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Executive Summary     
 

The following is a Final Generic Environmental Impact Statement (FGEIS) for the Town of 
Willsboro Comprehensive Land Use and Action Plan, pursuant to the State Environmental 
Quality Review Act (SEQRA).  The proposed action is considered a Type 1 action.  The 
purpose of this FGEIS is to catalogue and respond to all substantive comments provided by 
the public during the SEQRA comment period on the Draft Generic Environmental Impact 
Statement (DGEIS) associated with the adoption of the Town’s Comprehensive Plan.  As a 
consequence of the comments received from the public hearing and public comment period 
for the DGEIS, the Town made minor revisions to the text of the Comprehensive Plan in 
response to comments and notifies the public accordingly through this FGEIS.  The revised 
Town of Willsboro Comprehensive Land Use and Action Plan is included as an appendix to 
the FGEIS and incorporated by reference to this document. 

 
In 2008, the Town Board of Willsboro decided to undertake a comprehensive strategic 
community planning process in order to: provide a framework for future economic 
development, assess capital needs, and prepare revisions to the Town’s land use laws.  An 
engaged, enthusiastic and active citizenry participated in the development of the Town of 
Willboro Comprehensive Land Use and Action Plan (also referred to as the comprehensive 
plan). From the onset, the Town encouraged the participation of all interested groups in the 
community and invited them to the table throughout the planning process.  The Town 
appointed a Comprehensive Plan Steering Committee, engaged the services of a professional 
planner. The Steering Committee collected existing studies and data, inventoried and 
analyzed existing conditions, surveyed and interviewed the community, evaluated future 
trends, and ultimately made recommendations that support a plan of action to move the 
community forward.  The community-at-large participated in establishing a vision of the 
Town, provided continual input and review of the Comprehensive Land Use and Action 
Plan.  Citizens demonstrated commitment to the process and plan by attending public 
meetings, contributing thoughtful comments and suggestions for over two years. 
 
As a point of consensus in the public process that created the document, the Comprehensive 
Plan reinforces existing growth patterns and does not recommend reduction in the 
maximum build-out under APA intensity guidelines.  Rather than graphically bounding and 
prescribing specific treatment to existing zoning districts or parcels, the plan describes in the 
text the future direction of land use in the Town.   
 
The Plan advocates a Smart Growth approach.  Steady, sustainable growth patterns, 
increased land protection and regulatory review and control to reduce growth impacts are 
recommended.  Much of the plan emphasizes how to develop, maintaining the status quo of 
“where.”  The Plan suggests a package of regulatory reforms and development incentives 
based on the carrying capacity of the land.  It relies upon permit-level environmental review 
to mitigate individual and cumulative development impacts.  Site Plan Review is a new 
function proposed to mitigate growth impacts on the landscape.  Conforming the zoning 
map and text amendments to the spirit of the master plan falls to the Planning Board.    
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Recommendations concentrate development in existing neighborhoods where public 
services can support demand—and draws attention to the carrying capacity of the land.  The 
composite suitability analysis (highlighted in the text, with supporting detail in the 
Community Profile and Atlas), provides a graphic depiction of where constraints exist and 
development requires a cautious approach.  Special landscape features and places were noted 
as exceptions.  Noted items include land slump or landslide locations, noteworthy 
agricultural soils, and unique natural features.   
 
The Town Board, the authorized entity under New York State law, is considering adoption 
of the plan.  In order to conform the Town’s land use laws to the plan, the Town is also in 
the process of preparing amendments to the zoning ordinance, subdivision law and onsite 
sewage disposal ordinance that will be based on the comprehensive plan recommendations.  
It is anticipated that the once the comprehensive plan is adopted, revisions to the Town’s 
zoning ordinance, subdivision regulations, and on-site sewage disposal law, will be evaluated 
by an environmental assessment with due consideration to the GEIS and appropriate 
Determinations of Significance made with respect to the future action(s).   
  
The Town of Willsboro conducted an environmental review of the impact of this Action on 
the Town environs.  This review was conducted in compliance with Section 272-a of Town 
Law and the applicable provisions of the State Environmental Quality Review Act (SEQRA) 
of New York.  In conducting this review, the Town Board of the Town of Willsboro 
assumed the role of Lead Agency under the auspices of SEQRA on January 25, 2012.  On 
January 25, 2012, the Town also made a determination that the proposed actions were a 
Type I Action, issued a Positive Declaration, and authorized the preparation of a Draft 
Generic Environmental Impact Statement.  The DGEIS was accepted by the Town on May 
9, 2012, duly noticed in the Environmental Notice Bulletin on May 23, 2012 and a public 
hearing was held May 30, 2012.  The public comment period ended June 25, 2012 the 
comments described in the FGEIS were provided to the Town before the June 25, 2012 
comment deadline.  Public review and comment yielded minor suggestions that resulted in 
modifications to the Comprehensive Plan, which are summarized in the Lead Agency 
Response Column in Section IIA in this FGEIS.  On June 28, 2012, the Town of Willsboro 
Comprehensive Land Use and Action Plan Steering Committee unanimously approved the 
revised plan that incorporated public comments (Version 26) and recommended that the 
plan be forwarded to the Town Board for adoption. 
 
The Final Generic Environmental Impact Statement and the Town of Willsboro 
Comprehensive Land Use and Action Plan, together with its appendices that include 
Chapters 1-4 of the Community Profile and Atlas, are integrated and interrelated documents 
that together, represent the Draft and Final GEIS process and product.  The Town of 
Willsboro Comprehensive Land Use and Action Plan, together with its appendices that 
include Chapters 1-4 of the Community Profile and Atlas are incorporated by reference in 
the FGEIS as if they were set forth in their entirety.  
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I. Introduction 
 
In 2008, pursuant to Town Law, the Town of Willsboro Town Board appointed the 
Willsboro Comprehensive Plan Steering Committee and directed the members to prepare a 
comprehensive plan as prescribed by New York State Law.  Over the course of the ensuing 
period, the Town-appointed Steering Committee held periodic public meetings, workshops, 
and hearings.  The Town is moving forward with adoption proceedings according to the 
procedures prescribed by New York State Law, including the required consultations with the 
Essex County Planning Board and Farmland Protection Board and a full SEQRA review. 
 
The Comprehensive Land Use and Action Plan (also known as the comprehensive plan) is a 
blueprint for the future.  The Plan incorporates a multi-year, intensive citizen-driven process 
that includes a comprehensive inventory and analysis, civic input and envisioning.  The 
committee, with consultations from citizens, government officials, organizations, and experts 
thoroughly reviewed historical, existing, and future conditions and trends affecting the Town 
for a complete array of demographic, infrastructure, governmental, land use, economic, 
social, environmental, historical, and cultural concerns.  Surveys were initiated and existing 
studies were reviewed.  Key informant interviews were conducted, and public meetings held 
to gather advice and suggestions.  Existing conditions and future trends data were utilized to 
establish a basis and context for analysis on Willsboro’s social, economic, and physical 
features (See Comprehensive Plan and Chapters 1-4 of the Community Profile and Atlas 
Bibliographies).  From this strong basis of information, stakeholders identified, discussed, 
and mapped options and alternatives.  Each iteration of the plan document (26 in all) 
considered potential impacts and possible mitigation measures before making draft and final 
recommendations for action and implementation.  (A similar process will be carried out 
when implementing the zoning amendments and subdivision law implementation.)  The 
Steering Committee framed recommendations for Town action including recommendations 
for revisions to the zoning, subdivision, and onsite sewage disposal laws.  In order to 
conform the Town’s land use laws to the plan, the Town is also in the process of preparing 
amendments to the zoning ordinance, subdivision law and onsite sewage disposal ordinance 
that will be based on the comprehensive plan recommendations.  It is anticipated that the 
once the comprehensive plan is adopted, revisions to the Town’s zoning ordinance, 
subdivision regulations, and on-site sewage disposal law, will be evaluated by an 
environmental assessment with due consideration to the GEIS and appropriate 
Determinations of Significance made with respect to the future action(s).   
 
The Proposed Action will facilitate the growth of Willsboro into a diverse and vital 
community of agriculture, commercial/industrial/manufacturing businesses, small 
businesses, homes, and recreational opportunities located in an appealing setting with great 
natural beauty, while providing amenities that attract residents, travelers, shoppers, diners, 
and vacationers.  Recommendations include: 

 Protection of scenic, ecological, forest, agricultural, and open space resources 

Protection groundwater and surface water 
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 Concentration of development in the hamlet  

 Encouragement of  farming and other business sectors 

 Promotion of affordable housing and provide an array of housing choices at 

different price levels 

 
The Comprehensive Land Use and Action Plan address the following subject areas that are 
discussed in detail in the plan and its supporting appendices:  

 Economic Development 

 Recreation  

 Community Housing Development 

 Natural Resources 

 Smart Growth 

 Existing and Proposed Land Use  

 Community Character 

 Infrastructure 

 Transportation 

 Public Facilities and Services 
  
Comprehensive Plan recommendations suggest ways to mitigate growth impacts and 
improve Willsboro’s outlook and character in terms of physical, environmental, social, and 
economic conditions and trends.  
 
The Draft and Final Generic Environmental Impact Statements and the Town of Willsboro 
Comprehensive Land Use and Action Plan, together with its appendices that include 
Chapters 1-4 of the Community Profile and Atlas, are integrated and interrelated documents 
that together, represent the GEIS process and product.  The Town of Willsboro 
Comprehensive Land Use and Action Plan, together with its appendices that include 
Chapters 1-4 of the Community Profile and Atlas are incorporated by reference in the 
FGEIS as if they were set forth in their entirety.  
 
The Town of Willsboro Comprehensive Land Use and Action Plan and all its Appendices 
can be viewed at http://www.townofwillsboro.com/comprehensive-plan.html 
 
A. Summary of Proposed Action, Impacts, and Mitigation 
 
The Town of Willsboro Comprehensive Land Use and Action Plan recommendations 
consider the fragile nature of the natural, social, cultural, and economic resource base of the 
Town and its environs and attempt to balance all interests with the least impact upon the 
environment.  SEQRA requires that alternatives be examined as part of the environmental 
review process.  The planning process and Plan document is an exercise in alternatives.  The 
Town of Willsboro local land use planning program included a public process that allowed 
Town-appointed committee members, representing the community-at-large, to engage in 
process that considered and balanced the protection and use of natural and artificial assets in 

http://www.townofwillsboro.com/comprehensive-plan.html
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a way that enabled the community to consider sustainably growing the Town  through its 
land use program.    
 
SEQRA requires that alternatives be examined as part of the environmental review process.  
The planning process and Plan document is an exercise in alternatives.  The Town of 
Willsboro local land use planning program included a public process that allowed Town-
appointed committee members representing the community-at-large to engage in process 
that considered and balanced the protection and use of natural and artificial assets in a way 
that enabled the community to consider sustainably growing the Town through its land use 
program.    
 
Willsboro is physically constrained in several dimensions and therefore its alternative 
scenarios are also limited in scale and in scope.  The Town is constrained by the 
mountainous terrain to the west and Lake Champlain on the east.  The area of the Town is 
fixed.  Willsboro is also located within the Adirondack Park and density restrictions reduce 
overall build-out, thus limiting gross expansion and development.  Geo-political and 
economic forces outside the purview of the people of the Town control many of the 
possible and realistic alternatives available to the Town relative to the protection of natural 
resources, community character and maintaining the economic viability of the community. 
 
The Town of Willsboro considered the following alternatives when contemplating the 
master plan central to the local land use planning program: 
 
• Taking no action and disbanding its planning work, not adopting the Comprehensive 

Plan (the “no action” alternative). 
• Taking nominal and symbolic action only. 
• Taking meaningful and substantive action to develop and adopt the Comprehensive 

Plan as proposed, then make modifications in the land use laws. 
• Taking meaningful and substantive action to develop a Comprehensive Plan, 

consider changes to the plan based upon the public hearing and environmental 
review process, adopt the Comprehensive Plan, and then make modifications in the 
land use laws. 

 
The Town chose not to select the “no action” option since the consequences of inaction 
might aggravate economic conditions in the Town, erode community morale, injure 
environmental conditions, and influence visual character.  It was time to “take the bull by the 
horns.”  Existing Federal, State and local regulations are not sufficient to protect natural, 
economic, social, and cultural resources, nor do they provide a blueprint for future direction 
for the Town.  The benefit of the Comprehensive Plan is that it provides a direction for the 
growth of the Town, enhancing community character and protecting valuable resources.  
Balance may be achieved through a deliberate and collaborative public comprehensive 
planning process.   
 
The absence of a periodically updated Comprehensive Land Use Plan and an 
implementation strategy, including regulatory and non-regulatory activities place Willsboro in 
a position of reacting to development-- instead of being proactive and ready to receive its 
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benefits.  Under this “no action” alternative, the community would not have had the 
opportunity to rally around a Comprehensive Planning process to share their views on the 
future of Willsboro and no future land use planning concepts would develop for the Town.  
Without a plan and vision, Willsboro might not compete well compared to other 
communities or preserve the integrity of its existing natural and community assets.  The “no 
action alternative” would not further Willsboro’s goals.  No action would fail to assist the 
Town in achieving its full vision for the future.   
 
Nominal and symbolic action involved meeting the requirements of the laws of the State of 
New York, but not requiring further use or action from the Comprehensive Plan or making 
modifications to the land use laws of the Town.  The Town chose not to select this action 
since the will of the people from the community participation process indicated that there 
was real interest in preparing and implementing the recommendations of the Comprehensive 
Plan and making modifications to the land use laws of the Town.  
 
Adoption of the Town of Willsboro Comprehensive Land Use and Action Plan without 
considering any of the changes suggested by the public hearing and environmental review 
process is an alternative that the Town considered and rejected.  On one hand, the Willsboro 
Comprehensive Plan Committee reviewed and evaluated alternatives to the 
recommendations listed in the Comprehensive Plan.  They devoted more than two years’ 
time and energy developing a plan that reflects the community’s interests and issues.  The 
Plan represents the results of an extensive public involvement process.  To the greatest 
extent possible, the Plan as proposed provides a balance of resident needs and desires.  On 
the other hand, suggested modifications to the Plan may support the Plan’s goals and 
objectives.  The Town determined that adoption of the current version of Plan without 
changes that may occur as a result of the SEQRA process is not a reasonable alternative.  
 
The Town chose to take meaningful and substantive action to develop a Comprehensive 
Plan and to consider changes to the land use laws of the Town that will implement the 
recommendations of the Comprehensive Plan.  The community considered alternative land 
use, development options, transportation, main street and economic development issues, 
natural resource protection and enhancement as they drafted and re-drafted (25 versions of 
the Comprehensive Plan), and finally refined recommendations in the plan for: 
 
• Economy and Community Amenities 
• Land Use and Natural Resources 
• Transportation and Public Facilities 
 
One example of the evaluative process that considered action alternatives resulted in a 
number of recommendations advocating for great oversight and protection for natural 
resources, historic and scenic resources, and neighborhood character.  Unique natural 
features and habitats, and an Agricultural District exist in the Town.  These need recognition 
and protection from unsuitable development.  Accordingly, the Town is considering 
establishing a Special Use permit (or an appropriate alternative within the Agricultural 
District for non-agricultural uses) for new uses affecting these designated locations.  As a 
special use, any such use will first require review and approval by the Town using an 
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environmentally based site plan review as part of the review and approval process and 
pursuant to the zoning law.  The Special Use permit procedure might consider the adequacy 
and appropriateness of the use for each particular site and any other necessary approvals as 
appropriate, including further compliance with SEQRA.   
 
The Draft and Final GEIS were developed to evaluate the environmental, social, and 
economic effects of the adoption and the implementation of the Comprehensive Plan.  In 
order to conform the Town’s land use laws to the plan, the Town is also in the process of 
preparing amendments to the zoning ordinance, subdivision law, and onsite sewage disposal 
ordinance.  These anticipated amendments should be consistent with the Comprehensive 
Plan, Draft and Final GEIS, and the Findings Statement in order for the Town’s SEQRA 
obligation to be satisfied.  The Town Board will have the responsibility for determining if 
the zoning and subdivision laws amendments of the Town of Willsboro are consistent with 
the Comprehensive Plan, Draft and Final GEIS, and the Findings Statement.   
 
It is anticipated that the once the comprehensive plan is adopted, revisions to the Town’s 
zoning ordinance, subdivision regulations, and on-site sewage disposal law, will be evaluated 
by an environmental assessment with due consideration to the GEIS and appropriate 
Determinations of Significance made with respect to the future action(s).  Since this GEIS is, 
by definition, generic and not site–specific, any future development proposal before the 
Planning Board or Town Board must fully address SEQRA.  The Generic Environmental 
Impact Statement is not intended to inhibit any future SEQRA action by the Planning Board 
or Town Board of the Town of Willsboro concerning future development proposals placed 
before them.  If the zoning, subdivision, and onsite sewage disposal law amendments are 
found to be inconsistent with the SEQRA documentation completed for the Town of 
Willsboro Comprehensive Land Use and Action Plan, the Town Board will either amend the 
proposed laws to be consistent, prepare Parts 1, 2, and 3 of the Full Environmental 
Assessment Form, or prepare a Supplemental GEIS in accordance with NYCRR Part 617.   
 
The Proposed Action will not result in significant adverse impacts to land.  The adoption 
and implementation of the Town of Willsboro Comprehensive Land Use and Action Plan 
will not directly result in land impacts because they do not directly authorize specific 
development projects.  Adoption and implementation of the Town of Willsboro 
Comprehensive Land Use and Action Plan will reduce land development impacts in the 
future when compared to taking no action.  Further, the Plan includes many specific 
recommendations that can strengthen the Town’s land use regulations and administrative 
oversight so that future land development applications can have less negative environmental 
impact than under the current land use regulatory system.  The implementation and 
reconciliation of the Plan recommendations with the land use regulations of the Town may 
result in land development occurring in more environmentally appropriate ways, on parcels 
with fewer environmental constraints and with reduced impacts associated with land 
disturbance. 
 
The recommendations embodied in the Comprehensive Plan represent the alternatives 
preferred by the people of the Town through the extensive public participation process.  The 
preferred alternatives (i.e. scenarios) take into consideration the realities of physical, political 
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and economic constraints, yet allow for build-out and infill that can be expected in a mature 
community such as Willsboro.  As such, they represent a balance between what is best for 
the community after weighing the impact on the environment, the economy, the character of 
place, and the interests of the people.  
 
B. SEQR Timeframes 
 
According to SEQRA, the 45/60 day timeframes are mandatory for the FGEIS, but 
according to documentation provided by the NYS DEC the courts recognize the need for 
flexibility in time frames.  The SEQRA Handbook published by the NYS DEC Division of 
Regulatory Affairs, dated 11/1992, specifically page 88 section A. Time Frames, subdivision 
2.  Are the SEQR time frames mandatory states, “The courts have held that the time frames 
contained in SEQR are directory, [are] not mandatory.  This means that they exist as a guide 
or goal but there are no provisions for default if the time frames are exceeded.”  Published 
by DEC, the timeframes have been considered flexible by the courts.  
 
In order to be responsive to the subjects considered, the Town-appointed Comprehensive 
Plan Steering Committee considered, researched, and reviewed sections of the 
Comprehensive Land Use and Action Plan and carefully prepared responses to the 
comments made on the DGEIS that are included in Section IIA.  No public comments 
were received at the May 30, 2012 public hearing, but an earlier public hearing 
sponsored by the Steering Committee on January 28, 2012 yielded public comments 
that required consideration.  The FGEIS was produced within a reasonable time frame 
and the Town maintains that SEQRA was carried out with the least procedural delay 
necessary to balance reasonable and adequate response to the comments with the timetable 
required under SEQRA.    
 
C. Document Organization  
 
The FGEIS is divided into three major sections: an Introduction , Response to Public 
Comment and Appendices.  The Appendices include the Draft Generic EIS, All written 
comments, Public Hearing Minutes from  January 28, 2012 and May 30, 2012, the revised 
Comprehensive Plan and its appendices, and Willsboro’s current land use laws.   
 
D. Future Actions  
 
Following the filing of this FGEIS, there will be a ten-day period provided for agencies and 
the public to consider the FGEIS.  Such comments may be considered by the Town during 
preparation of the Findings Statement, but the Town is not obligated to respond to these 
comments.   
 
Pursuant to 6 NYCRR 617.15(c), contemplated future actions which include, but are not 
limited to, revisions to the Town’s zoning ordinance, subdivision regulations, and on-site 
sewage disposal law, will be evaluated by an environmental assessment with due 
consideration to the GEIS and appropriate Determinations of Significance made with 
respect to the future action(s).   
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II. Response to Public Comment 
A. Comments & Response on Draft Comprehensive Plan and DGEIS 
 
Comment #: 1 
Respondent: Adirondack Park Agency, B. Grisi, & R. Burgess Staff Members 
Subject: Regulatory Agency Review and SEQRA Comments 
Date: January 18, 2012 and June 25, 2012 
Comment Format: Written-letter and email 
Comment/Lead Agency Response: 
 
Lead Agency Note: 
 
Many of the APA staff comments on the V25 draft Comp Plan are editorial or stylistic in nature, such as 
referring to the "APA-approved local land use program" by the name used in the APA statute.  There are 
several comments that address regulatory or statutory issues, and, these few instances, suggest clarifying 
language.  
 
The APA Staff noted their interest in being listed as a participating party in the chapter recommendations.  
However, the January comment letter did not provide specific guidance on which recommendations should 
include the APA.  On June 18, 2012, the Steering Committee requested a listing of recommendations where 
the APA would like to see the agency added as a participating party.  APA Staff provided clarification on 
June 25, "the APA would be involved in: 3A, 3B and 5E and so the APA was added to these three 
recommendations.   
 
No comments were received from the APA on the DGEIS. 
 

1-18-2012 & 6-25-2012 APA Staff Notes on V25  Willsboro Comprehensive Plan 

Description Lead Agency Response 

Page 6:     

In 2009, the Willsboro Comprehensive Land Use Plan Steering Committee 
was appointed by the Town Board to create a plan that would guide 
growth of the Town while maintaining the Town’s rural character and 
environment…  

Language Modified 

According to the 2010 U.S Census, Willsboro had 2,025 residents at the 
time of the count.  This compares to a total of 1,690 in 1990, 
approximately a twenty percent increase in population over the twenty 
year period… - if you are referring to years and numbers in the same sentence it is 
very helpful to use a comma to separate thousands.   

Language Modified 

Page 7:Chapter 3 - Existing and Future Land Use    

• APA Act and APA Land Use and Development Plan  - what about the 
Regs, the Freshwater Wetlands Act (Environmental Conservation Law, article 24) 
and the Wild, Scenic and Recreational Rivers System Act (Environmental 
Conservation Law, article 15, title 27). 

Listed 

Page 9:   

Why is “summarized” in bold? Clarification Provided 

Page 12: “Action Items: Economic Development    
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Physical and economic assets are already in place as a basis for economic 
revitalization.  Developable land within the APA Hamlet and Industrial 
classifications exist, presenting an attractive location for businesses… - 
APA land use classifications should be capitalized, check remainder of document (i.e. 
page 14). 

Language Modified 

Page 14:   

Ø Consider clustering and conservation design as the primary form of 
subdivision development.  – The current local controls already have such 
provisions, if they should be improved or changed, it should be stated that way. 

Language Modified 

“…Willsboro has a mix of permanent and seasonal housing with seasonal 
residences hugging the shores of Willsboro Bay, Lake Champlain (the 
broad lake), and Long Pond.  For the past 40 or more years, there has 
been a growing trend to convert seasonal residences to year-round use.  
The purpose and size of housing stock ranges from trailer parks and 
subsidized senior apartments to large, year-round residences that rival 
some of the Adirondack’s great camps.”  –NYS Building Code defines 
“mobile homes” as anything built before 1976, however “mobile home” and 
“mobile home parks” are  the terms currently used by the Town codes and should be 
used instead of “trailer park” 

Language Modified 

Page 15:   

“During 2011, the Town experienced unprecedented weather events 
resulting in a record high lake level, flooding, property damage, destructive 
land erosion, closures of roads and bridges, interruption of the public 
water supply, and strain on the Town’s aging waste water treatment plant.”  
- This one-sentence paragraph seems to have no real purpose other than stating a fact.  
Is its purpose to emphasize that the Town needs to plan for these events? 

Language Modified 

Ø    Provide energy-efficient development standards for sites and 
buildings.  – Energy Conservation Construction Code of New York State and the 
other building codes of NY do this quite adequately and are in fact very comprehensive.   

Language Modified 

Willsboro is one of approximately 18 local governments within the 
Adirondack Park that has an approved local planning program and is a 
partner with the Adirondack Park Agency in regulating development 
within the Town.  A number of other State agencies, including NYS 
Departments of Transportation, Environmental Conservation, State, 
Health and Agriculture and Markets also influence development in 
Willsboro.  Federal jurisdiction for navigable waterways includes the Army 
Corps of Engineers.  Willsboro’s land use regulations are contained in the 
Town’s Zoning Ordinance (last updated in 2002), subdivision regulations, 
and on-site sanitary code.  Over the years, a number of internal 
contradictions, typographical errors, oversights, and imprecise provisions 
have been discovered in the Zoning Ordinance.  Land use regulations 
should be clear, complete, and unambiguous.  – There are 18 municipalities 
with an “Agency-approved Local Land Use Program.”  “Local Land Use 
Programs” are defined in Section 802 of the  Act. 

Corrected number and term 

Page 16:   

“3. Provide development incentives in order to develop existing building 
stock and concentrate development within the Adirondack Park Agency 
Hamlet and Industrial zones. “  – These are land use areas, not to be confused 
with zones or zoning districts which are a separate entity. 

Corrected Terminology 
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4. Review, revise, clarify, and refine all definitions found in the Town Land 
Use laws.  – The Town of Willsboro has a zoning “ordinance", which is different 
from a zoning “law.”  If this is meant to apply to the "Town of Willsboro Zoning 
Ordinance,” it should read “4.  Review, revise, clarify, and refine all 
definitions found in the "Town of Willsboro Zoning Ordinance." 

Clarification Provided 

Page 17:   

Ø Appoint a working group to study the environmental, societal, and 
economic impacts (including aesthetics) of removing or repairing the 
Willsboro Dam.  – Involve Army Corps or DEC? 

No change made.  Resources 
noted, but  no participants 
mentioned in the Executive 
Summary. 

Page 19:   

The overall premise of the APA Act subscribes to the concept of 
conserving open space by directing development into the Park’s existing 
hamlets and communities.  Throughout the Park, wherever there is a 
hamlet zone, the APA has very limited jurisdiction, giving the local 
government almost complete control over what kinds of development can 
occur.  The APA Act provides incentives in the form of limited 
development controls that allow growth in hamlets, moderate intensity, 
low intensity, and rural use areas.  In the Resource Management zones, the 
Agency has substantial comparative jurisdiction.  – See above comments on 
land use areas.  Local governments may choose to place controls on development in any 
land use area.  In Hamlet however, due to reduced Agency jurisdiction, towns have 
almost sole responsibility and control..   

Corrected and Clarified 

A two-tiered land use planning system created incentives for more local 
government planning.  One such incentive was partial return of project 
review jurisdiction for Class B regional Projects.  If a community receives 
APA approval for their local planning program, Class B projects can be 
devolved to the jurisdiction of local government for permitting.  Local 
governments can prepare and submit local planning programs for approval 
to the APA.  If they meet performance standards consistent with the 
Adirondack Park Land Use and Development Plan, then through program 
approval, Class B project review jurisdiction can be shared or delegated to 
the local government.  – One of the main components of an Agency-
approved Local Land Use Program is town review of all Class B Projects.  
See Agency flyer on “APA Approved Local Land Use Program 
Information Sheet” on www.apa.ny.gov  for an outline of the LLUP 
process and responsibilities. 

Corrected and Clarified 

Page 20:   
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“Owning property on Willsboro Point regained popularity through the 
1950’s & 1960’s and numerous one-story seasonal homes were 
constructed on the lake front lots.  In 1962, the interior lots of the Buena 
Vista Park were purchased by a developer from Montreal who created 
Buena Vista Mobile Home Estates.  Slowly, the Town took over the 
maintenance of the roads and installed water lines.  In the late 1960’s, the 
Town Board discussed the idea of zoning to help control the rampant and 
unplanned development.  The Town appointed a Planning Board in 1965 
and adopted its first Comprehensive Plan in 1970, quite early for a rural 
town in northern New York.11 This was well before the legislative action 
creating the Adirondack Park Agency Act in 1971 and the adoption of the 
Adirondack Land Use and Development Plan in 1973.  The Town 
engaged in a collaborative and positive strategy with the Adirondack Park 
Agency as soon as it was established in 1971.  This strategy included 
reaching out to the APA and demonstrating diplomacy and negotiation in 
its business with the Agency.  “ – Capitalization 

Corrected Capitalization 

Page 21:   

“In 1980, Paine and Ruzow assisted the Town to rewrite the Willsboro 
land use regulations to virtually what they are today.  There was concern at 
the town level at that time about lack of institutional capacity to administer 
Class B Regional Projects.  The Town succeeded in receiving Adirondack 
Park Agency local planning program approval, but Willsboro delayed 
acceptance of administration of Class B regional project review for a 
period of time until the capacity to manage the program was in place.  
Willsboro became one of the earliest towns in the Adirondack Park to 
receive approval for its land use program and join with the APA to 
administer the two-tiered regional/local planning program enacted by the 
Adirondack Park Agency Act.  On January 12th 1996, the Adirondack 
Park Agency adopted a resolution which transferred the authority over 
Class B Regional Projects and shoreline regulations to the Town of 
Willsboro.”  – Willsboro received Class B in January 1996. 

Modified 

“The Town passed Local Law No. 1 of the Year 2007 (which amended 
Local Law No. 2 of the Year 1990) for the administration and 
enforcement of the NY State Uniform Fire Prevention and Building 
Code…” – Since this is a chronological history of the Town’s land use regs, consider 
re-writing to have the year first as in the previous paragraph.  “In 2007, the 
Town…” 

No Action Taken-this is a matter 
of literary style.   

Page 22:   

When referring to this Comprehensive Plan it should be capitalized.   Capitalization corrected where 
appropriate to the literary style of 
the document. 

Page 25:  Building Permits    
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The Code Enforcement Officer needs to pass the qualifications of the NY 
State Civil Service position (Building Inspection III) as well as the 
qualifications of NY State Department of State Codes Division and 
receive 24-hours of in-service training annually.  S/he is in charge of day-
to-day administration, issues building permits and certificates of 
occupancy/completion, issues permits for signs (up to 8 sq. ft.), 
administers the On-site Sewage Disposal Ordinance, is responsible for 
enforcement and handling violations, and answers routine questions where 
answers are clear and unequivocal.  Decisions of the CEO may be 
appealed to the Zoning Board of Appeals.  – Capitalization & changed 
handles to handling. 

Corrected 

Page 27:   

An engaged, enthusiastic, and active citizenry participated in the 
development of the Town of Willsboro Comprehensive Land Use And 
Action Plan.  From the onset, the Town Board encouraged participation 
of all interested groups in the community and invited them to the table 
throughout the planning process.  A Comprehensive Land Use Plan 
Steering Committee (hereafter referred to as “Steering Committee”) was 
formed from these interest groups and served as leaders for the process, 
facilitated by a professional planner who provided advice, guidance, 
direction, and writing services.  Together they listened to experts and 
citizens, collected studies, and reviewed data.  As described in greater 
detail in Appendix 1, Steering Committee members, volunteers, student 
interns and the Planning Advisor inventoried and analyzed existing 
conditions, surveyed and interviewed citizens, evaluated future trends, 
mapped and studied natural and community resources, and ultimately 
made the recommendations included in this plan.  – See below comments on 
‘Committees’ 

Inserted article 

Page 33:   

Figure 6: Development Potential: Land within APA Hamlet and Industrial 
Classifications.  – When utilizing the APA’s land use are information it is helpful 
to depict them in their statutory colors, Hamlet=brown & Industrial = purple. 

No Action Taken for this map-
since the color contrast in this 
map is preferable to the APA 
colors.  Moreover, this map is a 
committee analysis map, not a 
land use and development plan 
facsimile.   

Page 41 & 46:   

June through September or May through October – both ranges are used in the 
document to refer to the ‘summer’ increase in population, choose one or the other. 

Corrected 

Page 42:     

“…In the past 20 years, rapid land use change has occurred in Willsboro.  
Land Use Change is a science that studies the natural, social, and 
economic aspects of land management (or lands left unmanaged)…”  This 
is confusing and even following the references it is not stated that “land 
use change” is a “science.” 

Clarification Provided 

Page 44:   
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“…In the same period, 87 minor and major parcel subdivisions were also 
approved.  The breaking down of larger parcels into smaller parcels in 
order to sell off chunks, called “fragmentation,” can result in loss of 
habitat for wildlife, working forests and productive farm fields.  
Fragmentation results in a potentially significant land use change (See 
Community Profile and Atlas: Town Building Permit Statistics 2002-
2009.)”  - The breaking down of large parcels to sell off small parcels is a ‘subdivision’, 
which can result in ‘fragmentation’.  Habitat fragmentation is the loss of connectivity 
within the habitat.   

Clarification Provided 

Page 45:        

“…Citizen planners expressed concern that the regulations in place are 
outdated and difficult to work with…”  - Was the CEO asked how he felt 
about working with the codes?  If he was, it should be stated here to corroborate that 
there is a real issue with implementation of existing regs.   

Clarification Provided 

Page 48:   

From 2002 through 2009, 116 new, on-site wastewater systems were 
constructed.  Another 142 on-site wastewater systems were repaired.  – 
Did these 142 systems fail or had they required matianence due to age?  Number of 
failures would be important, as they would indicate that proper care is not being taken 
with septic systems and perhaps outreach on proper care is needed. 

Data was not available. 

Storm water – Lake Champlain Basin Program has good information on storm 
water management  

Noted 

Page 49:   

“…Willsboro’s 66 miles of roads and 6 bridges are owned either by 
Delaware & Hudson, New York State, Essex County, or the Town…” – 
D&H are the railroad, are they included in the 66 miles?   

Clarification Provided 

“…Road conditions are excellent from Willsboro south to the border with 
Essex, but seriously degraded on the seven miles up the “mountain” to 
Interstate 87…”  - Should be noted that it is the Town of Essex that is being 
referred to since in the previous paragraph it is Essex County. 

Clarification Provided 

“…A 100 point Road Priority Index is used by the County to score each of 
its roads…” – The details of the scoring system are irrelevant to this document, the 
important part is the actual score and that they indicate the need for repair. 

No, Action taken-this is a matter 
deliberately providing more 
information than the APA 
suggests. 

-Is the State Bridge Inventory scale out of 5 or 10?  Which is ‘bad’? No Action taken-complete 
paragraph provides context and 
clarification. 

-Might be helpful to put some of this information in table form, indicating ownership, 
mileage and condition. 

No Action taken.  This is a 
summary. 

-Perhaps the plan could suggest a database of infrastructure, and matience statutes, this 
would help in budgeting and scheduling. 

No Action taken.  A database 
periodically updated by DOT is 
available for town, county and 
state roads and bridges. 

Page 50:   

“…Air service from Plattsburgh to Florida and elsewhere is regularly 
available…” – Note Plattsburgh offers service to Myrtle Beach, SC, Boston, MA 
and many places in Florida. 

No Action taken-services change 
rapidly and generalization is a 
more useful term in this context.   
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Hazard Mitigation – The spring flooding of Champlain was a huge issue, perhaps 
more than one sentence should be in this section to address this issue.  The use of 
retaining walls should be a last-ditch effort to protect property, shoreline homeowners 
should be educated as to best practices to avoid erosion in the future.   

Clarification Provided 

Page 51:  Communications & Utilities    

Enhanced fiber optic communications systems are needed.  AT&T 
customers have full access to cell phone coverage, but Verizon customers 
do not.  Economic progress could be expedited by improvements to all 
carriers of cell phone/wireless service and increased access to high 
speed/Broadband internet services.  – This looks like it should be two different 
paragraphs, one about the cell coverage and one about broadband/fiber optics. 

No Action taken.  This is a 
stylistic comment.   

Buildings and Services    

The Town Hall, Visitor’s Center and Noblewood property are staffed and 
governed through the Town Hall.  Willsboro Central School can be 
contacted to obtain permission for public access.  A visit or a phone call to 
the Town or School can result in public access and utilization of the 
school, Visitor’s Center, and Noblewood property.  –It is unclear what the 
purpose of this section is.   

No Action Taken-expository 
paragraph. 

Chapter 3 (Goals1-10)   

It is very concerning that, the APA is not listed as a tasked organization in any of 
these as a significant number would require APA review & approval.   

Requested further input from 
APA on 6 18 12.  On 6 25 12 
additional information was 
provided and the information 
was added to the Plan.   

In addition, there seems to be an overwhelming number of goals (10 major, all with at 
least an A-D subset – at least 63, not counting sub-subsets). 

No Action Taken-We see no 
problem with this.  Prioritization 
was deliberately avoided and as a 
comprehensive plan, the actions 
are comprehensive in scope. 

Page 57:    

Goal 1B – depending on method of broadband delivery APA should be involved. Corrected 

Goal 1D - include Vermont neighbors as well as Canadian Corrected 

Goal 1F i - Alleviate the problem of insufficient farm income – Although a 
very valid goal, a little ambitious in a Town’s Comp Plan, as many factors affect a 
farmers ability to make a living.   

No Action Taken-This is an 
opinion.  Town believes that the 
citation is helpful to future grant 
applications for agricultural 
economic development. 

Chapter 4 (Goals 11-22)   

11A i  Develop and update the Comprehensive Plan, land use laws and 
permitting process in a manner that is supportive of good planning.  
Willsboro’s land use laws should be understandable, easy to interpret, up 
to date and relevant to current and future public interests and concerns.  – 
It is a little weird to say in the new comp plan to develop a comp plan.   

Language Modified 



Town of Willsboro Comprehensive Land Use and Action Plan 
Adoption- 2012 FGEIS 

 

Town of Willsboro FGEIS 

 

18 

vi. Promote land use activities that do not substantially change existing 
residential and other land use patterns.  Promote neighborhood-based 
development that is sensitive to surrounding conditions and similar in 
scale (relative size) with adjoining land uses.  Consider alternative densities 
if public service demand cannot be met or if development causes negative 
impacts to the environment.  – Alternative densities would arguably be a 
substantial change to the existing land use patterns. 

Language Modified 

vii. Determine the build-out capacity of the Town under the APA Land 
Use and Development Plan.  If lower densities in specific districts are 
adopted by the Town, obtain APA approval to transfer development 
rights to other districts.  – The Town would need to go through the Map 
Amendment Process in conjunction with its own Zoning District changes if they would 
like to make changes.  
(http://apa.ny.gov/Forms/Map%20Amendment%20Application.pdf) 

Language Modified 

viii. Expand resources to train volunteer citizen planners and Town staff.  
– NYS DOS has online training (http://www.dos.ny.gov/LG/lut-
onlinetraining.html). 

Suggested reources noted 

xii. Evaluate the consistency of the land use laws to the Comprehensive 
Plan.  – Since the Comp Plan is legally to be used as a basis for zoning, this is 
redundant. 

No Action Taken-intentional 
redundancy for emphasis. 

xiii. Institute the routine use of planning tools, such as scientific data and 
GIS mapping, in order to make ecological-based planning decisions.  – I 
am pretty sure that Jim Kinley & Ashley Walker already do such things, perhaps it 
would be best to suggest finding money in the Town budget to get training and updates 
in Arc software. 

No Action Taken-Routine and 
finding money is part of 
institutionalization of this action 
by the Town. 

xv. Support the New York State Right to Farm Law and the State’s 480A 
Forest Protection Program.  Encourage forest practices to comply with 
best management practices and to be FSA certified (Forest Stewardship 
Council).  – “FSC” is “Forest Stewardship Council”, there are also several 
other certifications:  Sustainable Forestry Initiative (SFI), American Tree Farm 
System (ATFS), Programme for the Endorsement of Forest Certification 
schemes (PEFC), etc. 

Language Modified 

13C.   Consider rezoning portions of Willsboro Point to mitigate negative 
environmental impacts to significant natural habitats and communities 
caused by the increasing and cumulative land development.  Using current 
scientific knowledge and the Willsboro GIS database (see Suitability Land 
Series Maps), create lower density zoning or overlay districts, especially in 
areas with NYS Natural Heritage Trust (NYSDEC) designated rare plant, 
animal and forest habitats (critical habitat and unique natural 
communities), poor soils for development, prime agricultural soils, 
wetlands and significant aquifers.  In developing new or overlay lower 
density zoning districts, consider the overall environmental, historic and 
open space value of the land.  – A good portion of Willsboro Point are existing 
non-conforming small shoreline lots, lowering the density will have no effect other than 
making them more non-conforming.   

No Action Taken-The immediate 
vicinity of the shoreline of 
Willsboro Point is comprised of 
non-conforming lots.  There are 
hundreds of acres of 
undeveloped land cited by the 
Natural Heritage Trust 
threatened by increased density 
and fragmentation. 

13 F v. Evaluate the need for a centralized or decentralized Town-owned 
wastewater treatment system.  -  There is an existing system, and as mentioned in 
this document it is in need of updating.  Establishing a new system without major 
outside sources of funding would be cost prohibitive. 

Language Modified 
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13G Evaluate existing zoning definitions of, and district classifications for 
mobile, modular, and manufactured home.  Develop zoning language that 
addresses the conversion of mobile homes to stick-built homes, especially 
in mobile home parks.  – NYS Building codes define mobile homes as those before 
1976, any after falls under manufactured home, consider changing to align with 
building code definitions. 

Language Modified 

13 I .  Review and consider eliminating the provision in the zoning 
ordinance at Section 3.24 (1995) that allows for a subdivision of two or 
more lots, even if the second lot is only two-thirds of the size needed for a 
legal subdivision.  Evaluate the Adirondack Park Agency’s policy on 
similar situations.  – The Agency applies Overall Intensity Guidelines, it is well 
within the rights of a Town to allow smaller lots.  Willsboro currently uses minimum lot 
sizes whereas the Agency uses average lot sizes.  Smaller lots are often practical for 
clustering. 

Language Modified 

13J.  Adopt Site Plan Review Regulations as part of the Zoning Law.  – 
SPR may not be necessary in all areas of the Town but can be helpful for shoreline and 
other sensitive areas.   

No Action Taken.  The Town 
has full authority to phase in 
SPR, but areas that are less 
suitable for development, such as 
sensitive habitat, agricultural 
lands outside the agricultural 
district should benefit from 
special protection. 

13K Evaluate accessory building zoning definitions, allowable uses, and 
yard location that exist in various zoning districts.  Determine whether 
improved criteria are needed through site plan review to place accessory 
structures, including “granny flats” on building lots.  – Definitions will need to 
be in keeping with APA ACT & Regs.  What is a “granny flat”?  Are we talking 
an accessory apartment, in which case it would be considered a dwelling unit.   

Language Modified 

13L. Evaluate the definitions, treatment, and guidelines for customary 
home occupations (in-home businesses) Devise new and revised 
standards, including parking, traffic, and consistency with neighborhood 
character.  – By current Town definition home-occupations do not change the character 
of the dwelling unit and has up to 1 employee which necessitates 1 parking space as 
prescribed by section 6.89.  Is there a specific aspect of this that isn’t ‘working’ for the 
Town.  Be careful being too generous with the definition as the line between home 
occupation and commercial business can blur.   

No Action Taken, precaution 
noted.  Evaluation infers 
consideration of comments.   

13M. Replace the existing zoning map (an artistic rendering) with a 
digitized GIS map.  Base zoning district boundaries on a parcel or metes 
and bounds description.  Work with the APA to ensure consistency 
between the Town Zoning Map and the APA Map.  – APA land use areas 
are based on regional boundaries, Town zoning districts are not restricted by this and 
can be parcel based.  However the overall intensity guidelines must be reasonably 
adhered to.   

Language Modified 

14A. Continue improving the Town Zoning and Codes Website.  Provide 
“fillable” electronic forms, examples, and other helpful materials that 
interpret the land use laws for use in project design and review.  Include 
“what if” scenarios.  – Good recommendation however signed documents should still 
be required. 

Language Modified 
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14E. Utilize independent validation (through consultation, hiring of staff 
or other resources) of environmental or scientific data provided by 
developers or project agents.  – It is cost prohibitive for the Town to second-guess 
application materials provided by professionals.  However if the Town is experiencing 
issues with such things, procedures for the applicant to pay for an independent study 
should be put in place.   

Language Modified 

14H.  Reconcile the new comprehensive plan recommendations to the 
land use laws and administrative procedures.  – Part of the purpose of a comp 
plan is to serve as a basis for zoning updates, this seems an unnecessary goal to be listed 
as it should be by default.  If it needs to be here, shouldn’t it be Goal#1? 

No Action Taken-
Recommendation is redundant 
for emphasis.  Goals are 
intentionally non-prioritized. 

15C. Consider clustering and conservation design as the primary form of 
subdivision development.  – There is already a section in the zoning on clustering, 
if it has not been sufficient, identify how to make it better. 

Language Modified 

15D. Ensure Town ordinances do not discourage normal farming 
practices and allow for farm-based businesses in accordance with New 
York State Law.  – NYS “Right to farm law” supersedes many local, and even state 
regulations.  If specific town laws hinder farming activities, those regulations should be 
reevaluated or exempt farm activities.  If the issue is that some projects are impacted the 
Town regulations, perhaps those instances can handle by site plan review and variances 
if necessary.  A caution is that the type and scale of farm activities is very broad (i.e. a 
hay field verses a backyard chicken coop in a residential neighborhood) and difficult to 
define.  The NYS Farm Bureau and Cornell Cooperative Extension can provide good 
guidance in this matter. 

Language Modified.  Precaution 
noted. 

16A. Educate and provide Soil Series and Soil Suitability GIS-based maps 
to the public, including applicants, contractors and engineers.  – There are 
professional soil scientists that can provide these services as needed.   

Language Modified 

16B. Prevent soil erosion and the potential for earth slippage through 
project and site design regulations and review.  – Consider stormwater controls 
to address these issues. 

Language Modified 

17 – Protect, maintain, and improve water quality in Lake Champlain, 
Long and Highlands Forge Lake, the Boquet River and their respective 
watersheds through careful design, compliance, and site planning –  A lot 
of these issues fall under the authority of NYSDEC, APA or other agencies.  A goal 
could be to raise public awareness of these various requirements and why they are 
important. 

Language Modified 

18 – Safeguard and prevent unique natural communities from being lost 
through updated land use laws that include site plan review.  –  A lot of these 
issues fall under the authority of NYSDEC, APA or other agencies.  A goal could be 
to identify and map those unique communities, raise public awareness of them and state 
why their protection is important so zoning can factor those considerations into their 
review. 

Language Modified 

19 - Provide for the storage, collection, transportation and disposal of 
solid waste in a manner which will minimize air, water and visual pollution 
while maintaining the public health and preventing hazards to wildlife.  –  
This is generally the authority of the NYS DEC and DOH.  Towns have address 
aspects of this issue through Town-wide trash pick-up (although costly) and 
administering laws to control junk on a parcel. 

Clarification Provided 
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20 - Promote the responsible use of pesticides, herbicides and other 
biocides in order to protect nature and public health.  – This is the 
responsibility of DEC and with an educational component from Cornell Cooperative 
Extension -- not generally something town get involved in. 

Clarification Provided 

22- Establish energy efficient development standards and guidelines for 
buildings, roads, and utilities that promote low impact development.  – 
NYS Energy Conservation Construction Code provides standards and guidelines.   

Clarification Provided 

Chapter 6   

Table 5: Tasked Organizations and Potential Partners for Implementation of 
Comprehensive Land Use Plan – review for consistency & content 

Noted and Corrected 

Appendix 3- Grant Resources   

As an FYI, Governor Cuomo is instituting a new Consolidated Funding Application 
for New York that will reduce the need to apply to many different agencies for potential 
grant opportunities. 

Language Modified  

Appendix 4 – Glossary   

APA Land Use Classifications – These are established by statute, not sure why 
there is a citation that does not refer to the ACT. 

Clarification Provided 

Class A and B Regional Projects - These are established by statute, not sure why 
there is a citation that does not refer to the ACT. 

Clarification Provided 

Additional Notes   

Concerning that APA is not listed as many of the goals will require APA 
involvement. 

See Comment for Chapter 3 
Goals-Requested from APA 6 18 
12 and their suggestions 
incorporated. 

Committees:   

There is an abundance of committees referenced in the plan, these need to be consistent 
and clearly defined. 

  

·         WSC refers to Willsboro Sewer Committee (page 128) and Willsboro 
Steering Committee (page 9, 126) 

Correction Noted 

·         In addition there is the “Comprehensive Land Use Plan Steering 
Committee”, “Organizing Committee”, “Steering Committee”, “Willsboro 
Steering Committee”,  “local citizen steering committee”, Organizing 
Committee, “Citizens Advisory Committee”, “Agency Partners Advisory 
Committee”, 

Clarification Provided.  Where 
the terms were expository, they 
were left in place.   

General Editorial Notes:     

o   “Town” should be capitalized when referring to the Town of Willsboro Clarification Provided.  Where 
the terms were expository, they 
were left in place.   

o   Define abbreviations and use consistently ` 

June 25, 2012 Additional comment via email:  The APA would be 
involved in 3A, 3B, and 5E.  Basically anything where the Town is 
changing its Zoning Law or changes to the Zoning Map the Agency would 
be involved as part of Willsboro's Agency-approved local land use 
program.   
 
 

Added APA to 3A, 3B, and 5E. 
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Comment #2 
Respondent: Leanna DeNeale, Citizen, Resident, and Property-Owner 
Subject: Community and Energy Suggestions to add to Comprehensive Plan 
Date: January 20, 2012 
Comment Format:  Written-Email 
Comment/Lead Agency Response: 
 

Description Lead Agency Response 

Thank you and your long range planning committee for all the  
hard work.  You probably recall the natives planned for 7 
generations ahead.  Wouldn`t it be great if our highly paid elected 
governments planned for even 5 years ahead?  Dick and I are in 
BC or we would be at the hearing next week.  I do have some 
suggestions which you may or may not have considered.  
Whenever a public building suitably situated needs a new roof 
(and the one on the town hall is approaching 30 years), one that 
incorporated PV panels should be considered.  Several years ago 
such a roof was installed in Blue Mountain Lake on one of their 
buildings.  Dick and I generate all our electricity with solar, and 
there are tax credits out there for individuals.  Peru Library had 
one installed a few years ago, and Champlain Bank offers a nice 
interest rate (2.5%).  An area set aside for a community garden 
would be helpful for those lacking sufficient space such as trailer 
park residents.  We had those at Ohio State 40 years ago.  An area 
(perhaps the basement of the town hall) where people could 
donate their usable but no longer used items such as dishes that 
would be available to fire/flood victims for immediate acquisition 
would be great.  On a personal note, Dick and I are in the process 
of donating a conservation easement on our 318 acre farm to 
CATS.  Hiking and skiing trails for both locals and tourists are  
one way to share the beauty of our wonderful town.  There are tax 
incentives at the state level and hopefully the federal government 
will enact permanent tax incentives to encourage this type of 
gifting.  It truly is a win-win situation for everyone.   

Added a new recommendation 27Aiii: 
Whenever a public building, suitably 
situated, needs a new roof (and the one 
on the town hall is approaching 30 years), 
one that incorporated PV panels should 
be considered.                   
 
Added a new commendation 27Aiv: An 
area set aside for a community garden 
would be helpful for those lacking 
sufficient space such as trailer park 
residents.      
 
Added new recommendation 27Av: 
An area (perhaps the basement of the 
town hall) where people could donate 
their usable but no longer used items 
such as dishes that would be available to 
fire/flood victims for immediate 
acquisition would be great.   
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Comment #3 
Respondent: James Kinley, Code Enforcement Officer, Town of Willsboro 
Subject: Comprehensive Plan Comments  
Date: January 28, 2012 
Comment Format:  Written-testimony at 1 28 12 Public Hearing  
Comment/Lead Agency Response: 
 

Description Lead Agency Response 

Thank you for the opportunity to comment on the Comprehensive Land Use and Action Plan - Public Review 
Draft Version 25 12 6 11. 
  

1)      In the recent issue of Talk of the Towns, Jan./Feb. 2012, 
there appeared an article written by Nicole Allen concerning, 
“How to Integrate the Goals of Your Regional Council into 
Your Master Plan.”  And as you may be aware, our North 
Country Regional Economic Development Council just 
released its Strategic Plan “Transformational” this past 
November (2011).  How does the Willsboro Steering 
Committee’s Comp. Plan fit within the North Country’s 
Regional Plan with regard to economic development, 
processes, strategies, implementation, leveraging resources, and 
performance measures?  Has there been an attempted to 
compare and contrast? 

No action taken.  The plan is reconciled to 
the Northern Forest Sustainable Economy 
Initiative and over 100 other plans, projects 
and initiatives.  Plans continually are 
developed and future reconciliation will be 
possible in the next update of the plan.   

2)      From 2003 to 2005, the Town of Willsboro Planning 
Board studied Adult Entertainment as a commercial use in our 
community.  For two years the Town Board proclaimed a 
moratorium on any such proposed use until our Zoning 
Ordinance could be changed or a Local Law could be enacted 
to distinctly identify an appropriate district to allow its use, and 
to enact certain administrative procedures for this special use.  
This work was never completed and I believe it should be 
finalized.  On page 79 on the above referenced version of the 
Comp. Plan, Goal #12 “Foster the development of vibrant 
central business and industrial districts through changes to 
Willsboro’s land use laws, including, but not limited to:” is 
where you might recommend to, “review and update the 
Zoning Ordinance as needed to manage both desirable and 
undesirable land uses.” 

Added a new 12C & 13 O 

3)      Also, in another recent event concerning the Town’s 
jurisdiction of an airstrip and/or heliport, our Ordinance is 
silent on the matter.  Again, by addressing this locally 
undesirable land use (LULU) in the Comp. Plan, it will give the 
Planning Board and Town Board the rationale to implement 
further regulations to deal with such issues. 

Added a new 12C & 13 O 

4)      And finally, I would like the Comp. Plan to acknowledge 
the economic role that our local construction industry provides 
to this community.  In ten years of records, we have 
documented the number of building permits issued and the 
dollar value added to the community’s assessable tax base.  
This is a significant economic “engine” that should not be 
ignored, and these local contracting businesses should be 
encouraged to continue and thrive with limited restrictions. 

The service industry, including local 
contracting was noted in Chapter 2 in the 
Issues-economics section. 

Thank you for the great amount of work that you have all done in promoting this vision for the future of our 
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community.  If there any question, feel free to contact me. 

 
Comment #4 
Respondent: Kathryn Reinhardt, Citizen, Resident, and Property Owner 
Subject: Comprehensive Plan 
Date: January 28, 2012 
Comment Format: Oral Testimony at January 28, 2012 Public Hearing 
Comment/Lead Agency Response: 
 

Description Lead Agency Response 

Reinhardt remarked that she was a resident in Willsboro for 21 
years.  She is grateful for a project in which citizens could 
contribute.  The data collected is amazing.  Feels that the plan will 
be a great resource and is glad that there is still time for an 
individual to step in to help and to offer insight.  Reinhardt noted 
the “tremendous resources,” and concluded by saying, “thank you 
for your hard work.” 

No Action Needed 

 
Comment #5 
Respondent:  Carol DeMello, Citizen, Resident, and Property Owner 
Subject: Comprehensive Plan 
Date: January 28, 2012 
Comment Format: Oral Testimony at January 28, 2012 Public Hearing 
Comment/Lead Agency Response: 
 

Description Lead Agency Response 

DeMello expressed her thanks for the “tremendous effort.”  She 
noted the consideration given to all aspects of town growth, health, 
& safety.  DeMello indicated that she has not had a chance to read 
the entire plan, but has a concern regarding recommendation 8A-
teardowns.  She is concerned that the tone of the recommendation 
is negative with respect to teardowns.  She feels that such events as 
tearing down old camps and replacing them with new structures is a 
positive and beneficial event.  DeMello stated that teardowns are 
not necessarily bad, particularly if an existing structure cannot meet 
code and septic systems are improved.  She suggests that wording 
changes that address her concerns, such as “improvements, 
including teardowns and rebuilds can be managed to the benefit of 
all.”  

Modified 8A to add clarification. 

 
Comment #6 
Respondent: Gerald Morrow, Supervisor, Town of Chesterfield 
Subject: Lead Agency Status 
Date: February 10, 2012 
Comment Format: Written-Letter 
Comment/Lead Agency Response: 
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Description Lead Agency Response 

Town of Chesterfield acknowledging Willsboro as Lead Agency.   No Action Needed 

 
Comment #7 
Respondent:  Stites McDaniel, Director, Pok-O-MacCready Outdoor Education 
Center, Willsboro, New York 
Subject: Comprehensive Plan 
Date: February 16, 2012 
Comment Format: Written-Email 
Comment/Lead Agency Response: 
 

Description Lead Agency Response 

Please pass this feedback on pertaining to the Comprehensive Plan: 
- Page 96 lists areas around Willsboro that are "Conservation 
Priority Areas" and I believe that the Long Pond Watershed should 
be added 
to that list, especially since the water of Long Pond goes into 
Highland's Forge, which is listed. 
- Areas around Long Pond are listed in contradictory terms within 
different maps.  I think it is important to not look at any area 
around the coast of Long Pond as area that should be developed.  
Thus, consistency regarding this area should be sought in all of the 
maps within the plan; again, this area affects other areas listed as 
important areas for preservation, etc.   
 
 
 

21Bii- 
Added Long Pond Watershed to list.   

 
Comment #8 
Respondent: Kathryn Reinhardt, Citizen, Resident, and Property Owner 
Subject:  January 28, 2012 Public Hearing Record 
Date: February 22, 2012 
Comment Format: Written-Email 
Comment/Lead Agency Response: 

Description Lead Agency Response 

I noticed in the Minutes of the Public Comments, I'm listed as 
Kathryn Reinhardt, Lake Shore Road, Willsboro.  Our road name 
was changed to meet 9-1-1 requirements some time ago, and I live 
on the Essex Road, Willsboro.  Thanks for the correction. 

Corrected Final Report/Minutes from 1 
29 12 Hearing.  Directed Ashley 
Blanchard at the Town Hall on 2 23 12 to 
correct the master mailing list for the new 
911 address. 
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Comment #9 
Respondent: Deborah Palmer, Essex County Board of Supervisors 
Subject: GML 239 Referral 
Date: February 22, 2012 
Comment Format: Written-letter 
Comment/Lead Agency Response: 
 
 

Description Lead Agency Response 

Essex County Determination of no recommendation. No Action Needed 

 
Comment #9 
Respondent: Richard Yeager, Citizen, Resident, Businessman and Property Owner 
Subject: Comprehensive Plan 
Date: February 23, 2012 
Comment Format: Written-Email 
Comment/Lead Agency Response: 
 
 

Description Lead Agency Response 

Page 42 of the plan has a definitive name of a business in the photo.  
Could that be misconstrued by the public that Willsboro is 
endorsing that company?  I know U.S. government policy forbids 
listings of only one company/vendor to ensure no misconceptions.  
I don't know about NYS or local governments' policies.  I glanced 
over the plan and hoped a Willsboro company such as the Turtle 
Island or Johnny's might be in there, but only saw this out of town 
company.  If Willsboro's policy is to ensure no public perception of 
endorsement, a simple solution is to Photoshop the picture 
replacing the company name with "Real Estate For Sale" and 
removing the phone number and website.  The idea is still there 
while the perceived endorsement is removed.   

Replaced photo is generic real estate 
photo.   
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Comment #10 
Respondent: Chris Maron, Executive Direct, Champlain Area Trails, Inc. 
Subject: Comprehensive Plan 
Date: March 21, 2012 
Comment Format: Written-Letter 
Comment/Lead Agency Response: 

Description Lead Agency Response 

We acknowledge the tremendous amount of work that has gone 
into creating the Comprehensive Plan and appreciate the 
opportunity to have participated in the planning process.  After 
reading through the most recent draft of the Plan, I would like to 
provide the following recommendations: 
Page 41 – The picture shows one of the Ecoregion where 
Willsboro is located.  There could be another picture showing the 
St. Lawrence – Champlain Valley Ecoregion or have that added to 
the existing picture. 
Page 70, Goal 9Aii.  – add another trail idea as follows:  “Trails in 
the Long Pond Watershed that showcase the area’s large 
unfragmented forest and that go to mountain summits for 
beautiful views.”   
Page 71, 9D and 9E – add CATS as an “ORG” because we create 
self-guided interpretive brochures and advertise trails. 
Page 73, 10.I. –  add CATS as an “ORG” because we have begun 
advising about the nature trail and its possible connection with the 
nearby trails including the proposed trail connecting Willsboro to 
Essex. 
Page 95, 21B – the word “creates” should be “create.”  Actually 
the word “provide” would work better. 
Finally, and this recommendation is of extreme importance:  On 
Page 96, 21Bii – add “Long Pond Watershed” to the list of “key 
landscapes and scenic vistas.”  We emphasize that this area be 
added to the list of priorities for the following reasons:   
1. The U.S. Forest Service Community Forest and Open Space 
Conservation Program provides grants to local governments and 
qualified nonprofits to acquire “community forests.”  To qualify 
for this program, properties must show local community 
involvement “in the planning for the community forest 
acquisition.”  Including the Long Pond Watershed in the Plan will 
meet that requirement and allow the Town or non-profits to use 
those funds to acquire forestlands that will provide community 
benefits including public access.   
2. The forests in this area are some of the most intact forests along 
Lake Champlain;  
3.  This is the Adirondacks’ easternmost extension of the 
Northern Appalachian / Acadian Ecosystem; and 
4.  The forested land protects the clean water in Long Pond. 

All recommendations and changes added 
to Comprehensive Plan in the 
appropriate sections noted by Maron   
 
 
Instead of altering the figure, which is an 
illustrative example, a clarification was 
added to the expository sentence about 
the St. Lawrence-Champlain Valley 
Ecoregion.   
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Comment #: 11 
Respondent: NYS Department of State Division of Coastal Resources, A. Labruzzo, 
Staff Member 
Subject: SEQRA Comments and LWRP Contract Compliance Comments 
Date: July 17, 2012 
Comment Format: Written-letter and email 
Comment/Lead Agency Response: 
 
 

Comment Description Comment Disposition/Explanation 

Cover Page: Add the EPF attribution and DOS logo 
to the cover page. 

moved from page 2 

Page 20 (Willsboro’s History of Land Use 
Regulations): 

  

Change the title of this section to “Willsboro’s History 
of Land Use Planning and Regulation.” 

Changed 

This section should include a brief summary of other 
relevant local and regional planning initiatives, including, 
but not limited to: the Essex and Clinton County 
Waterfront Revitalization Program (1997); Town of 
Willsboro Hamlet Area Revitalization Plan (2000); Essex 
and Clinton Counties Waterfront Plan (2010); and 
Boquet River Watershed Management Plan (in 
preparation). 

Summary inserted 

Page 41 (Natural Resources, Development and 
Land Use): 

  

Lake Champlain and the Boquet River are Designated 
Inland Waterways pursuant to the Waterfront 
Revitalization of Coastal Areas and Inland Waterways 
Act (Article 42 of NYS Executive Law).  Inland 
waterways are designated based on a variety of natural, 
recreational, ecological, cultural, aesthetic and economic 
factors which are of statewide and/or national 
significance.  Designation makes communities located 
along the waterway eligible for funding from the 
Environmental Protection Fund (EPF) and for technical 
assistance for a broad range of projects under the Local 
Waterfront Revitalization Program (LWRP) 
administered by the NYS Department of State (DOS) 
Division of Coastal Resources.  The Department of 
State provides funding through the Environmental 
Protection Fund for projects that enhance public access 
to waterways and state lands, promote sustainable 
economic development, protect and improve water 
quality, and revitalize hamlets and downtowns.  The 
EPF LWRP provides funding to eligible communities 
for a wide range of revitalization activities including 
planning, design, feasibility studies, and construction 
projects related to the development or implementation 
of Local Waterfront Revitalization Programs.  Funding 
to support the preparation of the comprehensive plan 
was provided through the Environmental Protection 
Fund Local Waterfront Revitalization Program based in 

Added to this section on or about Page 
43:Lake Champlain and the Boquet River are 
Designated Inland Waterways pursuant to 
the Waterfront Revitalization of Coastal 
Areas and Inland Waterways Act (Article 42 
of NYS Executive Law).  Inland waterways 
are designated based on a variety of natural, 
recreational, ecological, cultural, aesthetic and 
economic factors which are of statewide 
and/or national significance.  Designation 
makes communities located along the 
waterway eligible for funding from the 
Environmental Protection Fund (EPF) and 
for technical assistance for a broad range of 
projects under the Local Waterfront 
Revitalization Program (LWRP) administered 
by the NYS Department of State (DOS) 
Division of Coastal Resources.  BALANCE 
added to Funding Resource Description 
#24 
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part on its intended use as a component of the Town’s 
LWRP. 

DOS encourages waterfront communities to guide the 
beneficial use, revitalization, and protection of their 
waterfront resources by planning and implementing 
Local Waterfront Revitalization Programs (LWRP).  An 
LWRP is a locally prepared, land and water use plan and 
strategy for a community's natural, public, working, or 
developed waterfront through which critical issues are 
addressed.  The Local Waterfront Revitalization 
Program also contains the organizational structure, local 
laws, projects, and ongoing partnerships that implement 
the community’s vision for its waterfront.  Once 
approved by the New York Secretary of State, the Local 
Waterfront Revitalization Program serves to coordinate 
State actions needed to assist the  community in 
achieving its vision. 

Added to Funding Resource Description 
#24 

Page 54-110 (Recommended Implementation Goals 
and Objectives for Chapters Three, Four, and Five): 

  

General Comments:   

Many of the goals lack the specificity needed to properly 
determine needed implementation steps, partners, 
funding sources . 

Explanation: Partners and funding sources 
change from time to time and local, regional 
and state circumstances are expected to 
change over the next five years.  Citizens 
intentionally provided comprehensive and 
broad direction in some recommendations in 
order to give discretion and flexibility to local 
action committees or citizen advocates who 
will implement the plan.  By providing 
conceptual goals and recommendations 
future projects can be refined and responsive 
to changing local conditions over the next 
five years or until the comprehensive plan is 
updated and not constrained by plan 
language.   
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It is not clear why the Department of State and the 
Environmental Protection Fund Local Waterfront 
Revitalization Program (EPF LWRP) are not included in 
the implementation plan.  The Department has worked 
with the Town for nearly 20 years and has provided over 
$205,000 in grant funding to support Town projects, 
including the preparation of the comprehensive plan.  
The Town has also participated in three intermunicipal 
planning efforts sponsored by the Department for Lake 
Champlain and the Boquet River watershed.  By not 
identifying the EPF LWRP for relevant projects in the 
implementation plan, the Town is precluding this 
significant potential funding source for priority projects.  
Specific recommendations for projects eligible for EPF 
LWRP funding are noted below. 

  The intention was not to exclude the 
NYSDOS from helping to implement the 
plan.  The  Committee would have 
considered it presumptuous to volunteer a 
State Agency without their input.  The 
Steering Committee appreciates NYSDOS's 
further input on their role in the 
Comprehensive Plan and have added 
NYSDOS as a funding partner. 

Pages 57-74 (Recommended Implementation Goals 
and Objectives for Chapter Three: Vital 
Marketplaces, Economy, and Community 
Amenities): 

  

EPF LWRP should be listed as a potential funding 
source for the following goals: 3A,3B, 5A, 5E, 6B, 7C, 
7D, 8A, 8B, 8E, 8N, 9A, 9B, 9D, 10C, 10D. 

Included 

Goal 3D should be expanded to include cooperative 
planning among the waterfront communities to advance 
recommendations from the Essex and Clinton Counties 
Waterfront Plan. 

Language Modified to Include 

Pages 78-100 (Recommended Implementation 
Goals and Objectives for Chapter Four: Our Natural 
Systems, Built Environment and Land Use): 

  

EPF LWRP should be listed as a potential funding 
source for the following goals: 11A, 12A, 12C, 13A, 
13B, 13C, 13D, 13F, 13G, 13J, 13M, 13N14A, 14B, 15C, 
17C, 17D,17E, 17F, 17G, 17H, 17K, 18A, 18B, 18C, 
18D, 18E, 18F, 18G, 18H, 18J, 21A, 21B, 21C, 21D, 
22A, 22C, 22D. 

Included 

Goal 11A(x): The review and updating of the 
comprehensive plan should be done more frequently 
than every ten years and the frequency of updates 
should not be linked solely to the rate of growth in the 
Town.  We recommend that the comprehensive plan be 
reviewed and updated (as necessary) every three to five 
years. 

Language Modified to Include 

Goal 11A(xiv): The Town should also continue to 
participate in regional efforts including the 
implementation of the Essex and Clinton Counties 
Waterfront Plan and preparation and implementation of 
the Boquet River Watershed Management Plan. 

Added a separate subgoal: 11A Xvii 

Goal 17: Many of the goals related to water quality 
protection may be addressed through the development 
and implementation of the Boquet River Watershed 
Management Plan. 

Language Modified to Include 

Goals 22A and 22C: These goals are not related to 
energy conservation and should be moved to water 
quality section. 

Moved to 17 and added new M and N 

Goal 22D: This goal is not related to energy Moved and added to 24Eiv 
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conservation and should be moved to transportation 
section. 

Pages 104-110 (Recommended Implementation 
Goals and Objectives for Chapter Five: Public 
Facilities, Infrastructure, Transportation, and 
Community Services): 

  

EPF LWRP should be listed as a potential funding 
source for the following goals: 23F, 24E, 26E. 

Included 

23C (ii), 23F: These goals may be addressed through the 
development and implementation of the Boquet River 
Watershed Management Plan. 

Language Modified to Include 

Pages 129-131 (Tasked Organizations and Potential 
Partners for Implementation of Comprehensive 
Land Use Plan): 

  

Add NYS Department of State to list of Tasked 
Organizations and Potential Partners for 
Implementation of Comprehensive Land Use Plan. 

Included 

Pages 133-136 (Funding Sources):   

The Consolidated Funding Application (CFA) is not a 
funding source.  Rather, it is the administrative process 
through which communities can access multiple State 
funding sources.  This entry should be replaced with the 
appropriate State funding programs. 

Correction Noted 

The Department of State provides funding through the 
Environmental Protection Fund Local Waterfront 
Revitalization Program for projects that enhance public 
access to waterways and state lands, promote sustainable 
economic development, protect and improve water 
quality, and revitalize hamlets and downtowns.  The 
EPF LWRP provides funding to eligible communities 
for a wide range of revitalization activities including 
planning, design, feasibility studies, and construction 
projects related to the development or implementation 
of Local Waterfront Revitalization Programs. 

Funding Resource Description #24 modified 
to include 

GEIS Comments   

As currently drafted, the GEIS does not satisfy the 
SEQR requirements for potential changes to the zoning 
ordinance, subdivision law and onsite sewage disposal 
ordinance.  In order to satisfy the SEQR requirements 
for these activities, the GEIS must “set forth specific 
conditions or criteria under which future actions will be 
undertaken or approved” [NYCRR 617.10 (c)].  Neither 
the GEIS nor the comprehensive plan contain a 
sufficient level of detail regarding the proposed land use 
regulations to allow for sufficient analysis of potential 
environmental impacts that support SEQR Findings that 
could be used to satisfy subsequent SEQR requirements.  
Therefore, the Town must either update the 
comprehensive plan and GEIS to include sufficient 
detail (i.e. Draft regulations) to support subsequent 
SEQR requirements or remove the current language in 
the GEIS regarding its applicability to subsequent SEQR 
requirements.   

Revised Section D, Page 10,  added new 
paragraph stating: Pursuant to 6 NYCRR 
617.15(c), contemplated future actions which include, 
but are not limited to, revisions to the Town’s zoning 
ordinance, subdivision regulations, and on-site sewage 
disposal law, will be evaluated by an environmental 
assessment with due consideration to the GEIS and 
appropriate Determinations of Significance made 
with respect to the future action(s).   
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III. Appendices   
 
A. Record of Public Hearings (1 28 12 and 5 30 12)-attached as PDF 

 
 

B. Written Comments-attached as PDF   
 
 
C.  DGEIS  

 
Draft Generic Environmental Impact Statement 
 
http://www.townofwillsboro.com/uploads/6/0/9/7/6097445/006_wcp_dgeis_final_
v6_5_14_12f.pdf 
 
D. Revised Comprehensive Plan (Version 26 FINAL) as a result of the GEIS Process  

 
Town of Willsboro Comprehensive Land Use and Action Plan 
 
http://www.townofwillsboro.com/comprehensive-plan.html 
 
E. Town of Willsboro Community Profile and Atlas (Chapters 1-4) 
 
Town of Willsboro Community Profile and Atlas 
http://www.townofwillsboro.com/comprehensive-plan.html 
 
F. Zoning Ordinance  
 
Town of Willsboro Zoning Law 
 
http://www.townofwillsboro.com/building--zoning-code.html 
 
G. Subdivision Regulations 
  
Town of Willsboro Subdivision Law 
 
http://www.townofwillsboro.com/building--zoning-code.html 
 
 
 
 
 
 
 
 

http://www.townofwillsboro.com/uploads/6/0/9/7/6097445/006_wcp_dgeis_final_v6_5_14_12f.pdf
http://www.townofwillsboro.com/uploads/6/0/9/7/6097445/006_wcp_dgeis_final_v6_5_14_12f.pdf
http://www.townofwillsboro.com/comprehensive-plan.html
http://www.townofwillsboro.com/comprehensive-plan.html
http://www.townofwillsboro.com/building--zoning-code.html
http://www.townofwillsboro.com/building--zoning-code.html
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Willsboro Comprehensive Plan Steering Committee 
Willsboro Comprehensive Land Use and Action Plan 

Community Conversation, Share, and Show: 9:00AM-11:30AM 
Public Hearing: ll: 45 AM-12:30PM 

Saturday January 28, 2012 
Willsboro Central School Cafeteria and Auditorium 

Willsboro, New York  
 

Attendance sheets are attached at the back of this document. 

Please note that Jim Kinley, CEO of the Town of Willsboro provided written comments in his capacity as “citizen.” 

Kinley requested that his written comments be entered into the public record for the January 28, 2012 Public Hearing. 

Kinley’s letter is attached prior to the attendance sheets. 

9-11:30 AM Community Meeting (35 Participants): 

Introduction & Welcome-Bill Bardeen and John Oliver welcomed everyone and set the expectations 

for the morning.  Bardeen narrated a power point orientation to the Plan and its appendices.  The 

project consultant, Dr. Ann Ruzow Holland, updated the audience on the role of the comprehensive 

plan, the location, and extent of information resources such as GIS, that are now available and the 

“next steps” in the adoption process.   

The remainder of the community meeting was devoted to an overview of the three main chapters 

(3-Economic Plan, 4-Land Use Plan, 5-Capital Plan).  The attendees participated in a briefing 

followed by questions and answers.  Approximately 30 minutes was spent on each of the respective 

three chapters.  Highlights of the chapter discussions appear below: 

Chapter 3-Economic Plan 

Steering Committee Members P. Corell and P. Schwennker briefed the group on the economic plan.  

The audience engaged in a discussion of topics including: 

 Does the plan need refining (some general, some specific recommendations) in order to be 

effectively implemented (K. Reinhardt)? 

 How will the plan be sold to the public, volunteer, and give time to its implementation (J. 

Allen)? 

 Recommendations will help grant-writing (P. Klein).  

 Construction and related service-sector is an economic driver reflected in the 150-160 

permits each year (J. Kinley).  

General comments: 
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“Amazing—no stone left unturned”  

“The effort is great, but we cannot stop now” 

 
Chapter 4-Land Use Plan 
Steering Committee Members B. Bardeen and P. J. Kinley briefed the group on the land use plan.  

A. Ruzow Holland provided an overview of Smart Growth and its connection to the Natural 

Resource Suitability Analysis.  The audience engaged in a discussion of topics (lead questioner 

noted) including: 

 How does the timing work between the adoption of the Comprehensive Plan and the 

amendments to the land use laws (C. DeMello)? 

 How “emergency interventions” work with respect to building/zoning laws (time limit, 

replace in-kind, regulations bypassed) due to Hurricane Irene (J. Allen). 

 The status of the stabilization of the Black Ash Pond and possible re-uses (M. White). 

 The necessity to study the benefits and risks associated with keeping or removing the Boquet 

River Dam in downtown Willsboro (M. White).  

 The potentials for flexibility in scale, scope, and approach to Site Plan Review (R. Yeager). 

Chapter 5-Capital Plan  

Steering Committee Members A. Lincoln and J. Oliver briefed the group on the capital plan, also 

known as the “happy and healthy” chapter.  A. Ruzow Holland and V. Putman provided an 

overview of Complete Streets at the request of K. Reinhardt.  The audience engaged in a discussion 

of topics including: 

 The value, importance and increased usage of the 24/7 bathrooms and available drinking 

water at the Visitor’s Center (J. Allen). 

 The condition and evaluation status of the public wastewater system (C. Lustig, B. Bardeen). 

 Congestion in the downtown area during special events, such as the Canadian Bikers (J. 

Allen).  

 The necessity of providing “better/more internet services (M. White, C. Pennell).  

 Documenting the need for a better infrastructure will open funding opportunities (R. 

DeMello).  

 The need for a sub-regional plan including neighboring communities (K. Reinhardt).   
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 The importance of integrating Willsboro’s work with the regional councils. 

 The need to promote viable agriculture in Willsboro and Essex.  

At the conclusion of the chapter-by-chapter review, Co-Chairs Bardeen and J. Oliver hosted 
a general comment/discussion period. 
 

Comments made include: 

 The plan opens up funding opportunities for the Town.  

 Compliments to the Steering Committee—great job and very appreciative. 

 Maps are amazing. 

 Remember to evaluate the ecological impact, particularly with neighboring communities. 

 Place on the radar—Adirondack Futures.org, Broadband, consolidation of government 

services, ecology, complete streets, renewable energy.  

All assembled agreed to adjourn the Workshop at 11:20 AM. 

Information provided by C. Pytlak, M. Stratton, E. Coonrod, B. Holland and A. Holland 

Minutes prepared by A. Holland 
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Willsboro Comprehensive Plan Steering Committee 

Willsboro Comprehensive Land Use and Action Plan 
Public Hearing: ll: 45 AM-12:30PM 

Saturday January 28, 2012 
Willsboro Central School Cafeteria and Auditorium 

Willsboro, New York  
 

Attendance sheets are attached at the back of this document. 

Public Hearing (21 Attendees; 2 Speakers) 

Co-Chairs Bardeen and Oliver, acting as the Hearing Officers, opened the Public Hearing at 

11:45AM.  The meeting notes scribed by C. Pytlak, E. Coonrod, B. Holland, M. Stratton and A. 

Ruzow Holland were consolidated to produce this document.  The hearing was also recorded in 

audio. 

Hearing Testimony   Two individuals requested to give formal testimony for the purposes of the 

hearing. 

1. Kathryn Reinhardt, Essex Road, Willsboro, New York.  Reinhardt remarked that she was a 
resident in Willsboro for 21 years.  She is grateful for a project in which citizens could 
contribute.  The data collected is amazing.  Feels that the plan will be a great resource and is 
glad that there is still time for an individual to step in to help and to offer insight. 
Reinhardt noted the “tremendous resources,” and concluded by saying, “thank you for your 

hard work.” 

2. Carol DeMello, Corlear Drive, Willsboro, New York.  DeMello expressed her thanks for the 
“tremendous effort.”  She noted the consideration given to all aspects of town growth, 
health, & safety.  DeMello indicated that she has not had a chance to read the entire plan, 
but has a concern regarding recommendation 8A-teardowns.  She is concerned that the tone 
of the recommendation is negative with respect to teardowns.  She feels that such events as 
tearing down old camps and replacing them with new structures is a positive and beneficial 
event.  DeMello stated that teardowns are not necessarily bad, particularly if an existing 
structure cannot meet code and septic systems are improved.  She suggests that wording 
changes that address her concerns, such as “improvements, including teardowns and 
rebuilds can be managed to the benefit of all.”  

 

After providing 15 minutes for any other citizens to come forward to give testimony in this matter, 

and giving the audience notice to this effect, Co-Chairs Bardeen and Oliver adjourned the Public 

Hearing at 12:00 NOON.  
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Information provided by C. Pytlak, M. Stratton, E. Coonrod, B. Holland and A. Holland 

Minutes prepared by A. Holland 

To: Willsboro Comprehensive Plan Steering Committee 

From: James A. Kinley   Date: January 28, 2012 

 Thank you for the opportunity to comment on the Comprehensive Land Use and Action Plan - 

Public Review Draft Version 25 12 6 11. 

1) In the recent issue of Talk of the Towns, Jan./Feb. 2012, there appeared an article 

written by Nicole Allen concerning, “How to Integrate the Goals of Your Regional 

Council into Your Master Plan.”  And as you may be aware, our North Country 

Regional Economic Development Council just released its Strategic Plan 

“Transformational” this past November (2011).  How does the Willsboro Steering 

Committee’s Comp. Plan fit within the North Country’s Regional Plan with regard to 

economic development, processes, strategies, implementation, leveraging resources, 

and performance measures?  Has there been an attempted to compare and contrast? 

2) From 2003 to 2005, the Town of Willsboro Planning Board studied Adult 

Entertainment as a commercial use in our community.  For two years the Town Board 

proclaimed a moratorium on any such proposed use until our Zoning Ordinance could 

be changed or a Local Law could be enacted to distinctly identify an appropriate 

district to allow its use, and to enact certain administrative procedures for this special 

use.  This work was never completed and I believe it should be finalized.  On page 79 

on the above referenced version of the Comp. Plan, Goal #12 “Foster the 

development of vibrant central business and industrial districts through changes to 

Willsboro’s land use laws, including, but not limited to:” is where you might 

recommend to, “review and update the Zoning Ordinance as needed to manage both 

desirable and undesirable land uses.” 

3) Also, in another recent event concerning the Town’s jurisdiction of an airstrip and/or 

heliport, our Ordinance is silent on the matter.  Again, by addressing this locally 

undesirable land use (LULU) in the Comp. Plan, it will give the Planning Board and 

Town Board the rationale to implement further regulations to deal with such issues. 

4) And finally, I would like the Comp. Plan to acknowledge the economic role that our 

local construction industry provides to this community.  In ten years of records, we 

have documented the number of building permits issued and the dollar value added to 

the community’s assessable tax base.  This is a significant economic “engine” that 

should not be ignored, and these local contracting businesses should be encouraged to 

continue and thrive with limited restrictions. 

 
Thank you for the great amount of work that you have all done in promoting this vision for the 

future of our community.  If there any question, feel free to contact me. 

Sincerely, James A. Kinley 754 Middle Road  Willsboro, NY 12996 
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Town of Willsboro, New York 
Combined SEQRA and Town Adoption Public Hearing  
Wednesday May 30, 2012 at 4:00 PM 
Town of Willsboro Town Hall 
 
Present were: 
Supervisor Hatch, Councilmen Benway, Lustig, Gilliland, Huestis. 
Town Clerk Moran 
CEO Kinley 
Willsboro Comprehensive Plan Steering Committee Members: W. Bardeen, Co-Chair, E. Smith, E. 
Coonrod, V. Putman 
Win and Polly Belanger 
Dr. Ann Ruzow Holland, Consulting Planner 
 
At 4:00 PM, Supervisor Hatch opened the public hearing and opened the floor for testimony. 
He noted that the purpose of the hearing was to comply with SEQRA and town adoption of the 
comprehensive plan and that notice of publication were in the Press Republican and Valley News, 
on the Town website (and ENB).  Hatch noted that Dr. Holland was present to answer any 
questions. 
 
Co-Chairman Bardeen inquired whether the town had received any written comments on the plan.  
Supervisor Hatch and CEO Kinley responded that the Town had received none.  Councilman 
Lustig noted that he believed that people had been exposed to the plan through attendance at the 
many public meetings held and that some of the public appears to be informed.  Co-Chairman 
Bardeen commented that the Steering Committee will modify the plan based upon a review of the 
comments received before the deadline of June 25th and that the Steering Committee will complete 
their duties by September. 
 
Dr. Holland mentioned that she would provide an updated timetable for the remaining tasks of 
completing the review of public comment, preparing the Final Generic Environmental Impact 
Statement and Findings Statement. 
 
Supervisor Hatch issued another request for public comment as part of the hearing and no other 
comments were forthcoming, so Hatch requested a motion to close the public hearing.  A 
unanimous vote from the Town Board closed the public hearing at 4:10 PM.  
 
Respectfully submitted, 
Ann Ruzow Holland, Ph.D. Consultant 
Willsboro, New York 
aholland@willex.com 
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