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5.0 ALTERNATIVES    

The Town of Amenia adopted a new zoning code on July 19, 2007. The new regulations were a 
complete overhaul of the existing code rather than a simple updating of it. The scoping outline 
for this DEIS was adopted April 5, 2007, and included alternative development scenarios that 
would have been possible under the then-existing code and the proposed zoning code. 
Because the old zoning code is no longer relevant, the alternatives analysis in this section will 
consider only development scenarios permitted by the newly adopted code.  Pursuant to 
NYCRR 617.9(b)(5)(v)(g), which states, “Site alternatives may be limited to parcels owned by, 
or under option to, a private project sponsor,” only sites that are owned by the Applicant have 
been considered. 

The application for the proposal, submitted in November 2006, included residential, agricultural 
and recreational/commercial uses as primary uses on the site, with 122 single family dwellings 
and 16 townhouses, continued use of the western parcel as a stud farm, and development of an 
equestrian center offering services such as riding lessons and boarding to residents of the 
proposed development as well as to members of the larger community. The project’s concept 
has evolved, all the residential units are proposed to be single-family homes, and the total 
number of units has been reduced to 137. Auxiliary uses will include a small-scale retail 
component geared to users of the equestrian center, community rooms for residents of Depot 
Hill Farm, a community garden, water and sewer systems and a recycling/rubbish collection 
center located in the existing dairy barn.  

An analysis of the natural resources and physical characteristics has been completed for the 
subject site, consistent with the conservation analysis of Section 121-20A of the Town code.  
The conservation analysis results in the creation of a map of site features including wetlands, 
watercourses, woodland areas and slopes over 30%. Additionally, the map includes the Town’s 
natural resource protection overlays on the subject property. The conservation analysis map is 
provided as Figure 27.A.   

A total of five alternatives have been considered in addition to the Proposed Action.  These 
alternatives are: no action/no build, conventional subdivision, conservation subdivision, 
alternative RDO, and low density alternative.  Each of the alternatives, except no action, is 
described in detail in the following sections.  Table 5-1 provides a summary of the Alternatives 
considered.
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Table 5-1 
Alternatives Analysis Table 

  
Proposed 

Action 
Conventional 
Subdivision 

Conservation 
Subdivision 

Alternative 
RDO 

Low 
Density 

Alternative 
           

Residential Units 137 37 99 170 12
Residents 509 140 367 488 49

Water Demand (gpd) 63,020 14,060 37,620 150,600 4,560
Trip Generation - daily 1,311 354.1 947.4 3534.2 115

Trip Generation - AM Peak 122 28.5 76.2 281.7 9
Trip Generation - PM Peak 160 37.7 101 1438.3 12

Open Space Preserved 419 acres 0 acres 429 acres 384 acres 468 acres
Meets Applicants Objectives  Yes No No No No

Net Fiscal Benefit* $692 $24,398 -$102,377 $81,043 -$1,723
*Fiscal benefit calculations are based upon Town impacts only for the 50% occupancy condo ownership under the proposed action 
and conservation subdivision action and do not include school district impacts for any alternative. Assumes price point for individual 
homes at $1,000,000 for subdivision alternatives. 

 

5.1 No Action/No Build 
This alternative would entail continued use of the site as a stud farm on the western parcel, and 
for field crops on the eastern parcel, at least in the short term. There would be no greater impact 
to environmental conditions on site or within its vicinity than currently exists.  The site consists of 
two tax parcels, currently under the single ownership of the applicant. Were the site to be left 
undeveloped, the parcels could be sold to separate owners in the future and developed 
independently of one another. Under this alternative, the continued operation of the stud farm is 
uncertain. Additionally, this alternative does not meet the objectives of the Applicant.  The 
Applicant’s stated objective is to create a model conservation-based community which is 
intended to preserve over 420 acres of Dutchess County farmland, wetland and forest, preserve 
an important agricultural use (the Keane Stud thoroughbred Farm), and to attract residents and 
families who value the Hudson Valley countryside, who wish to live within a working farm 
community, and who share a commitment to protecting open space and the environment. 
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5.2 Development Under Existing Zoning 
 
5.2.1 Conventional Layout  
 
Under the newly adopted zoning law, the site is zoned RR and RA, with the bulk of the project 
area zoned RA. Dimensional requirements for conventional subdivisions are listed in the table 
below.  Further discussion regarding these requirements can be found in Section 3.9.1, Land 
Use and Zoning.  
 
All major subdivisions proposed under the current zoning code require a conservation analysis 
of the subject site. The conservation analysis consists of an inventory of maps of resources on 
the subject site.  Resources include: wetlands and watercourses, as well as the stream corridor 
overlays; slopes ranging from 15-30% and greater than 30%; prime or significant soils; scenic 
view sheds; wellhead protection areas; historical and cultural resources; significant wildlife 
habitats; designated overlay zones for streams, aquifer, scenic protections and floodplains; 
buffer areas; stonewalls and significant trees exceeding 18 inches, and other resources 
identified by the Town. The conservation analysis may indicate that a conventional subdivision 
would adversely affect the town’s scenic and natural resources, prompting the planning board to 
require the applicant to resubmit the proposal as a conservation subdivision. The conservation 
analysis would then be used as the basis for determining net buildable acreage [121-19A.2].  
Net buildable acreage is the first calculation necessary in determining the allowable density in a 
conservation subdivision, and will be discussed at length in Section 5.2.2.  
 
 
Lot sizes and dimensional table (§121-11): 

 RA  RR 
Minimum lot size (conventional) 10 ac.   5 ac. 
Minimum road frontage for conventional subdivision 
 Town road  250’  250’ 
 County/State road  300’  400’ 
Minimum front yard setback 
 Town Road  40’ 40’ 
 County/State road  60’ 60’ 
Minimum side yard setback   30’ 30’ 
Minimum rear yard setback   50’  50’ 
Maximum impervious surface coverage   10%  10% 
Maximum height  35’  35’ 
Maximum footprint for non-residential structures 6,000 sf 4,000 sf 
Maximum density for conservation subdivision 5 ac/du 3 ac/du 

 
The 9.65-acre parcel that is north of Depot Hill Road currently has 3 residences, and 5-acre 
zoning would not permit subdivision for new development. For purposes of this analysis, it will 
be assumed that this section of the parcel would be developed as a single lot; however the 
existing houses might be used to meet the workforce housing requirement.  
 
A preliminary layout has been developed to meet the standards of the Town’s zoning 
regulations for conventional subdivisions. The conventional subdivision alternative presented 
herein maximizes the development potential of the site, but it has been laid out in a way that 
minimizes adverse impacts to the extent possible. The layout was developed using a ring road, 
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similar to the existing Keane Stud Farm road, as a central organizing element in the western 
section of the site. The rest of the site was laid out by first mapping the sections of the site on 
which construction is prohibited by the zoning code: slopes over 30%, on which no disturbances 
are permitted (121-36B), and the 100’ stream corridor offset within the Stream Corridor Overlay, 
in which no construction of primary uses is allowed (121-14D – it should be noted that 
accessory and water-related structures, such as bridges or piers, are permitted within the 100’ 
offset). A 300’ area around wetland AM-10 was mapped as the location of potential wildlife 
habitat. As shown in Figure 27.B.1, some of the lots include sections of these protected areas; 
these lots would require covenants restricting development to buildable areas only. The 
conventional subdivision would require construction of houses and roads within the Scenic 
Protection Overlay zone, and therefore, such development would require site plan approval and 
compliance with the general, landscape and architectural standards described in 121-14.1.  
 
After site constraints were determined, lot lines and roads were roughed in and finalized, 
keeping the following design objectives in mind: 
 

• Roads were located to minimize impacts to slopes and maintain final grades less than 
10%. 

• Lot dimensions and minimum setbacks were maintained, as per the Zoning Code, 
Section121-11. 

• To make it possible to screen development, lots within the SPO may need to be larger 
than the minimum lot size permitted to take advantage of existing site features such as 
topography or vegetation. 

• Lots in steeply sloping areas also may need to be larger than the minimum lot size to 
site development. 

  
Lots have been configured so that there is ample room to develop single-family homes on each 
lot, while avoiding development in the water protection overlay zones. When the stream corridor 
or habitat protection buffer crossed a proposed lot, the minimum rear or front yard setback was 
offset from the stream corridor or turtle protection buffer to ensure that the buildable area did not 
encroach on protected areas.  
 
The main loop road and the road extending north into the former Syms parcel would be built to 
town street specifications, while the two shorter cul-de-sacs leading uphill to the east would be 
constructed to the rural lane specification (Subdivision Code, Section105-22). The town allows 
rural lanes to have a narrower cleared way than is necessary for a public road, making them 
more suitable in the hilly, forested areas where they are proposed. 
 
It is assumed that these lots would have individual wells for water supply and septic systems for 
wastewater disposal.  Assuming 4-bedroom homes, each unit would consume 380 gpd. Thus, 
the entire development would consume (37 units x 380 gpd) 14,060 gpd.  The 37 units will 
generate new trips to and from the site, an estimated 345 trips per day would be expected, with 
28 trips occurring during the morning peak hour and 37 occurring during the evening peak hour.  
Roadways would be designed to Town specification and offered to the Town.  It is not 
anticipated that a Homeowners Association would need to be formed for the conventional 
subdivision, assuming the Town would be willing to take over the estimated12,700 linear feet of 
new roadway. 
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Visual impacts are created with the conventional subdivision.  As shown in Figure 27.B.2, 
homes are spread throughout all of the existing fields creating a suburban look from the 
DeLavergne Hill viewpoint. 
 
Tables 5-2 and 5-3 estimate the new population for the conventional subdivision and the new 
impact of school age children by grade. 
 
 

Table 5-2 
Estimated population, conventional development 

(37 single-family units) 

total 
persons 

total 
school 
age* 

total public 
school over 65 

       
  140   43   33   5 

 
                              Table 5-3 
School Age by Grade, conventional development 

K-2 3-6 GRADE 7-9 grade 
10-12 
grade 

       
  12   15   9   7 
*School age by grade total is higher than total school age in 
general population estimate due to rounding errors.  

 
 
Based on review of recent real estate listings in Northern Dutchess County for similarly sized 
houses and lots, $750,000 is an estimate of what the developed house lots would be sold for. 
Table 5-4 offers a cursory per-capita cost/benefit analysis of a 37-lot subdivision with houses at 
three different average prices.   
 

Table 5-4 
Comparison of revenues based on price of house, conventional 

subdivision alternative 
  Price of House 
  $1,000,000 $750,000 $500,000 
SCHOOL     
 New Revenues 716,320 537,240 358,160 
 New Costs 692,422 692,422 692,422 
 NET IMPACT 23,898 -155,182 -334,262 
     
TOWN     
 New Revenues 79,550 59,662 39,775 
 New Costs 55,152 55,152 55,152 
 NET IMPACT 24,398 4,510 -15,377 
     
COUNTY     
 New Revenues 450,475 352,703 254,930 
 New Costs 55,603 55,603 55,603 
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avoid suburbanization.  Further, it would neither preserve nor expand existing agricultural uses 
and it would not attract residents who would wish to live within a farm community or who share a 
commitment to protecting open space and the environment.  In addition, it is the Applicant’s 
opinion, by not limiting most development to areas encompassing hedgerows or tree-lines, this 
proposal substantially degrades the viewshed, particularly from Delavergne Hill.   

 
5.4 Lower Density Alternative (Limited Development Subdivision) 

The zoning code includes provisions for low-density “limited” and “small-scale” development 
subdivisions (Section 121-22).  These categories are meant to encourage conservation of large 
open space areas by permitting reduced setback, frontage and/or lot size requirements and 
relaxing road specifications by permitting private roads.  In a limited development subdivision, 
the average lot size must be four times the lot size required in a conventional subdivision, 
although several small lots and one very large lot would still provide the average, as is shown in 
the Lower Density Alternative Subdivision in Figure 27.E.1.  On the 481-acre parcel, 12 lots 
could be configured – 11 of them slightly larger than 1.5 acres and one 470-acre lot – producing 
an average lot size of 43 acres. The remainder of the large lot could be used for agriculture, 
recreation or other conservation goal. Figure 27.E.2. illustrates this proposed lower density 
alternative layout.  Table 5-9 provides a fiscal analysis of revenues versus costs for three 
possible price points for homes. 

Table 5-9 
Comparison of revenues based on price of house, low density 

alternative 
  Price of House 
  $1,000,000 $750,000 $500,000 
SCHOOL     
 New Revenues 232,320 174,240 116,160 
 New Costs 230,807 230,807 230,807 
 NET IMPACT 1,513 -56,567 -114,647 
     
TOWN     
 New Revenues 29,687 23,237 16,787 
 New Costs 31,410 31,410 31,410 
 NET IMPACT -1,723 -8,173 -14,623 
     
COUNTY     
 New Revenues 51,625 43,915 36,205 
 New Costs 19,461 19,461 19,461 
 NET IMPACT 32,164 24,454 19,744 
  

TOTAL NET IMPACT 53,193 -24,357 -101,907 

This alternative would meet water demand with private wells and wastewater treatment with 
individual septic systems.  Assuming 4-bedroom units with water consumption of 380 gpd, the 
lower density alternative consumes 4,560 gpd (380 gpd/house x 12 houses). The limited 
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development subdivision requires land be placed in a conservation easement. Under this 
alternative, agricultural use could continue.  This alternative would allow existing agricultural 
uses to be preserved and expanded.  It would cause little or no impact to the viewshed.  It would 
have a minimally positive impact on local services and taxes.  However, this alternative does not 
meet the Applicant’s objectives.  It does not create a model conservation-based community.  It 
does not create an equestrian facility and trails network available to the public. And, given the 
substantial land cost, it does not provide sufficient income to make development feasible, 
according to the Applicant’s analysis.  
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