employees will be drawn from the local labor pool and 

will therefore already reside in existing housing, and that only a small number will be new 

renters and purchasers of existing housing stock.  Very few, if any, new employees will be 

expected to construct new year-round housing.  No other potential new housing construction is 

anticipated as a result of resort development and operations. 

 

Resident Effects 

 

WMSC will add 302 residential units, representing a 12.3 percent increase compared to the 

number of housing units in Windham 2010.  The WMSC residential units are expected to be 

predominately seasonal homes, which are common in the area.  As shown in Table 5 of 

Appendix 14, about 88.3 percent of vacant units in Windham (or 1,487 units) are for seasonal, 
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recreational or occasional use. Since seasonal homes are already common in Windham and since 

the sales prices are expected to reflect the sales prices of recently built units, it is not expected 

that the proposed project will have significant adverse impacts on the local housing market. 
On a seasonal basis, it is expected that WMSC will attract households of between 2 and 4 people. 

These visiting residents will be expected to incur typical expenditures on general and 

merchandise, food and groceries, automotive (e.g., gasoline), eating and drinking establishments, 

apparel and accessories, home furnishings, and amusement and recreational businesses. 

 

Based upon windshield inventories of existing businesses in Windham and Hensonville, there 

appears to be sufficient capacity within existing businesses to accommodate the needs of the 

seasonal visitors of the WMSC.  As noted above, the highest percentage of employment in 

Windham was in the some of the main business sectors likely to be targeted by WMSC residents, 

including the food services sector and the retail trade sector. 

 

The primary potential growth-inducing effect of the built-out WMSC will be that the overall 

existing Windham business economy will increase its activities in response to the WMSC 

residents‘ creating new demands for goods and services. As a result, many businesses will 

simply experience increased sales resulting in higher profits and/or wages. Some businesses may 

stay open later or hire an additional employee as a result of new spending. Other businesses that 

experience an increase in revenues may also respond by increasing inventory and sales, 

modifying the product line to cater to different consumer tastes, or by adding nominal amounts 

of area to existing structures. The anticipated predominant economic response will be the growth 

and expansion of existing businesses or the re-occupancy of existing commercial spaces within 

Windham hamlet or Hensonville to take advantage of the opportunities. 

 

As discussed above, there are several other seasonal residential development projects that will 

likely be constructed during the 15 year build-out period of the WMSC. These could result in the 

addition of an additional 130 residential units in Windham, In combination with the 302 units of 

the WMSC, the incremental cumulative effect of these additional new residential units will be to 

further strengthen the economy of Windham and the overall Mountaintop Region by providing a 

wider clientele to the area‘s existing businesses, particularly in the restaurant, food and groceries, 

and recreational business sectors. It is expected that the economic activity and the demand for 

goods and services, particularly recreational opportunities, will further encourage existing 

recreation providers to expand the seasonality of their offerings thereby strengthening Windham 

as a year-round leisure destination. The effect of this will be to help existing and new businesses 

achieve similar year-round business activities, resulting in a general lifting and stabilization of 

the year-round Mountaintop area economy. 

 

3.11.5 Property Tax Effects of the Proposed Project 

 

A. Existing Property Taxes 

 

According to the Town of Windham Tax Assessor‘s records, the five parcels comprising the 

WMSC site total 436.6 acres.  As shown in Table 3-20, below, the Town of Windham Fiscal 

Year 2011 tax bills assign these parcels a fair market value (FMV) of $927,691, and a taxable 
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assessed value (TAV) of $603,000, based on the Town and Greene County‘s equalization rate for 

the year ending December 31, 2011 of 65.00 percent. 
 

Table 3-20.  Actual Taxable Assessed Value of Parcels Comprising 

WMSC Property 

Parcel Acres FMV TAV 

95.00-1-28.1 431.5 $804,615 $523,000 

95.00-1-47.111 1.2 $30,769 $20,000 

95.00-1-47.2 1.3 $30,769 $20,000 

95.00-1-47.112 1.3 $30,769 $20,000 

95.00-1-47.12 1.3 $30,769 $20,000 

Total 436.6 $927,691 $603,000 

Sources: Town/County tax bills for subject parcels for Fiscal Year 

01/01/2011 to 12/31/2011. 

 

As seen in Table 3-21, for the year ending December 31, 2011, the WMSC property generated 

$12,015 in taxes, with $3,192 was for Greene County, $2,694 for the Town and its taxing 

jurisdictions, and $6,129 was collected for the Windham-Ashland-Jewett School District. 
 

Table 3-21.  Actual Fiscal Year 2011 Assessments and Taxes Generated by WMSC Property 

Taxing District TAV Tax Rate/$1,000 Taxes Paid 2011 

Greene County $603,000 $5.29343 $3,192 

Town of Windham $603,000 $3.72071 $2,244 

Windham Fire $603,000 $0.33635 $203 

Windham Light $603,000 $0.36836 $222 

Batavia Kill Watershed $603,000 $0.04072 $25 

Windham-Ashland-Jewett School $572,849 $10.70 $6,129 

Total Taxes Paid FY 2011 
  

$12,015 

Notes: Based on Windham-Ashland-Jewett School District equalization rate of 61.75. 

Sources: Town/County tax bills for subject parcels for Fiscal Year 01/01/2011 to 12/31/2011. 

 

B. Future Property Tax at Full Build-out 

 

The WMSC will create 302 residential units, including 143 single family homes, 24 duplex 

homes, and 54 townhomes, and 81 condominium units.  In addition, the project will include a 

Members‘ Lodge and Clubhouse, the East Village Lodge, and a Wellness Center.  Based on 

preliminary estimates, the total construction cost for the proposed project is estimated at $185.09 

million, and the estimated average cost for single-family homes are expected to be approximately 

$600,000, plus the value of land, which is expected to start at $250,000, depending on location 

and views.  This reflects sales prices of recently-built units in Windham. 

 

The development of these components will add considerable value to existing property, and will 

consequently add value to the Town‘s property tax base, resulting in higher property taxes 

generated by the proposed project. 
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Future taxes were estimated using an analysis of recent sales of comparable Windham properties, 

and of Fiscal Year 2011 property assessments of comparable properties in the Town of 

Windham.  The analysis considers similar single-family residential properties, as well as recent 

sale values and assessed values of condominium/townhome properties and nonresidential 

amenity properties in order to estimate potential assessed values applicable to the components of 

the WMSC.  The analysis concentrated on similar vacation residential property types located 

south of South Street, in the vicinity of Windham Mountain ski area.  The analysis of the food 

and beverage and spa/wellness facilities considered the current assessments of a similar use in 

the Town.   

 

As shown in the table below, the existing taxes generated by the WMSC parcels for all taxing 

jurisdictions totals $12,015.  At full build-out, it is estimated that the WMSC will be expected to 

generate an estimated $2.8 million per year in property taxes.  Of this amount, approximately 

$634,885 will be paid to the Town of Windham and its individual taxing jurisdictions, $752,488 

to Greene County, and about $1.4 million to the Windham-Ashland-Jewett Schools. 
 

Table 3-22.  Estimated Future Taxes Generated by WMSC Upon Full Build-Out 

Taxing District 

Taxes Paid 

2011 

Single 

Family 

Residential 

Attached 

Units 

Food and 

Beverage and 

Spa/Wellness 

Facilities 

Estimated 

Total 

WMSC 

Taxes 

Upon Full 

Build-Out 

Greene County $3,192 $469,316 $279,621 $3,551 $752,488 

Town of Windham $2,244 $329,878 $196,544 $2,496 $528,918 

Windham Fire $203 $29,821 $17,767 $226 $47,814 

Windham Light $222 $32,659 $19,459 $247 $52,365 

Batavia Kill Watershed $25 $3,610 $2,151 $27 $5,788 

Windham-Ashland Jewett 

School 
$6,129 $901,229 $536,958 $10,323 $1,448,510 

Total Taxes Paid $12,015 $1,766,512 $1,052,500 $16,870 $2,835,882 

 

As discussed above, the estimates of future taxes are based on an analysis of the existing Fiscal 

Year 2011 Town of Windham tax base, and it relies on aggregated average assessed values of 

existing properties that were deemed representative of comparable uses or property type 

classifications.  Ultimately, the determination of fair market value and taxable assessed value is 

the responsibility of the Town of Windham Assessor‘s Office.  The future conditions affecting 

property tax generation, including market factors, property values, equalization rates, and tax 

rates, is not knowable into the future, so the conservative approach was taken in estimating 

WMSC‘s future taxes.  Nonetheless, by applying existing taxation data sources and rates, an 

order of magnitude estimation of future tax generation was undertaken and presented. 
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3.12 Cultural Resources 

 

 3.12.1 Existing Conditions 

 

In a letter dated February 8, 2012 NYS Office of Parks Recreation and Historic Preservation 

issued a letter stating their determination that the WMSC project will not have any adverse 

impacts on historical or cultural resources.  A copy of this letter is included in Appendix 2. 

 

Appendix 12 contains the full reports for the Phase 1A and Phase 1B cultural resources 

investigations of the WMSC project site. 

 

A Phase IA Archaeological Literature Review and Sensitivity Assessment was conducted by 

Hudson Mohawk Archaeological Consultants, LLC (HMAC) for the proposed WMSC project 

site. The purpose of this study was to identify potential cultural resources which may be 

impacted within the project area in compliance of Section 106 of the National Historic 

Preservation Act and USACOE requirements. All archaeological research and 

investigation was conducted under the New York Archaeological Standards for Cultural 

Resource Investigations (NYAC 1994). 

 

A site files review for documented prehistoric and historic archaeological sites was conducted at 

the NYSOPRHP offices in Waterford, NY.  There were no prehistoric or historic sites identified 

within the project area.  Maps of the area, including historic maps (1856 to 1980) were consulted 

for historic land use patterns.  No structures are identified within the project area.  Though no 

map documented structures were identified on the historic maps within the project area, there 

was a low to moderate probability of encountering historic remains associated with the extensive 

lumbering activities which occurred during the late 18th to mid-19th century.  A site visit of the 

entire project area was conducted on October 8, 2008. A surface reconnaissance of the entire 

project area was performed with testable areas noted, flagged and plotted on the project map.  

Based on the results of the Phase IA literature review and archaeological assessment, it was 

recommended that an archaeological field investigation and survey be conducted for the WMSC 

property. 

 

The Phase IB Archaeological Field Survey and Reconnaissance was also conducted by HMAC.  

The archaeological field survey reconnaissance was conducted from October 16 to December 23, 

2008.  Topsoil was not frozen and, therefore, no shovel tests were terminated due to frozen soils.  

A standard shovel testing program was performed on a 50 foot (15 m) interval grid across 

approximately 92 acres of testable or marginally testable terrain along the summit and the 

northern and eastern upper and lower terraces of the property. Marginally testable areas were 

visually inspected. Slope analysis of the 464.6 acre project area listed 60.3 acres of level to 

slightly sloped terrain (0 – 12%) and 31.6 acres of slightly sloped to moderately sloped terrain 

(12 – 15%) which were considered marginally testable. A total of 62 transects of various lengths 

were plotted across the areas that were determined to be testable or marginally testable. 

 

For the 633 shovel test pits examined, two historic artifacts were encountered in two shovel test 

pits (29.03 and 30.05) located within the Upper and Lower Terrace areas of the site. These 

artifacts consisted of a horseshoe and fragments of a fence which were documented in Level 1 of 
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both shovel test pits. Modern debris consisting of a plastic hose fragment, plastic bottles, an 

amber glass bottle, plastic and leather glove fragment were recovered from six shovel test pits 

(1.24, 1.35, 1.52, 2.01, 7.02 and 9.02) all located on the Summit section of the property. All 

artifacts were noted in the shovel test pits records and discarded in the field. No additional 

artifacts were documented and no significant cultural deposits were encountered during the field 

survey and reconnaissance for the WMSC property. 

 

 

 3.12.2 Potential Impacts 

 

No cultural resources were identified on the property that could potentially be impacted.  

 

 3.12.3 Mitigation Measures 

 

No mitigation measures are necessary since no potential impacts have been identified.  
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SECTION 4  UNAVOIDABLE ADVERSE ENVIRONMENTAL IMPACTS 

 

4.1 Land 

 

The project will result in a physical change to the project site.  In some places land grading is 

required on areas of steeper slopes, primarily for the construction of the project access road that 

follows along the route of an existing woods road.  Design of the project includes detailed 

sediment and erosion control plans and stormwater management plans that recognize and take 

into account areas of steeper slopes.  In some places land grading is also proposed in areas with 

shallow depth to bedrock.  Rock blasting will be required in those locations where the depth of 

earthwork cut is deeper than the depth to bedrock.  A suite of measures are proposed in Section 3 

to mitigate potential adverse impacts that could occur as a result of blasting.  See Section 3, 

Geologic and Topographic Resources, for additional information.  The identified impacts are 

short-term in nature and localized, occurring only during the course of phased project 

construction.  Construction of the whole project will require disturbance of 141 acres of the 465 

acres site, but only 33 acres will be converted to impervious surfaces. 

 

4.2 Groundwater and Surface Waters 

 

See Sections 3.3, Groundwater Resources and 3.2, Surface Water Resources for additional 

information. 

 

The project will require a supply of potable water that relies on groundwater as its source.  The 

project will be served by the Town of Windham municipal water supply system that is currently 

undergoing plans for consolidation of various groundwater water sources.  With this 

consolidation in place, the municipal water supply will have more than enough capacity to serve 

the project.  No new water sources will be needed to be added to the system.  Some of the system 

supply sources may need to provide water at a higher rate or for a longer duration, but they will 

still be within their demonstrated capacities and the capacities for which they are currently 

permitted.  See Section 2.6, Water Supply, and Appendix 3, Water Supply Report, for additional 

information.  The anticipated maximum daily demand for WMSC is 94,024 gpd, which is well 

within the potential excess capacity of the consolidated water systems, and thus, would not have 

any long term consequences for the Town‘s municipal water supply system. 

 

The project will also utilize the Town of Windham municipal wastewater collection and 

treatment system.  Full buildout of the project, which is projected for 15 years, may not be 

accommodated by the Town‘s wastewater treatment plant‘s current treatment capacity.  

However, because the project has a long projected timeframe for buildout, and because each unit 

that is built on the project will be required to pay a fee to connect to the Town‘s system, the 

project, in conjunction with other development proposals in the Town will generate the revenues 

needed to increase the capacity of the Town‘s wastewater treatment plant to accommodate the 

project in its entirety.  See Section 2.5, Wastewater Collection and Treatment, and Appendix 4, 

Wastewater Design Report, for additional information. 
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Flow data to the treatment plant shows that actual flows (monthly average flows) are typically 

below 200,000 gpd, with a highest single monthly average flow of 250,000 gpd.  Assuming that 

all contracted users maximize allowable permitted flows and that all properties within the district 

are connected, the remaining capacity at the WWTP would still be approximately 100,000 gpd.  

The proposed project has a maximum daily design flow of 94,024 gpd, which represents 100% 

occupancy conditions at complete build-out.   Because there are only 6,000 gpd remaining after 

the WMSC project is accounted for, and because the WMSC has a 15 year buildout, for this 

DEIS it was assumed additional development in Windham during these 15 years could require 

6,000 or more gpd.  In the event that future expansion of the treatment plant is needed, the 

project will help fund that project through the fee mechanism established in the Town of 

Windham Sewer Use Law.  This will ensure that there will be no long term consequences for the 

Town‘s municipal wastewater system. 

 

The project, because of its fine textured soils and sometimes steep slopes, will experience some 

erosion during construction.  A detailed set of plans and specifications (a stormwater pollution 

prevention plan) have been developed so that soils that erode are trapped very close to their 

source and do not result in sedimentation of nearby watercourses. Sediment and erosion control 

measures that have been incorporated into the project include sequencing project construction so 

that only a limited amount of soils are exposed at one time, along with structural and vegetative 

best management practices to capture any eroded sediments and to stabilize exposed soils as 

soon as practical.  See Section 2.8, Grading, Drainage, Sediment and Erosion Control and 

Stormwater Management, and Appendix 9, Draft Stormwater Pollution Prevention Plan, for 

additional information.   

 

4.3 Wetlands 

 

The project will result in the loss of less than 1/10
th

 of an acre of wetlands under the jurisdiction 

of the USACOE.  See Section 3.4.3, Wetlands, and Appendix 10, Wetland Delineation Report, 

for additional information.  This very limited amount of impacts will not have any long term 

consequences. 

 

4.4 Flora and Fauna 

 

A total of 141 acres of existing vegetation on the project site will be affected by project 

construction, leaving nearly 70% of the site vegetation unaffected.  Only 33 of the 141 acres 

affected will be converted to impervious areas.  The remaining 108 acres will be revegetated. To 

mitigate the potential impacts associated with changing currently vegetated lands to buildings, 

roads, driveways, parking, and other project elements, stormwater management practices have 

been designed throughout the project in accordance with NYSDEC and NYCDEP requirements 

so that the rate of runoff from the project site after vegetation is removed and the project is built 

will be the same as the rate of runoff under the current vegetated conditions.  See Section 3.4.1, 

Flora, and Appendix 16, Part C, Floristic Surveys, for additional information. 

 

Although project plans include reasonable and practicable efforts to minimize wildlife impacts, 

the alteration of approximately 141 acres, most of which is currently forested, would result in an 

unavoidable impact to wildlife resources.  The magnitude of this unavoidable impact would vary 
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across the spectrum of species known to use the site.  Small-sized species with small home 

ranges would be reduced in abundance to an extent commensurate with the loss of habitat.  

Larger-sized species, with larger home ranges and the ability to adjust their ranges, would also 

be reduced in abundance, but to a lesser degree.  There will be no impact on wildlife species 

listed as endangered, threatened, or special concern.  See Section 3.4.2, Fauna, and the wildlife 

survey reports in Appendix 16, Parts A and B, for additional information.  

 

4.5 Community Character and Services 

 

The project, proposed for currently undeveloped lands adjacent to Windham Mountain ski area 

and containing some of Windham Mountain‘s trails and ski lifts, will cause a change in the 

density of land use on the site.  However, this density is no higher than the existing development 

in the vicinity or of the density of recently–approved, but not yet built development in the South 

Street corridor.   It is not believed that the project will cause any important precedents for future 

projects because this project is unique in terms of its location and adjacency to Windham 

Mountain.  See Section 3.9, Land Use and Community Character, for additional information. 

 

The Windham Town Board has communicated that Town police, fire and EMS services are 

available to serve the project and that their capacities will be reviewed in further detail during the 

SEQRA process to determine if any mitigation measures may be needed.  See Section 3.10, 

Community Services, and Appendix 2, Letters of Record, for additional information. 

 

4.6 Visual Aesthetics 

 

The visibility of the project varies in the viewpoints that were analyzed in the project visual 

impact assessment.  In many instances intervening vegetation and/or distance limit project 

visibility from the area around the site, and this limited visibility is eliminated at some of the 

viewpoints during leaf-on conditions.  In some instances project elements are quite visible from 

viewpoints.  Even though project elements are visible from these viewpoints, it is not believed 

that the project will result in significant adverse visual impact when the views are considered in 

the context of the existing viewshed, surrounding land uses, and the Town‘s land planning goals 

expressed in its recently completed GEIS. 

 

See Section 3.7, Visual Resources, and Appendix 11, Visual Impact Assessment, for additional 

information. 

 

4.7 Infrastructure  

 

See Section 4.2 above for a discussion of water and wastewater infrastructure. 

 

The proposed project will result in an increase in traffic on local roads.  During the Friday peak 

hour all of the local intersections that were studied operate at good LOS with little or no 

increases in the average vehicle delay associated with the development of the site.  During the 

Sunday peak hour slight increases in delay occur (2 seconds or less) at the Main Street/South 

Street intersection and at the Main Street/NY Route 296 intersection which results in a drop in 
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LOS.  All movements at these intersections maintain acceptable operating conditions and 

mitigation is not recommended.  

 

During the Sunday peak hour, the South Street eastbound approach to NY Route 296 currently 

operates at LOS F conditions.  The average vehicle delays on this approach will continue to 

increase with the development of the project.  The South Street traffic volume during the Sunday 

peak hour is approximately three times larger than any of the other intersection approaches 

resulting in the high delays during this time period.  This condition is expected to be limited to 

weekend afternoon peak periods when the Windham Mountain ski traffic and seasonal weekend 

visitors are leaving the area, therefore, no mitigation is recommended.  The 2027 Build traffic 

volumes at the intersection were compared to the signal warrant criteria contained in the 2009 

Manual of Uniform Traffic Control Devices (National MUTCD), published by The Federal 

Highway Administration (FHWA).  This publication specifies the minimum criteria which must 

be met in order for a new traffic signal to be justified.  The comparison shows that the traffic 

volumes do not meet the minimum volume thresholds for installation of a traffic signal. 

 

See Section 3.6, Traffic and Transportation, and Appendix 13, Traffic Impact Study, for 

additional information. 
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SECTION 5  ALTERNATIVES 

 

5.1 Alternative Locations 

 

The project sponsor does not own or have a purchase option on any other lands in the area.   

 

Provision of recreational amenities is an integral component of the project sponsor‘s goals for 

creating a sporting club residential development.  The project site‘s proximity to Windham 

Mountain, and inclusion of parts of some of the mountain‘s trails on the site, provide the primary 

winter recreational amenity for the sporting club development and make the project site unique 

from this standpoint.  

 

5.2 Alternative Use of the Site 

 

The Town of Windham does not have zoning regulations regulating where land uses can and 

cannot occur within the Town.  Therefore, any potential land use could be proposed for the site. 

 

From an existing local land use perspective, the proposed residential development with 

recreational amenities is extremely compatible with the existing residential and ski mountain 

land uses in the South Street corridor, the residential construction underway on adjacent lands 

(Copper Ridge), and the adjacent residential project that is approved but not yet under 

construction (Stonewall Glen). 

 

The project site characteristics lend the site to a wide variety of uses, due primarily to the 

presence of the larger areas of suitable slopes primarily in the northeast portion of the project 

site.  See Figure 5-1, Potential Development Diagram.  The largest of these areas is over 100 

contiguous acres and extends westward from the northeast part of the site to the upper part of 

Upper Panarama Lane.  An area of this size could be conducive to any number of uses including 

commercial, industrial, institutional or residential development. 

 

Alternative uses of the site could be limited somewhat by the availability of infrastructure.  The 

characteristics of site‘s soils essentially mandate the provision of sewer service. 

 

The alternative use of the site for silviculture is not reasonable given the costs associated with the 

purchase price of the property as well as the taxes paid on the property.  The revenue potential 

from this small (in terms of commercial forests) parcel and its limited timber resources is not 

large enough to pursue this option.  The same can be said for the alternative use of active/passive 

recreation.  The potential revenue stream from such uses is not sufficient to cover costs 

associated with the property. 

 

The alternative use of the expansion of Windham Mountain ski area on this property is not 

consistent with the objectives of the project sponsor and not an option that they wish to pursue.  

It should be noted that the project site had been available for sale for approximately 25 years 

prior to it being purchased by the project sponsor. Between 1981 and 2007 the Sheridan family 

(SARCO) entertained several merger, acquisition, and joint venture proposals from the owners of 
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the ski area and other resort developers that contemplated an expansion of the ski area onto the 

Sheridan property. But those proposals never reached fruition. 

 

The Sheridans did in fact enter into a collaboration with the owners of the ski area for 

development of the Village East Subdivision, but that did not involve any expansion of skiing 

facilities. They also gave two easements to the owners of the ski area that enabled the ski area to 

place portions of two of its ski trails and one of its ski lifts on Sheridan property, but those did 

not involve any residential real estate development.   

 

5.3 Reduced Footprint 

 

The scoping document requires the examination of an alternative plan that reduces the footprint 

of development to no more than 30% of the site, leaving 70% as open space.  The currently 

proposed project represents a reduced footprint from what was originally proposed during the 

Sketch Plan submission, and satisfies that requirement.   

 

5.4 Reduced Infrastructure Demand 

 

The project scoping document requires an assessment of an alternative project that utilizes 

50,000 gpd of water and wastewater capacity. 

 

Using the water demand rates for the various project components found in the Preliminary Water 

Supply Design Report in Appendix 3, 50,000 gpd results in a significant reduction in the number 

of units in the project: 

 

 Buildings C1, C2 and C3 require 3,184 gpd which leaves 46,816 gpd for residential units.   

 At 300 gpd, regardless of unit types, the 46,816 gpd can serve only 156 units  

 

If the Applicant was to reconfigure the project to contain only 156 units, it would do so in the 

following manner: 
 

 Reduce the number of condominium units to 50, 

 Eliminate all 54 of the townhouses, 

 Eliminate all duplexes but replace the 6 duplexes near transport lift B with single family 

homes, 

 Eliminate the 32 low elevation single family homes, and 

 Eliminate 11 single family homes in the area between the Wellness Center and the East 

Lodge. 
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The following table summarizes the differences in the unit counts between the Applicant‘s 

proposed project and the alternative plan defined by the Lead Agency. 

 
Table 5-1.  50,000 GPD Alternative Unit Counts 

Component 
Proposed 

Plan 
50,000 GPD 

Alternative Difference 
Single Family 

Homes 143 106 (-37) 

Duplexes 24 0 (-24) 

Townhomes 54 0 (-54) 

Condominiums 81 50 (-31) 

Total Units 302 156 (-146) 

 

The unit count under this alternative plan is essentially reduced in half.   

 

Figure 5-2 illustrates the layout of the 50,000 gpd alternative.  Under this alternative plan the 

overall footprint of the project would not significantly change, with the exception of the lower 

part of the project site closest to South Street.   

 

 The design of the road system would remain the same – the entrance road following 

Upper Panarama Lane is still needed to reach the developable part of the site in the area 

around the existing lean-to, and the east/west roads to connect to the meadow area in the 

east also remain the same.   

 Similarly, the water, sewer and stormwater management infrastructure needed to serve 

this alternative development plan would remain essentially unchanged over what is in the 

proposed plan.  Sewer and water service would still need to tie in at South Street and 

extend out to the eastern part of the site. 

 The three commercial amenity buildings and the two transport lifts would still be 

included in the alternative plan since they are essential to attracting and retaining buyers.  

 

For the potential environmental impacts examined in Section 3, this alternative would also not 

result in much significant change. Water and sewer demands would naturally decrease under this 

alternative.  The visual appearance of the project from the South Street viewpoint would also 

change, as the lower units in the simulation would no longer be in the view.  There would be an 

increase in open space preserved (with a corresponding reduction in impervious surfaces), and an 

insignificant change in traffic effects as reflected by intersection LOS.   

 

In comparison to the proposed project, the 50,000 gpd alternative plan would not result in the 

same level of capital improvement of the WMSC sites, resulting in lower property tax 

assessments and lower property tax generation. Overall, while the alternative would substantially 

increase the taxes generated by the WMSC parcels in their current conditions, it is expected that 

this alternative would generate approximately $1.1 million less than the Proposed Project, as 

shown in the table below. 
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Table 5-2.  Comparison of Estimated Future Taxes 

Taxing District 

Scaled Back 

Alternative 

The Proposed 

Project Difference 

Greene County $449,205  $752,488 ($303,283) 

Town of Windham $315,743  $528,918 ($213,175) 

Windham Fire $28,543  $47,814 ($19,271) 

Windham Light $31,260  $52,365 ($21,105) 

Batavia Kill Watershed $3,455  $5,788 ($2,333) 

Windham-Ashland Jewett 

School $866,115  $1,448,510 ($582,395) 

 Total Taxes Paid $1,694,320  $2,835,882 ($1,141,562) 

 

Elimination of 146 units would also reduce the amount of revenue to local businesses from 

homeowners‘ demand for goods and services, and similarly reduce sales taxes paid to Greene 

County.   

 

Given that the infrastructure costs associated with building amenities, building roads, building 

ski lifts, installing water and sewer lines and constructing the stormwater management system 

would essentially remain unchanged under this alternative plan, and given that project revenues 

would be significantly reduced under this alternative plan, constructing a 156 unit development 

is not considered a financially feasible alternative.  It is estimated that the return on investment 

for the 50,000 gpd alternative plan is approximately 1%.  This alternative plan is not one that the 

Applicant would consider undertaking. 

 

5.5 Integral Phasing Plan 

 

The Final Scope required the Applicant to ―[p]rovide at least three phases of development, each 

as a stand-alone, integral (lacking nothing essential) plan.‖ (Final Scope, at 21.)  The Applicant 

understands the purpose of this analysis is to ensure that Phase I can operate from a functional 

and financial standpoint if market demand unforeseeably postpones the construction of Phase 2, 

and that Phase 1 and 2 together similarly operate from a functional and financial standpoint if 

demand unforeseeably postpones the construction of Phase 3.
23

   

 

Following review of this requirement in the Final Scope, the Applicant amended the phasing 

plan that had been submitted for Sketch Plan Review in order to ensure the plan satisfied the 

Scope‘s requirement that each Phase be capable of standing alone.   

 

                                                 
23

 This analysis is not intended to suggest that each Phase is a potential alternative to the Project 

to be considered by the Lead Agency.  This analysis is solely intended to provide an alternative 

design that ensures that the completion of just one or two Phases of the project would not result 

in financial hardship to the Applicant that could result in adverse environmental impacts.  The 

Applicant recognizes the merits of such a design, and has made it the preferred alternative in this 

DEIS.   
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In order to make all of the Phases independently viable, the Applicant needed mostly to improve 

the profitability of Phase 1.  That Phase was previously expected to run at a loss due to the high 

infrastructure costs required for construction of project roads, water supply and the lodges and 

Wellness Center.  The Applicant forecasted most of the project‘s profitability to come from 

Phases 2 and 3. 

 

The changes made by the Applicant included: 

 

 Compacting the footprint of Phase 1 so it did not extend as far east out onto the site;  

 Reducing the amount of road construction and accompanying infrastructure installation; 

 Changing the product mix in Phase 1 so to increase the unit density (units/area);  

 Increasing the total unit count in Phase 1; and 

 Deferring construction of the transport lifts to later phases. 

 

Figures 5-3A through 5-3C are the phasing plans submitted with the sketch plan application.  

Figure 5-4 is the current phasing plan. 

 

To compact the footprint of Phase 1, development was changed so that it does not extend as far 

out on Meadow Crossing. Phase 1 now ends at Lot 75, while under the sketch plan Phase 1 

extended out to what is now lot 83.  In addition, development along the western portion of Cave 

Mountain Road, located below Meadow Crossing, has been moved from Phase 2 to Phase 1.   

 

To increase the total unit count in Phase 1, almost all of the development near Trailside Road and 

Panarama Lane, previously planned for Phase 2, is now proposed for Phase 1.  In addition, the 

current plan added 12 duplexes and 8 townhouse units to Phase 1, in order to increase the total 

number of units in Phase 1 from 132 to 150.  Phase 1 now contains 50% (150 of 302) of the total 

proposed units, whereas under the sketch plan Phase 1 contained 38% (132 of 345) of the total 

proposed units.   

 
Table 5-3.  Phase 1 Units –  

Sketch Plan and Proposed 

 Sketch Plan Proposed 

Phase 1 

Road Miles 3.1 2.6 

Singles 76 74 

Townhouses 29 37 

Condos  27 27 

Duplexes 0 12 

Total Units 132 150 

 

This increase in unit numbers and unit types that are included in Phase 1 increased the amount of 

revenue that could be generated from sales.  This increase in revenues, coupled with a decrease 

in expenditures for infrastructure, make the current Phase 1 financially viable.  The reduction in 

roads described above also results in associated decreases in other accompanying infrastructure, 

including water and sewer lines and stormwater infrastructure.   
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To further reduce costs, construction of transport lift A is now in Phase 2 instead of Phase 1.  

Deferring the cost associated with lift A also contributed to the current Phase 1 proposal being 

economically viable and capable of being a stand-alone development. 

 

Changes to Phase 2 were similar to those made in Phase 1.  The area that comprises Phase 2 was 

compacted and less infrastructure is required, reducing costs.  The construction of lift A in Phase 

2 provides a necessary boost in demand in order to make that Phase more financially viable on 

its own.  Lift B was also postponed to Phase 3, providing a similar boost in demand for that 

Phase, and providing the additional skiers necessary to justify lift B‘s construction.  

 

5.6 No Waivers 

 

An alternative roadway design, which requires no waivers to the subdivision regulations 

standards for roads, is illustrated on Figure 5-5, Access Analysis – Alternative #1 – No Waivers 

Required.  

 

The major difference between the proposed roads and Alternative #1 is the location of the 

section of road that provides access from Trailside Road to the eastern portion of the site and the 

largest area on the property suitable for development.  In order to keep road grades under 10% it 

was necessary to gradually climb the slope between these two locations with a section of new 

road that is approximately 3,500 feet or 2/3 mile long.  Much of this length is traversing across 

steep side slopes. 

 

A comparison of some of the characteristics of the two access plans reveals the following: 

 

 Under both plans there is a total of 4.5 miles of road. 

 The proposed plan makes use of more than three times the amount of existing roads on 

the site, 1.4 miles, as compared to the 0.4 miles under alternative #1. 

 Road grading studies were done to estimate how much land disturbance would be needed 

to construct the two road alignments, and Alternative #1 requires 1.5 times more 

disturbance than the proposed plan, 54 acres versus 35 acres. 

 Using these same grading studies, it is estimated that Alternative #1 requires almost 

double the amount of disturbance on slopes greater than 25%, 29 acres versus 15 acres 

for the proposed plan. 

 

5.7 No-action Alternative 

 

Under the No-action Alternative, the unavoidable adverse environmental impacts described in 

Section 4 would not immediately occur.  However, the benefits of the project described 

previously in Sections 1.3.4 and 3.11 also would not be realized.  These benefits included the 

following. 
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Employment and Tax Revenues 

 

Leaving the lands in their present state would result in the loss of the project‘s socioeconomic 

benefits, creation of private sector employment and generation of revenues at the local, county 

and State level, that are sorely needed in the current economic climate. 

More specifically: 

 

 The existing taxes generated by the WMSC parcels for all taxing jurisdictions totals 

$12,015. At full build-out, it is estimated that the WMSC would be expected to generate 

an estimated $2.8 million per year in property taxes. Of this amount, approximately 

$634,885 would be paid to the Town of Windham and its individual taxing jurisdictions, 

$752,488 to Greene County, and about $1.4 million to the Windham Ashland Jewett 

School District. 

 It is projected that the direct effect on the local economy from annual operations is 

estimated at $15.93 million. In Greene County, in addition to the $15.93 million of direct 

spending, indirect and induced output is estimated at $4.78 million. The direct, indirect, 

and induced economic activity that would result from the proposed project is estimated at 

$26.51 million in New York State, of which $20.71 million would be in Greene County. 

 The direct employment demand from construction is estimated at 845 person-years of 

employment. Over the estimated 15-year construction build-out, the project will directly 

generate an average of 56 full-time equivalent jobs.  When new direct jobs are introduced 

to an area, those jobs lead to the creation of additional indirect and induced jobs. Indirect 

employment resulting from construction expenditures includes jobs in industries that 

provide goods and services to the contractors, and induced employment  includes jobs 

generated by new economic demand from households spending salaries earned through the 

direct and indirect jobs. It is projected that the proposed project will generate an additional 

211 indirect person-years of employment and 221 induced person-years of employment in 

Greene County, bringing the total number of jobs from construction to 1,277 person-years.  

In the larger New York State economy, it is projected that the proposed project will 

generate 614 indirect and induced jobs, bringing the total direct and generated jobs from 

construction of the proposed project to 1,459 person-years of employment in the state.  

 There will be an estimated 170 full-time and part-time employees at the proposed project. 

Total employment from annual operations  includes jobs in business establishments 

providing goods and services to WMSC (indirect jobs), and jobs resulting from new 

household spending (induced jobs). It is projected that the proposed project will generate 

an estimated 43 permanent indirect and induced jobs within Greene County, bringing the 

total number of direct, indirect, and induced jobs from the annual operation of the 

proposed project to 213 jobs within the county. In the larger New York State economy, it 

is estimated that operations of the proposed project will generate an estimated 75 indirect 

and induced jobs. Including the 170 direct jobs, the total number of direct, indirect, and 

induced jobs in New York State is expected to be approximately 245. 
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Alternative Land Use Including Open Space Preservation 

 

In the event the WMSC was not to be developed, the lands controlled by the Applicant would 

likely be sold. Prospective purchasers may include residential, recreational or other type of 

developers, a public entity such as NYCDEP, or perhaps a land trust. In the event of a sale to a 

developer, development proposals have the potential for almost any type of use due to the current 

lack of zoning in Windham.  The currently proposed project results in the retention of 70% open 

space on the site. This degree of preservation may not occur under an alternative development 

proposal. 
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SECTION 6  IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF  

  RESOURCES 

 

Several facets of the proposed project can be identified as involving the irreversible and 

irretrievable commitment of resources. 

 

The project will utilize 94,024 gpd of the Town of Windham WWTP‘s design flow of 445,000  

gpd.  The average day flows (monthly average) of the Windham WWTP are reported as typically 

below 200,000 gpd based on current operational reports.  The WWTP will still have additional 

capacity available. 

 

At full buildout, and at 100% occupancy, the project will utilize 94,024 gpd of the Town of 

Windham municipal water supply.  It is estimated that consolidation of the water supply sources 

in the system, which is the subject of a pending SDEIS, will result in the municipal system will 

having an increased capacity of 276,480 gpd.   The consolidated water system will still have 

182,456gpd of capacity available. 

Construction of the project will result in the permanent commitment of raw materials such as 

concrete, gravel and wood, in addition to energy resources required to operate construction 

equipment. 

 

Construction of the proposed project will preclude the site from further subdivision and other 

types of commercial or residential uses. 

 

Operation of the proposed project will result in the permanent, irretrievable commitment of 

resources such as energy for heating, lighting and equipment operations. 
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SECTION 7  GROWTH-INDUCING AND SECONDARY AND CUMULATIVE  

IMPACTS 

 

7.1 Introduction 

 

This section addresses the potential for the WMSC project to result in significant adverse growth 

inducing, secondary, and cumulative impacts. This section first provides an overview of the 

analysis, and is followed by Section 7.2, which addresses the potential effects resulting from the 

construction of the WMSC, and concludes with Section 7.3, which discusses the potential effects 

resulting from the long-term operations of the WMSC upon its full build-out. 

 

The conclusions presented in this evaluation are based upon the collection and evaluation of 

baseline economic conditions within the study area and an analysis of the economic demands 

generated by the construction and operation of the proposed Resort development. Chapter 3.11, 

―Socioeconomic Impacts,‖ and Appendix 14, ―Economic and Fiscal Impact Assessment,‖ 

describe the existing socioeconomic conditions of the project area. In addition, these sections 

evaluate the direct and indirect economic effects of constructing and operating the WMSC. The 

estimations presented in those analyses of the economic effects to Greene County and the New 

York State economy from the construction period and during annual operations was based on the 

IMPLAN model (IMpact Analysis for PLANning).  

 

Under SEQRA, environmental impact analyses must consider the ways in which a project could 

foster economic or population growth, either directly or indirectly. A full discussion of the direct 

and indirect effects on these factors is included in Section 3.11, and summarized in this section. 

As described in Environmental Impact Review in New York (1990, with annual updates), a 

standard reference guide to environmental review under SEQRA: 

 

… an EIS should describe the likelihood that the proposed action will cause significant 

increases in local population and trigger further development by, for example, increasing 

employment opportunities, or providing utilities, public services, and other factors that allow 

or encourage people to move to an area. DEC‘s scoping checklist indicated that topics that 

are typically affected by the growth induced by a project are population, support facilities, 

and development potential.  

 

Examples of growth-inducing actions are those that would remove barriers or constraints to 

development so that significant increases in the local population or further development of the 

affected area could occur. The construction of a new roadway or a highway interchange, or the 

extension of sewer collection lines or water distribution mains into an area not currently served 

would be examples of such an action that could encourage such growth. Projects that create 

significant numbers of new jobs or that attract large numbers of new visitors to an area could 

also potentially result in significant increases in local population due to increased demand for 

goods and services, including housing and shopping opportunities. 
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Upon completion, the WMSC will create 302 new seasonal residential units, and will result in 

the employment of approximately 170 persons and increase local and regional economic activity. 

As a result, the WMSC has the potential to result in growth inducing effects pertaining to new 

housing and commercial development. These effects will potentially be the result of new 

seasonal residents frequenting Windham and the general Mountaintop Region, and the creation 

of new permanent employment. Seasonal residents at the WMSC will spend money in the local 

economy, thereby stimulating economic activity. These factors—employment and visitor 

spending—have the potential to induce growth in the local and regionally affected areas. 

 

7.2 Construction Period Effects 

 

Because the WMSC will be built-out over a 15-year period, the construction-related employment 

and the expenditure of construction-related salaries and wages will be dispersed geographically 

throughout the area from which the construction workers are drawn, and also spread over the 15-

year construction time period. Based on these factors, it can be reasonably concluded that the 

Windham area will thereby avoid a short-term ―boom‖ in construction-related spending in the 

local or regional economies. The project, due to its extended build period, will result in a period 

of employment and local spending that will buoy the local and regional economies over at least 

the 15-year construction period. 

 

From a cumulative perspective, several other development projects have been identified that will 

likely be constructed during the 15-year build-out period of the WMSC. These could result in the 

addition of an additional 130 residential units in Windham, and include the following: 

 

 Upper Wipeout – 9 single family homes 

 Copper Ridge – 12 single family homes 

 Stonewall Glen – 59 condominiums, clubhouse, commercial building 

 The Diamonds – 9 condominiums 

 Destination Windham – 41 condominiums and ice rink 

 

The construction of these other projects in the immediate area will draw from the same 

construction labor pool as the project, and will occur at a market-driven rate and will likely be 

phased over time, providing a steady stream of employment for members of the construction 

industry and the constituent trades. It is anticipated that these construction employees and 

tradespersons will be drawn from the local labor pool. The induced jobs and economic activities 

resulting from these project expenditures will support and stabilize local employment and 

businesses and employment patterns. It is unlikely that these new construction projects will result 

in the induced effect of workers moving into the Windham area as a result of the WMSC in 

combination with these other projects.  

 

It is expected that existing businesses will benefit from increased rates of trade and economic 

activity during the construction period as a result of the expenditure of workers‘ wages and 

salaries and the purchase of construction-related materials. To the extent that a portion of this 

spending occurred locally, it will be expected that increased level of activity will stimulate the 

local economy. The level of new local business activity resulting from the construction of the 

WMSC is not expected, however, to result in new commercial construction development. Rather, 
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it is expected that the existing businesses in and around Windham will absorb most, if not all, of 

the construction-period economic demands by making more sales, extending business hours, 

increasing inventories, and hiring more workers (e.g., indirect employment). New business starts 

in Windham will be expected to take root in the vacant storefront and commercial spaces, mainly 

in the Windham hamlet area along Route 23. 

 

7.3 Operation Period Effects 

 

 7.3.1 Growth-inducing and Cumulative Effects of Annual Operations 

 

The potential for growth-inducing and cumulative effects will stem from the employment of 

approximately 170 persons by the WMSC upon full operation, and from the effects of its 

seasonal residents. Section 3.11 provides a full discussion of the direct and indirect effects of the 

operations of the WMSC. These effects are summarized below. 

 

A. Employment Effects 

 

As discussed in Section 3.11, employment opportunities created by the WMSC will not result in 

new employees moving into the commuter region. The WMSC, when in full operation, will 

employ an estimated 170 full time and part time employees, with a total payroll of approximately 

$4.9 million. 

 

An analysis of the projected employee profile and employment opportunities suggests that the 

majority of the year-round (and seasonal) jobs created by the proposed project could be filled by 

local residents or people within a commuting radius. As discussed in Section 3.11, there were 

2,061 unemployed people in Greene County who may be eligible to acquire jobs at the proposed 

project. In addition to the unemployed people in Greene County, there are also ―underemployed‖ 

people residing within the local labor pool who may seek to acquire jobs at the proposed project. 

In general, because of the presence of an available and potentially available local workforce, it is 

expected that the employment opportunities offered by the proposed project will not result in 

employee relocation, and will not consequently induce or result in secondary or indirectly caused 

new year-round occupancies or new construction in Windham or the surrounding communities. 

 

It is estimated, however, that approximately 18 WMSC employees will be recruited from outside 

the immediate labor pool, and these individuals will likely move to the area in order to take 

higher-level or specialty jobs, e.g., Vice President of Development, General Manager, Food and 

Beverage Manager, Dining Service Manager, Chef, Pastry Chef, Director of Outdoors, Spa 

Manager, and Lodging Manager. These new full-time mid- and upper-management positions will 

require year-round housing, presumably close to the proposed project. The salary for many of 

these positions is well above the median income level of the area (the estimated 2005-2009 

median household income in Windham is $53,056).  These employees, therefore, will have an 

advantage in finding quality year-round rental properties, or home ownership opportunities.  As 

newly-settled employees, however, it is likely that they will either rent or purchase, rather than 

build a new home.  The high vacancy rate among all housing types indicates that there is a wide 

selection of housing for these new residents, including housing that is currently seasonal that 

could convert to year-round housing.  It is therefore unlikely that many of these new employees 
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will chose to build new housing.  Further, it is possible that new resident employees could find 

housing at the proposed project itself.   

 

The conclusion that new resident employees of the proposed project will not stimulate many new 

housing starts is supported by the nature of the vacation and hospitality industry workforce being 

highly mobile. Workers in this industry rotate jobs within the industry, within and between resort 

and hospitality sites, often on a national and international basis.  Employees of this mobile nature 

are not likely candidates to construct new homes. However there remains the possibility that 

among the 18 individuals in this group there may be a small number of whom, once their 

employment at the proposed project is stable and considered long-term, may choose to build a 

permanent year-round residence. 

 

Aside from these few higher-level or specialized employees, it is anticipated that the majority of 

the employees at the proposed project will be drawn from the local labor pool and will therefore 

already reside in existing housing, and that only a small number will enter the regional housing 

market as new renters and purchasers of existing housing stock.  Very few, if any, new 

employees will be expected to construct new year-round housing.  Thus, no other potential new 

housing construction is anticipated as a result of resort development and operations. 

 

The wages earned by project employees will be largely spent in the communities in which they 

reside. Newly settled workers—the 18 new employees who settle in the Windham area, for 

example—will represent new consumers of housing, as well as goods and services and will be 

the most important source of induced growth potential.  The next most important source of 

induced growth potential will result from employees already residing in the study area who were 

formerly unemployed, and those who shifted from non-project part-time jobs to full-time jobs at 

the proposed project. The wages earned by these individuals will represent incrementally greater 

spending potential of existing residents. 

 

The wages of employees will be used to provide workers and their families with the necessities 

of life, including food and shelter (e.g., rental or owner-occupied housing), clothing, health care, 

and other services and goods. To the extent that the majority of these purchases are made locally, 

businesses and industries serving resident communities with these goods and services will 

experience increased demands, resulting in further investments in capital and labor needed to 

meet these increased demands. In Greene County communities in particular, such as those in the 

Towns of Windham, Hunter, Ashland, and Jewett, opportunities for the expansion of existing 

businesses and the opening of new businesses will exist. The hamlet centers are locales in which 

commercial induced growth will likely occur, thereby providing opportunities to revitalize and 

increase economic activities in these places. 

 

The business sectors most likely to experience induced growth effects in the form of expansion 

and new growth opportunities include retailers of food and goods, such as grocers, department 

stores, lumber, hardware, and clothing who will see increased demand from residents and 

increased spending from formerly unemployed or underemployed project employees. In addition, 

personal support and medical services, such as doctors and dentists, as well as accountants and 

insurance businesses, will be expected to experience new demand opportunities. Eating and 
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drinking establishments, as well as recreation and amusement operations will also be expected to 

benefit. 

 

It is anticipated that most new employees moving into the region will initially seek rental 

housing, thereby inducing a demand for the provision of rental units through new construction or 

the division of existing structures into rental units. New employees in the upper wage brackets 

will seek to purchase homes, drawing from the existing inventory of homes. These induced 

effects on the rental market will likely be felt closer to the location of the project, mainly in 

Windham, whereas the induced effects of the project will be dispersed throughout the broader 

Mountaintop area from which employees will be drawn. 

 

In sum, WMSC is a residential project that intends to capture demand for seasonal and vacation 

residences, particularly the demands generated by the adjacent Windham Mountain Ski Area. 

Because it is a largely seasonal residential project, no new off-site seasonal home demand is 

expected to occur as a result of the project. The new demand for year-round homes induced by 

the project will be small, and will be the result of the few specialized employment positions (e.g., 

management positions) that will likely be recruited from outside the existing regional labor pool. 

These new year-round residents will, to a large extent, be accommodated within the abundant 

existing housing stock, and therefore few, if any, new housing starts are anticipated as a result of 

the WMSC. 

 

B. Resident Effects 

 

The WMSC will add 302 residential units, which will represent a 12.3 percent increase compared 

to the number of housing units in Windham 2010.  The WMSC residential units are expected to 

be predominately seasonal homes, which are common in the area.  As shown in Table 5 of 

Appendix 14, about 88.3 percent of vacant units in Windham (or 1,487 units) are for seasonal, 

recreational or occasional use. Since seasonal homes are already common in Windham and since 

the sales prices are expected to reflect the sales prices of recently built units, it is not expected 

that the proposed project will have significant adverse impacts on the local housing market. 

 

On a seasonal basis, it is expected that WMSC will attract households of between 2 and 4 people. 

These visiting residents will be expected to incur typical expenditures on general and 

merchandise, food and groceries, automotive (e.g., gasoline), eating and drinking establishments, 

apparel and accessories, home furnishings, and amusement and recreational businesses. 

Based upon windshield inventories of existing businesses in Windham and Hensonville,  there 

appears to be sufficient capacity within existing businesses to accommodate the needs of the 

seasonal visitors of the WMSC.  As noted above, the highest percentage of employment in 

Windham is in some of the main business sectors likely to be targeted by WMSC residents, 

including the food services sector and the retail trade sector. 

 

The primary potential growth-inducing effect of the built-out WMSC will be that the overall 

existing Windham business economy will increase its activities in response to the WMSC 

residents‘ creating new demands for goods and services. As a result, many businesses will 

simply experience increased sales resulting in higher profits and/or wages. Some businesses may 

stay open later or hire an additional employee as a result of new spending. Other businesses that 
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experience an increase in revenues may also respond by increasing inventory and sales, 

modifying the product line to cater to different consumer tastes, or by adding nominal amounts 

of area to existing structures. The anticipated predominant economic response will be the growth 

and expansion of existing businesses or the re-occupancy of existing commercial spaces within 

Windham hamlet or Hensonville to take advantage of the opportunities. 

 

As discussed above, there are several other seasonal residential development projects that will 

likely be constructed during the 15 year build-out period of the WMSC. These could result in the 

addition of an additional 130 residential units in Windham, In combination with the 302 units of 

the WMSC, the incremental cumulative effect of these additional new residential units will be to 

further strengthen the economy of Windham and the overall Mountaintop Region by providing a 

wider clientele to the area‘s existing businesses, particularly in the restaurant, food and groceries, 

and recreational business sectors. It is expected that the economic activity and the demand for 

goods and services, particularly recreational opportunities, will further encourage existing 

recreation providers to expand the seasonality of their offerings, thereby strengthening Windham 

as a year-round leisure destination. The effect of this will be to helping existing and new 

businesses achieve similar year-round business activities, resulting in a general lifting and 

stabilization of the year-round Mountaintop area economy. 

 

7.4 Potential Impacts From Induced Growth 

 

Based upon this analysis, it is not expected that the WMSC will have any significant impacts on 

the Windham area economy or patterns of land use.  As noted above, the response of existing 

businesses will be seen in increased hours and/or days of operation, increased customer traffic, 

and increased inventory and product turnover.  To the extent that the Resort directly stimulates 

new business growth, the analysis shows that it will likely be accommodated by expansion or 

improvements to existing businesses, or the re-occupancy of existing vacant commercial spaces 

in Windham, Hensonville, and other nearby commercial centers. It is not anticipated that there 

will be a significant amount of new construction, if any at all. 

 

Since the WMSC is estimated to result in negligible new seasonal or year-round housing 

construction, the impacts to housing and land use are anticipated to be insignificant.  Virtually all 

of the employees of the project are expected to come from within a regional labor pool, with very 

few relocating to the Windham area.  Those who will relocate include the top mid- to upper-

management positions, and it is expected that these employees will either rent or purchase 

existing homes, even if some do, however, the impacts from a few individual housing starts is 

not expected to be significant These employees are unlikely to build new homes, although it is 

possible that a few might.  Regardless, it will be a very small number. 
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SECTION 8  EFFECT OF THE PROPOSED ACTION ON THE USE AND  

  CONSERVATION OF ENERGY  

 

The proposed action will cause a use of energy.  The consumption of fossil fuels and power will 

be required by the project both in its construction and operational phases. 

 

During construction, the primary expenditure of energy will be the consumption of fossil fuels to 

operate construction equipment and to transport construction workers and materials to the site.  

This activity will cause a temporary and unavoidable increase in energy use.  Some of the 

activities involving fuel consumption during the construction phase include clearing and 

grubbing, excavation, grading, building construction, and road construction. 

 

The daily action of resort guests traveling to a variety of destinations, and resort employees 

traveling to and from work, will contribute to the consumption of fossil fuels. 

 

Normal day-to-day operation of the resort will contribute to power consumption on a long-term 

basis.  Heating and air conditioning requirements will also cause the consumption of power 

resources. 
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SECTION 9 CONSULTATION AND COORDINATION 

 

The following is a list of those that were contacted for information during the preparation of the 

DEIS. 

 

Delaware Engineering 

 

Gallagher & Company Property Management 

 

Greene County Highway Department 

 

NYCDEP 

 

NYSDEC – Natural Heritage Program and Regional Staff 

 

NYSOPRHP 

 

US Army Corps of Engineers 

 

US Fish and Wildlife Service 

 

Windham Ashland Jewett School District 

 

Windham Country Club 

 

Windham Town Board 
  
Windham Mountain 

 

Windy Ridge 
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