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Introduction
Background
The Comprehensive Master Plan for the Town of Mamakating was last adopted in February of 2001.
Shortly after adoption of that plan, the Town adopted comprehensive amendments to its zoning in
order to implement the Comprehensive Master Plan (hereafter referred to as the 2001 Master Plan).
In 2005 a Committee was assembled to review the 2001 Master Plan and a Discussion Paper was
prepared addressing several issues that had evolved over the intervening years. This Discussion
Paper, was never adopted as a supplement, revision or addendum to the 2001 Master Plan, yet
provides insight into where the appointed Master Plan Committee perceived shortcomings in the
Plan and/or Zoning just after its adoption.
The Discussion Paper points to a Committee with a strong desire for economic development on the
one hand and a refinement of plan proposals with a desire to better fit comprehensive plan
recommendations with environmental and economic suitability on the other. That Committee
looked to achieve development through the broader permitting of non-residential use throughout
the Town, encouraging private investment in utilities such as sewer and water, and adjusting where
industrial, office and resort development should be permitted within the Town. It provides a
snapshot of a Town that was undergoing strong growth in seasonal and year-round housing, but
that was lagging in non-residential growth. Ultimately, this Discussion Paper was "shelved" and its
recommendations left unimplemented; however, the Design Guidelines for Commercial
development were implemented.
Table 1-1 indicates the total population within the Town from 2000 to 2012. In the nine years
following this report, the Town has continued to see little non-residential growth. Additionally, with
the national recession from December 2007 through June 2009, residential development
Table 1-1: Annual Population Estimates for the Town of Mamakating, 2000-2012

NOTE: Population Estimates do not include Second Homeowners who reside in the Town of Mamakating for some length of time during the year.
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pressure has significantly diminished, and school enrollment and population has declined.
Despite favorable zoning intended to encourage industrial, office, resort and commercial
development, and despite the region having underwent several economic growth cycles, little
nonresidential development has materialized. Significant nonresidential development has been
limited to a distribution center along U.S. Route 209 that many residents feel is visually intrusive to
both motorists travelling north along U.S. Route 209 as well as users of many of the area's park
resources. This illustrated among other things, the need to consider different options for
economic development as well as the need for incorporation of architectural and design mitigations
for traditional economic development in the wild and scenic setting of Mamakating.
Several residential developments were approved following adoption of the 2001 Master Plan, but
due to the waning housing market these developments largely remain unconstructed, or are being
constructed at slow rates. The only significant residential development in the Town since 2001 has
been the Chestnut Ridge townhouse project in the Village of Bloomingburg, whose land use
regulations are outside the jurisdiction of the Town.
Today Mamakating largely remains a rural community, most notable for its outstanding scenic
beauty and environmental resources. The Bashakill Wildlife Management Area contains more
than 3,000 acres of State-owned and protected wetland and natural habitat. The Wurtsboro Ridge
State Forest and the Shawangunk Ridge State forest adds another 6,000+ acres along the
Shawangunk Ridge north of Route 17/Interstate 86. The natural beauty of the Ridge and the
undeveloped and wild regions of the Town remain its most effective economic development
resource with the parks and Management Area drawing thousands of tourists to the Town annually.
Roosa Gap State Forest is also State-owned and consists of 1,091 protected acres.
Despite the strategies contained in the 2001 Master Plan, those areas allocated for more intensive
development with resorts, offices and industry, largely remain vacant. Despite the availability of
the Planned Resort zoning and the stated support of the Town Board, the recent (2014) spate of
casino applications (including three in Sullivan County, one in Ulster County and five in Orange
County) passed without a single viable proposal located in the Town. Meanwhile hikers, boaters,
campers, bird-watchers, hunters, and fishermen flock to the Town each summer and seasonal
residents remain a large proportion of the population driving the economies of Wurtsboro and
Bloomingburg as well as the smaller hamlets of Summitville- Phillipsport and Westbrookville.
Additionally, a community of glider plane pilots utilize the Wurtsboro-Sullivan County Airport to
glide along the Shawangunk ridgeline.
In 2014, the Town retained Turner Miller Group (now Nelson, Pope & Voorhis, LLC) to review the
existing zoning of the Town and to recommend key changes to address concerns regarding potential
mega-residential developments that could be proposed in the several "Economic Development
Areas" under the auspices of resort development. There were further concerns about the scale of
potential non-residential development that could occur in the Light Industrial/Office (LIO) district
and developments located in the Town's most environmentally sensitive and physically challenging
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areas. After extensive research, investigation and deliberations, the Turner Miller Group
determined that the root of many of the Town's concerns was an apparent disconnect between the
recommendations of the 2001 Master Plan text on one hand and the 2001 Land Use Plan Map and
then current zoning on the other. This disconnect in many respects had already been noted in the
2005 Comprehensive Plan Update Discussion Paper.
In 2016, the Town of Mamakating adopted comprehensive amendments to its zoning regulations to
bring the Town's zoning local law into closer conformance with the adopted 2001 Plan text.
While these zoning amendments allayed concerns for drastically out-of-character development that
could have occurred contrary to the 2001 Plan, several members of the Town Board, Planning Board
and the public indicated a desire to comprehensively review and update the 2001 Plan. As noted
in the 2005 Update, the plan makes several recommendations that are out of character with the
environment and economics of the area, especially as regarded the several "Economic Development
Areas" of the 2001 Plan. To this end, the Town Board appointed a Comprehensive Plan Steering
Committee that was charged and authorized with the preparation of an update to the 2001
Comprehensive Plan.
What is a Comprehensive Plan?
New York State Law regulates the preparation of comprehensive plans. Section 272-a of Town
Law, and Section 7-722 of Village Law, state that a comprehensive plan is one that will “identify
the goals and objectives, principles, guidelines, policies, standards, devices and instruments for
the immediate and long-range protection, enhancement, growth and development” of a Town
or Village. The preparation of a comprehensive plan is not mandatory. However, if one is
prepared and adopted by a Town or Village Board, any subsequent land use regulations must be
in accordance it.
A comprehensive plan is a document prepared by a local government that looks at the
interrelated functions of a community, establishes aspirations based on public and stakeholder
input and establishes strategies to achieve those aspirations by coordinating the efforts of local
government staff, departments and regulatory boards, and to a lesser extent, those efforts of
higher layers of government such as the County, State and Federal governments. At its core, a
comprehensive plan is a document that sets a destination for a community and maps a course to
get there.
A comprehensive plan is not required under New York State Law. However, New York State law
requires that zoning, if adopted by a Town, be in harmony with a "well considered plan."
Generally, all actions of the Town Board, departments and regulatory boards should not be
inconsistent with the Comprehensive Plan. New York State Legislative statutes enacted since
1993 have required local and state government review of local actions to determine whether
they are consistent with the comprehensive plan. Additionally, other government agencies,
whether they be adjoining communities or higher levels of government, must consider the
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policies and goals of the Comprehensive Plan when considering actions that may impact the
Town.
Before the Town Board adopts a new plan or any amendments to the existing plan, the Town will
hold a public hearing in order to allow for comments from Town residents and other interested
parties. The review and adoption of this updated comprehensive plan is an action subject to the
provisions of the State Environmental Quality Review Act (“SEQRA”) under Article 8of the New
York State Environmental Conservation Law. Once the plan is adopted by the Town Board it will
remain on file in the office of the Town Clerk and with the County Planning Office. The adopted
Comprehensive Plan shall be reviewed for relevance regularly to ensure the document continues
to adequately meet the needs of the Town.
This plan sets forth goals and objectives for the Town as a whole, while specifically focusing
growth in areas adjacent to and surrounding the Villages of Wurtsboro and Bloomingburg as well
as the Westbrookville and Summitville-Phillipsport Hamlet Centers. For the Wurtsboro and
Bloomingburg areas, this plan largely seeks to facilitate orderly future growth around the Villages
as well as allow a range of complementary land uses that will not directly compete with the
economic vitality of those Villages. For the Hamlet Centers, this plan includes new policies for
revitalization closely aligned with the Town’s desired eco-tourism development strategy and
broader goals of sustainability.
Balancing sustainable economic development and the
environment while retaining and fostering the highest quality of life for the Town’s residents is
of the highest importance in this planning effort.
Process
In order to prepare this plan the Town created a Comprehensive Plan Steering Committee (CPSC)
which consisted of members of the Town Board, Planning Board, Zoning Board, Planning Staff
and citizens from a broad range of backgrounds including business, civic and environmental
organizations to provide a range of perspectives on planning and development issues.
The CPSC has convened tor review a significant catalog of existing planning studies and to discuss
issues confronting the Town. The planning consultant has prepared and compiled a number of
planning studies including:
•

Existing Land Use Maps;

•

Environmental Constraints Maps;

•

Public Facilities Maps;

•

Review and Report on Past Planning Efforts;

•

Consistency of Land Use and Zoning analysis;

• Demographic conditions analysis.
The CPSC then embarked on a three-phased public outreach effort.
of:
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This effort was comprised

•

Identification of Strengths, Weaknesses, Opportunities and Threats in a townwide
Visioning workshop meeting;

•

Gathering of public perception and feedback concerning the proposed development
strategies in a Charette focused on the Town’s four Village/Hamlet centers;

•

Online submission of suggestions through the Town website.

These prior reports, analyses and public outreach processes culminated in the development of a
Vision for the Town, adopted by the Steering Committee and upon which the second phase of
plan preparation is based.
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Vision Statement
Long range planning begins with a community’s vision for its future. The vision statement
provides a short succinct statement against which all policies can easily be tested. The Town of
Mamakating’s vision statement is based on significant citizen input received at the Visioning
Workshop meeting held on June 9, 2016. The public was divided into several groups of 10 to 12
people, and a SWOT (strengths, weaknesses, opportunities, threats) exercise was conducted to
focus stakeholders on the positive and negative attributes of the community as well as evolving
opportunities and concerns. Following the SWOT exercise, the public was reassembled and the
results were reported back to a master list. Stakeholders were then invited to vote on what they
believed the most important strengths, weaknesses, opportunities and threats were. This helped
to lead the public to an understanding of how they would like to see their community develop
over the next 20 years.
The Steering Committee distilled this stakeholder input into the following Vision Statement:

Vision Statement
In 2030, Mamakating will be a balanced community which provides economic
development opportunities diverse in land use and diverse in population.
Development will be focused around four focal points in the community, namely
the Wurtsboro Town Center, the Bloomingburg Village center, the PhillipsportSummitville Historic Hamlet Center, and the Westbrookville Hamlet Center; these
focal points will be comprised of mixed-use centers with a variety of residential
uses integrated with traditional and specialty shops; pedestrian and bicycle
friendly streets; active use of sidewalks; historic identity and a unique sense of
place. In using a Complete Streets rural approach the Town will be developing a
network that will take into consideration the needs of all users, including
pedestrians, bicyclists, motorists, and citizens of all ages and abilities. This will also
support economic development by creating more walkable, bikeable and vibrant
Towns, Villages and Hamlets where businesses and other destinations can thrive
while sharing access and providing safety and convenient mobility for all.
Complete Streets initiatives will enable access to safe, healthy, livable spaces
through thoughtful street level improvements which build environments that make
safe and active choices the easy choice for roadway users while preserving the
Town’s rural character. Extending outward from the centers and in outlying
residential areas, lower densities of mostly well-maintained and predominantly
owner-occupied and single-family residential uses will dominate, in harmony with
the abundance of agricultural areas, farms, and protected lands throughout the
Town.
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As the Town is characterized by vast environmentally-sensitive areas and open
space resources, these assets will continue to be protected with peripheral areas
appropriate for recreational uses and seasonal and/or existing low-density
residential uses. Employment opportunities will be diverse from local government,
light industry and commercial development along the U.S. Route 209 corridor; to
eco-tourism and green, hospitality and tourist-oriented businesses attracting
visitors along the D&H Canal, Basha Kill Wetlands, and Long Path; to cultural, trailrelated, artisan, restaurant, winery/brewery, and entertainment uses in the
Wurtsboro and Bloomingburg Village centers; and to clean, green industry in the
Town’s Planned Office and Resort-Office districts along Wurtsboro-Mountain Road.
Enhanced mobile telecommunications and broadband internet penetration will
support the growth of home-based businesses and occupations, and will provide
the Town with the necessary connectivity to compete in the 21 st Century globalized
economy.

In summary, this Vision creates a balanced community providing various economic development
opportunities; residential neighborhoods and communities with a range of housing types and
services based on the their ability to accommodate additional growth; and preserves the Town's
natural, scenic and historic qualities without overburdening the Town's infrastructure system and
the environment.
The following is a list of the Strengths, Weaknesses, Opportunities and Threats identified by the
Public. The number following each item indicates the weighting that each item received based on
votes by the public.
Strengths
Rural Character and Low Density (17)
Basha Kill and Eco-Tourism (12)
Natural Environment (10)
Wurtsboro-Sullivan County Airport (9)
Water Resources (8)
DEC Access Points and Trails at Basha Kill (3)
Good, Vibrant and Active Governance (3)
Historic Resources and the D&H Canal (3)
Peace and Quiet / Quaintness / Small Town Feeling
(3)
Walking Opportunities (3)
Community Organizations / Community that Cares
(2)
Local Farms (2)
Outdoor Sports and Recreation (1)
Phillipsport Community Center (1)
Safe Community / Public Safety (1)
Senior Citizens with Disposable Income (1)
Wurtsboro Business District / Main Street (1)
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Green space on the edge of Orange County
Healthcare Access
Home Ownership and Vested Interests
Proximity to New York City / Transportation to
Metro Area
Schools and Library / Complete Hometown
Services
Second Homes
State-Owned Land
Two Community Colleges
Unused Agricultural Land – Winterton Side
Wurtsboro Board of Trade
Weaknesses
Disconnected Government (8)
New York State Taxes / High Taxation / Balance
of Tax Base (5)
Road Network (5)
Broadband Internet Access / Cellular Service (4)

Two Major Access Routes

Inadequacy, Arbitrariness, and Holes in Town
Zoning (4)
Lack of Senior Living Opportunities (3)
Poor Promotion of Town (3)
Insufficient Public Transportation (2)
Lack of Jobs (2)
Insufficient Restaurants (1)
Lack of Hotels and Hospitality Services (1)
Over-regulation (1)
Gateway to Sullivan County
Healthcare
Inconsistent Character
Lack of Market Knowledge
Limited Agricultural Activity
Negativity in Press
Police Presence
Poor Access to Funding Opportunities
School System
Vacancy – Vacant Businesses and Homes
Winter Weather

Threats
High Density Housing (18)
Unscrupulous and Exploitative Developers (12)
Environmental Threats / Development that
Exploits Water Resources (9)
Low priced land (4)
Litigation Against the Town (3)
Abundance of Exempt Properties (2)
Brain Drain / Lack of Jobs to Retain Youth (2)
Increase in Low Income Population (2)
Advertising Out-of-Zone Activities (e.g. AirBnb)
(1)
Complacency, Apathy, and Lack of Citizen
Involvement / Engagement (1)
Development in Inappropriate Areas (1)
Dilapidated Buldings (1)
Failure to Prepare for Future (1)
Higher Taxes (1)
Lack of Services for Seniors (1)
Limited Aquifer Resources (1)
Residential Overdevelopment with Imbalance of
Property Types and Incomes (1)
Seasonal Economy (1)
Casino Industry Growth
Continued Demise of Downtowns
Government Non-Cooperation
Lack of Social Structure
Light and Noise Pollution
Limited Natural Resources
Outside Money Trumping
Traffic Dumping
Unfunded Mandates
Upgrading of Route 17 to Interstate 86 and
Closing of Exits
Weak Building Codes

Opportunities
Promotion of Eco-Tourism / Regional
Trendsetter in Eco-Tourism Development (11)
Connections with Neighboring Towns (D&H
Canal Trail, O&W Rail Trail, Route 209) (5)
Wurtsboro-Sullivan County Airport (5)
Breweries (4)
D&H Canal Improvements to Enhance Context as
Recreation and Tourism Hotspot (4)
Seasonal Sporting / Cycling and Equestrian (4)
Improvement of Bus and Trolley Service (3)
Farm-to-Table Trends (2)
Boutique Appeal (1)
Bed and Breakfasts / Potential Lodging and
Hospitality (1)
Downtowns and Hamlets as Potential Retail
Centers (1)
Historic Resources (1)
Second Home Developments (1)
Solar Energy / Emerging Technology
Development (1)
Green Building Practices
Greenway and Ridge Preservation
Senior Living
Small Business Development
Incorporating Successful Strategies from
Neighboring Municipalities
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Goals and Objectives
Once a vision was expressed, the Comprehensive Plan Steering Committee then translated the
SWOT input into a list of goals and objectives that should be met by this Plan. These goals and
objectives provide a framework describing the aspirations of the community. Goals and
objectives will serve as the framework for the policy recommendations of the Comprehensive
plan and each topic examined within this plan shall be looked at with an understanding of these
specific goals and objectives.
The following are the goals of this Comprehensive Plan. These goals were drafted by the
Steering Committee using the 2001 Plan as a starting point and considering the input of the public
at the Visioning Workshop. The Town Board adopted these goals upon consideration of the
Steering Committee’s recommendation as well as their own review and public outreach.
These goals are repeated in the relevant sections of the plan hereafter along with relevant
objectives. To distinguish Goals from Objectives, a Goal is generally a broad aspiration. An
objective is more narrowly defined and can be objectively measured. These goals and objectives
will be the basis for the policy recommendations of the Plan.
Land Use:
Goal 1: Encourage a land use pattern that reinforces the rural character of the unincorporated
portion of Mamakating, and promotes a sense of community through the expansion and
revitalization of Bloomingburg, Wurtsboro, existing hamlets and neighborhoods.
1.1 Limit development and uses within areas unsuitable for intensive building development
due to environmental unsuitability or distance from existing utilities, transportation, and
community facilities;
1.2 Restrict strip commercial development along the Town’s major and peripheral road
corridors;
1.3 Encourage non-residential uses within the Villages, hamlets, and incentive development
areas;
1.4 Encourage agricultural uses and protect agricultural land throughout the Town;
1.5 Protect the natural and open space character of the Shawangunk Ridge, Basha Kill, and
D&H Canal;
1.6 To continue to provide diverse housing opportunities for the Town’s workforce, young
families and seniors in a sustainable manner.
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Environmental Protection:
Goal 2: Conserve the backdrop of diverse and unique natural resources and areas which
characterize the rural character of the Town.
2.1 Protect environmentally sensitive ecosystems, including the Shawangunk Ridge, the
Basha Kill valley, and the Basha Kill watershed;
2.2 Situate developments in a manner that protects the Town’s water resources and
meaningful expanses of ecological habitat;
2.3 Preserve important ridgelines, steep slopes and prevent unneeded erosion by prohibiting
the siting of new development on land characterized by slopes of 20% or greater;
2.4 Avoid the disturbance of watercourses, freshwater wetlands, and lakes, and maintain
adequate buffers between these systems and adjoining development;
2.5 Protect aquifer recharge areas by limiting development within and adjoining these areas;
2.6 Minimize lighting impacts and light pollution throughout the Town.
Community Facilities and Services:
Goal 3: Ensure that community facilities and services continue to serve adequately the
populations they are intended to serve, and to introduce or expand facilities in areas planned
for future development.
3.1 Promote the expansion of Town-wide community services and facilities within the Village
of Wurtsboro, which represents the economic and social center of the Town;
3.2 Promote the expansion of district-wide community services, e.g., fire districts, municipal
offices, etc., in the Town and with municipalities within and surrounding the Town;
3.3 Assure the timely delivery of emergency services;
3.4 Promote the enhancement of existing parkland throughout the Town, and develop new
community parks that are readily accessible to existing and planned population
concentrations in the Town;
3.5 Develop private-public partnerships for the efficient sharing and expansion of community
facilities and services;
3.6 Promote cooperation and sharing of services between the Town, its Villages, and Sullivan
County to promote cost efficiencies and tax reductions.
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Economic Development:
Goal 4: Promote economic development through a balanced approach to sustainable
development that will expand the Town’s ratable base and will provide existing and future
residents with a range of business and employment opportunities.
4.1 Protect the significant environmental features in the Town as a means of promoting ecotourism activities and becoming a regional trendsetter in eco-tourism development, and
accommodate land uses adjacent to these resources that would benefit economically;
4.2 Revitalize the hamlets and recapture their historic charm in order to promote tourism and
re-establish local commercial and retail trade;
4.3 Encourage second home development, which aids in expanding the tax base, and
demands fewer year-round community services, while also recognizing that year-round
residents also support the local economy and provide a local workforce to fuel the desired
ecotourism-based economy as well as traditional industries;
4.4 Develop a strategy to promote growth and utilization of the Wurtsboro-Sullivan County
Airport as a means of attracting visitors to the Town;
4.5 Promote unique service, commercial, and retail uses in the Villages and hamlets which
dually satisfy the needs of residents and cater to tourists;
4.6 Acknowledge and accommodate changing technology as it relates to expanded/dispersed
employment opportunities in residences;
4.7 Prohibit new mines and resource extractive industries and limit existing uses from
expanding significantly beyond current permit boundaries.
Infrastructure:
Goal 5: Provide essential infrastructure in areas planned for higher density residential and
planned nonresidential development.
5.1 Tie economic development areas into the existing and proposed infrastructure within the
Villages;
5.2 Encourage the development of communal water systems within the Town’s hamlets;
5.3 Explore the feasibility of providing communal water and sewage treatment systems
within existing small lot, residential neighborhoods, and to the extent practical,
implement these systems;
5.4 Ensure that adequate telecommunications infrastructure is available throughout the
Town to serve residents and businesses, including broadband internet access,
mobile/cellular network coverage, and corresponding network support services;
5.5 Identify sites which would be most suitable for mobile/cellular tower development in the
Town.
5.6 Promote and support the development of alternative energy such as solar, geothermal
and small-scale hydo power. The Town is not believed to be suitable to large scale
11

wind power facilities due to the ecological importance of the Shawangunk Ridge and
Bashakill to migratory birds and raptor, but smaller-scale windpower may be viable and
should be explored.
Transportation:
Goal 6: Ensure the efficient movement of people and goods and promote economic
development activities in areas near major transportation corridors.
6.1 Define a hierarchy of roadways according to function and form, and implement a set of
roadway specifications consistent with the anticipated level of use and appropriate to a
rural community;
6.2 Designate bicycle corridors along roads that link neighborhoods with the hamlets and
Villages;
6.3 Limit the creation of new roadways outside of the Villages and hamlets by clustering new
development along existing roads;
6.4 Identify potential corridors to further expand the network of multiple-use pedestrian and
non-motorized trails throughout the Town, and funding sources for doing so;
6.5 Provide continuous pedestrian corridors within the Town, Village Adjacent Areas, and
Hamlets which enhance pedestrian connectivity and facilitate a walkable community.
Sustainability:
Goal 7: Encourage the expanded use of renewable energy sources, green building practices,
and the principles of Leadership in Energy and Environmental Design Neighborhood
Development (LEED-ND) and smart growth throughout the Town in order to promote energy
independence and become a regional trendsetter for the implementation of green, ecofriendly, and sustainable development standards.
7.1 Ensure that land use and residential density within the Town is authorized only within the
capabilities of natural resources, utilities, transportation infrastructure, environmental
constraints to support them, and concentrate future density and land use near existing
nodes of habitation throughout the Town.
7.2 Identify the types of renewable energy production which may be explored for suitability
and economic viability within the Town, as well as those appropriate and in balance with
the unique character and scale of the Town;
7.3 Provide an appropriate framework to regulate the installation of renewable energy
infrastructure and facilities within the Town’s residential, commercial, and industrial
zoning districts, and which aligns with the Town’s future land use plan;
7.4 Emphasize the importance of energy efficiency, sustainability, and green building design
standards to reduce the adverse environmental and economic impacts associated with
reliance on fossil fuels;
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7.5 Review and revise portions of the Town’s Zoning Code to encourage sustainable
development and the incorporation of new, innovative techniques in site planning and
building design.
Historic Preservation:
Goal 8: Preserve the Town’s cultural and historic resources and special places, which reinforce
the Town’s unique identity, are a source of pride for all residents, and serve as points of interest
for those attracted to Mamakating as visitors or tourists.
8.1 Revitalize existing historic structures that provide the Town’s communities with a unique
sense of place;
8.2 Encourage adaptive reuse and preservation of the Town’s historic resources;
8.3 Establish a Local Landmarks & Historic Review Commission to ensure proper identification
and preservation of the Town’s historic resources;
8.4 Develop a Town logo that recognizes the Town’s history;
8.5 Develop a uniform sign program for identifying historic resources in the community.
Community Design:
Goal 9: Reinforce the rural character of Mamakating, and improve the aesthetic appearance of
the Town’s Villages and hamlets.
9.1 Protect the undeveloped, scenic quality of the U.S. Route 209 corridor, and limit
commercial uses to avoid a strip commercial appearance;
9.2 Protect the scenic and rural quality of Winterton Road;
9.3 Identify and protect scenic vistas of the community such as a the Shawangunk Ridge by
situating development outside significant viewsheds and restricting signage;
9.4 Establish an Architectural Review Board (ARB) to mandate a set of Design Guidelines
throughout the Town which ensure new development is designed to be consistent with
the historic qualities and existing pattern of the Village and hamlet built environment;
9.5 Protect the scenic quality of the Shawangunk Ridge by situating development off the
ridgeline;
9.6 Protect and enhance the visual appearance of the community at the key interchange
gateways into the Town by promoting a uniform design aesthetic, signage, and
landscaping.
9.7 Continue to provide a diversity of housing opportunities in the Hamlets and surrounding
the villages in a manner that is sustainable and relieves development pressures on
surrounding areas that contain environmental features that have been identified as
important and which environmental features would be adversely affected by higher
density development.
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Demographics
A.

Area Context and Demographics

Located at the gateway to Sullivan County and the Catskill Mountains, the Town of Mamakating
is the eastern-most municipality in Sullivan County and shares over thirteen (13) miles of its
municipal boundary with neighboring Orange County. The Town also shares a substantial
boundary with neighboring Ulster County to the northeast. The context of Orange and Sullivan
County as the western suburbs of New York City is illustrated in Figure 1, with the Town of
Mamakating having noteworthy roadway connections to both downstate and upstate New York.
The Town of Mamakating, inclusive of the Villages of Bloomingburg and Wurstboro, had a
population of 11,002 in 2000.
As reported in the 2010 Census, the population within the Town has grown 9.8% to 12,085, with
an estimated population of 12,341 as of the 2015 American Community Survey. This
Figure 1: Regional Context of Town of Mamakating
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population is spread over a land area of approximately 96.2 square miles, which is the equivalent
on average of 128 persons per square mile, or 0.2 persons per acre that are served by the Town’s
community facilities and services. At such a low density, the ability of the Town and it’s various
districts to provide community services to a rural population cost effectively is diminished,
particularly when development is scattered throughout the community and not centralized
within the existing community or Village centers.
B.

Demographic and Socio-Economic Indicators

Since 2000, the Town of Mamakating has witnessed noteworthy demographic and socioeconomic shifts as seen through several indicators of the resident population. As indicated in
Table 3-1, the resident population within the Town has grown somewhat slowly, and grew
approximately 12.1% between 2000 and 2015; that population is projected to grow
approximately 2.5% to 12,493 in 2020. It is noteworthy to indicate that the total Town population
includes the residents of the Villages of Bloomingburg and Wurtsboro, both of which have grown
at slightly faster rates in recent years; the Village of Bloomingburg witnessed a proportional
increase between 2010 and 2015, likely due to land annexations and development projects which
shifted land from the Town into the incorporated Village.
Table 3-1: Total Population
Total Population
Town-wide
Village of
Bloomingburg
Village of Wurtsboro

2000

2010

(%
Change)

2015

(%
Change)

2020

(%
Change)

11,002

12,085

9.4%

12,341

4.0%

12,493

2.5%

410

420

2.4%

437

7.6%

446

4.1%

1,234

1,246

1.0%

1,329

7.0%

1,364

3.0%

Source: 2000 Census, 2010 Census, ESRI Business Analyst Population Estimates, 2016

Table 3-2: Population by Age in the Town of Mamakating: 2015
in the Town of Mamakating: 2015

Source: ESRI Business Analyst Population Estimates, 2016

Overall, the median age for the Town has steadily increased from 36.8 years in 2000, to 40.2
years in 2010, and is estimated to be 42.4 years in 2015. The corresponding projected
proportional shifts in age-specific cohorts are seen in Table 3-3. These projections reflects a larger
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demographic trend in the Town and overall within Sullivan County of an aging population, which
has implications on the types of community and government services needed, as well as the
demand and funding streams for those services. The population of age cohorts over 55 in the
Town of Mamakating is what stands out as among the largest anticipated proportional increases
between 2015 and 2020, which is accompanied by an anticipated decrease in most age cohorts
under 55. Table 3-4 summarizes the reported median age for both Sullivan County and the Town
of Mamakating; the Town has aged at a slightly more advanced pace than the County as a whole.
Table 3-5 summarizes the race and Hispanic origin of the residential population within Sullivan
County and the Town of Mamakating for the year 2015. The Town of Mamakating is composed
of a similar proportional racial mix when compared to Sullivan County; however, the percentage

Table 3-3: Median Age
Median Age

2010
2015
(% Change)
Sullivan County
41.2
42.2
2.40%
Town of Mamakating
41.0
42.4
3.41%
Source: 2010 and 2015 American Community Survey 5-Year Estimates, Demographic and Housing
Characteristics

of Hispanic Origin within the Town (23.9%) is considerably higher than the County-wide
proportion of 14.6%. The County and the Town of Mamakating share low minority populations,
although at the Town level, Mamakating is considerably less diverse proportionally when
compared to Sullivan County as a whole. This offset can largely be accounted for by the fact that
Mamakating reported nearly nine percent greater non-Hispanic whites than the County.
Table 3-4: Race and Hispanic Origin in 2015
Sullivan County

Town of Mamakating

Population

%

Population

%

Total

76,330

‐

12,341

‐

White

62,006

81.20%

11,075

89.74%

Black

6,560

8.60%

471

3.82%

175

0.20%

65

0.53%

1,248

1.60%

171

1.39%

0

0%

0

0.00%

3,451

4.50%

212

1.72%

2,890

3.80%

347

2.81%

American Indian and Alaska Native
Asian
Native Hawaiian and Other Pacific
Islander
Some other race
Two or more races
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Hispanic or Latino (of any race)

11,160

14.60%

1,209

23.90%

Source: 2010 and 2015 American Community Survey 5-Year Estimates, Demographic and Housing
Characteristics

On the basis of community service provision, it should be expected that enrollment in school
districts within the Town will gradually decrease over time, with the demand for senior services,
healthcare, and respective housing needs increasing accordingly. The Town of Mamakating is
located at an interesting interchange of school district coverage, with portions of the Town being
located within six (6) different districts including the Ellenville, Fallsburg, Minisink Valley,
Monticello, Pine Bush, and Port Jervis school districts. It should be noted that there is only one
public school in the Town of Mamakating, the Emma C. Chase Elementary school in Wurstboro,
which serves the Monticello school district. This can be observed within Figure 2 entitled
Protected Open Space, Natural Areas, and Community Facilities. Anecdotally decreasing
enrollment in Sullivan County has been confirmed as observed through a March 2012 report
released by the Hudson Valley Pattern for Progress which indicated that three public schools in
Sullivan County have closed since 2005, including Duggan Elementary School in the Monticello
School District 1.
The Town of Mamakating has also increasingly become a location of choice for many second
homeowners throughout the New York metropolitan area, owing to the natural beauty and
predominantly rural setting relative to other nearby suburban locations in Orange and Rockland
Counties. According to the Sullivan County Department of Planning and Environmental
Management, the County experienced a 65 percent increase in second home ownership between
2001 and 2007. Second homeownership is part of a balanced approach to fiscal health in that
homes pay equivalent real estate taxes as full-time residents, yet typically demand less in the
way of community services
Table 3-5: Income Characteristics, 2010 and 2015
Town of Mamakating
% Change

Sullivan County

2010

2015

2010

2015

% Change

Per Capita Income

$28,333

$26,021

-8.16%

$23,422

$25,742

9.90%

Median Household Income

$59,302

$53,750

-9.36%

$48,103

$50,710

5.40%

Median Family Income

$73,101

$70,404

-3.69%

$57,388

$62,222

8.40%

Median Nonfamily Income

$44,800

$37,733

-15.77%

$29,095

$29,545

1.50%

Source: 2010 and 2015 American Community Survey 5-Year Estimates, Demographic and Housing
Characteristics

Closed Schools, Open Minds – Hudson Valley Pattern for Progress, March 2012: http://pattern-forprogress.org/sites/default/files/SCHOOL%20REPORT%20FINAL.pdf
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Table 3-6 provides a comparison between the types of incomes earned by residents of Sullivan
County and the Town of Mamakating, and are provided for 2010 and 2015 in inflation-adjusted
dollars. Among the most outstanding observations are the decline in each type of income
reported for the Town of Mamakating, while Sullivan County increased overall. The reported
median household income for the Town of Mamakating has steadily decreased since 2010 from
$59,302 to an estimated $53,570 in 2015, although projections estimate this will increase by
2020. The reported income figures, however, are all remarkably higher within the localized
geography of Mamakating; when comparing the Median Household Income (MHHI) within the
Town of $53,750 to Sullivan County ($50,710) and New York State as a whole ($58,687) in 2015,
render the Town as having a higher socio-economic status than the County.
Table 3-6: Income Bracket Estimate Projections, 2015-2020

Source: ESRI Business Analyst Median Household Income (MHHI) Estimates, 2016

In recent years, households throughout Mamakating have been characterized by slight decreases
in income as observed in Table 3-6. The influx of second homeowners, the rise of resident
incomes due to telecommuting and proximity to major employment centers, along with the
recent expansion of local employment opportunities has given rise to an expansion of households
with a median household income (MHHI) of $50,000 or more per year. Tables 3-6 and 3-7 shed
light on the household income characteristics within the Town; while the percentage of
households in the $50,000 and higher MHHI brackets are all expected to increase by 2020, the
proportion of lower income households is thus anticipated to decrease.
These projections are favorable, as the Town’s middle- and upper-class populations will increase
in coming years and signal an interest in bolstering the local economy, increasing local economic
opportunities, and preserving its rural character.
The observed income variations between Mamakating and Sullivan County may be explained by
the location of the Town within the County, Mamakating can be typically reached from New York
City within a ninety (90) minute drive time. Table 3-8 provides the travel time to work for workers
age 16+ within the Town of Mamakating, and two distinct groups of workers become apparent.
The first are “local commuters” whose travel time to work is between 15 and 24 minutes; these
workers, representing 34.7% of the workers within the Town, are likely traveling south into
Orange County to work in various economic sectors present along the Route 17 and
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Interstate 84 corridors. The second group of workers, dubbed “long haulers” are traveling more
than 60 minutes to work; proportionally, 22.5% of workers within the Town travel more than one
hour to reach their place of work. This unique context sheds light on the linkage between New
York City and the Town of Mamakating, which may be simply due to drive times but may also
represent an ideal and practical rural oasis for peace and refuge from the bustle of Manhattan.
Table 3-7: Travel Time to Work for Workers Age 16+, 2015
WORKERS AGE 16+ YEARS BY TRAVEL TIME TO WORK (DID NOT WORK FROM HOME)
Total
5,384
100.0%
Less than 5 minutes
98
1.8%
5 to 9 minutes

210

3.9%

10 to 14 minutes

300

5.6%

15 to 19 minutes

909

16.9%

20 to 24 minutes

961

17.8%

25 to 29 minutes

504

9.4%

30 to 34 minutes

621

11.5%

35 to 39 minutes

89

1.7%

40 to 44 minutes

136

2.5%

45 to 59 minutes

343

6.4%

60 to 89 minutes

613

11.4%

90 or more minutes

600

11.1%

Average Travel Time to Work (in minutes)

37.0

Source: 2010 and 2015 American Community Survey 5-Year Estimates, Demographic and Housing Characteristics

C.
Housing
Housing within the Town of Mamakating consists of a wide variety of structural types and sizes,
ages, and represent several historic periods. Household sizes have grown somewhat between
2010 and 2015, with Table 3-9 indicating how these values have changed for both owneroccupied and renter-occupied units within Sullivan County and the Town of Mamakating.
Table 3-8: Average Household Size, 2010-2015
2010

2015

% Change

‐

‐

‐

Owner‐Occupied

2.41

2.54

5.40%

Renter‐Occupied

2.5

2.54

1.60%

‐

‐

‐

Owner‐Occupied

2.53

2.82

11.50%

Renter‐Occupied

2.24

2.58

1.30%

Sullivan County

Town of Mamakating

Source: 2010 and 2015 American Community Survey 5-Year Estimates, Demographic and Housing
Characteristics
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The number of housing units within the Town grew 1.44% from 5,631 to an estimated 6,446 in
2015. The proportion of renters within the Town has climbed from 16.2% of households in 2000
to a reported 18.2% in 2015.
Table 3-9: Housing Tenure in the Town of Mamakating, 2000-2020

Total Housing Units
Owner-occupied housing units

2000
5,63
1
3,24
1

Renter-occupied housing units

912

Vacant housing units

1,47
8

(%)

2010

(%)

2015

(%)

2020

(%)

100%

6,251

100%

6,446

100%

6,552

100%

57.6
%
16.2
%
26.2
%

3,658
1,080
1,513

58.5
%
17.3
%
24.2
%

3,714
1,172
1,560

57.6
%
18.2
%
24.2
%

3,740
1,221
1,591

57.1
%
18.6
%
24.3
%

Source: 2000 Census, 2010 Census, ESRI Business Analyst Population Estimates, 2016

At first consideration, the proportion of vacant units, seems high, but this category accounts also
for seasonal units, which totaled 962 (15.4% of total units) in 2010 a decline from the 1,137
(20.2% of total units) reported in the 2000 US Census.
Also in 2010, a significant number of units – 226 or 3.6% - were vacant and not offered for sale
and rent. These likely account for derelict and abandoned properties.
Table 3-10: 2016 Units in Structures, Town vs. County
Mamakating
Sullivan County
Estimate Percent Estimate Percent
Total housing units
1-unit, detached
1-unit, attached
2 units
3 or 4 units
5 to 9 units
10 to 19 units
20 or more units
Mobile home
Boat, RV, van, etc.

Source:

5,984
4,528
68
293
151
49
0
70
825
0

2016 American Community Survey

75.7%
1.1%
4.9%
2.5%
0.8%
0.0%
1.2%
13.8%
0.0%

49,645
35,064
1,311
2,543
2,124
2,369
509
919
4,806
0

70.6%
2.6%
5.1%
4.3%
4.8%
1.0%
1.9%
9.7%
0.0%

Mamakating’s housing is more concentrated in Single Family Detached and Mobile Home units
than the County at large. A smaller percentage of Mamakating’s housing is contained within
multifamily housing with more than three units per structure.
Table 3-11: 2016 Bedrooms per Unit, Town vs. County
Mamakating
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Sullivan County

Total housing units
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

Source:

Estimate
5,984
64
668
1,837
2,489
771
155

Percent Estimate
49,645
1.1%
1,319
11.2%
6,462
30.7%
13,200
41.6%
19,554
12.9%
6,604
2.6%
2,506

Percent
2.7%
13.0%
26.6%
39.4%
13.3%
5.0%

2016 American Community Survey

Mamakating has slightly fewer studio units and units with 5+ bedrooms than the County.
Town has a greater preponderance of units with 2 or 3 bedrooms per unit.

Further, the

Table 3-12: 2016 Housing Tenure, Town vs. County
Mamakating
Sullivan County
Estimate Percent Estimate Percent

unit

Occupied housing units
Owner-occupied
Renter-occupied
Average household size of owner-occupied
Average household size of renter-occupied

unit

Source:

4,128
3,153
975
2.87
2.63

76.4%
23.6%
(X)

28,007
18,762
9,245
2.54

67.0%
33.0%
(X)

(X)

2.60

(X)

2016 American Community Survey

While Table 3-9 shows growth in the proportion of renter households over time, it still lags the
County considerably in the proportion of renters to homeowners.
Table 3-13: Value of Owner-Occupied Units – Town Vs. County

Owner-occupied units
Less than $50,000
$50,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 to $299,999
$300,000 to $499,999
$500,000 to $999,999
$1,000,000 or more
Median (dollars)

Source:

Mamakating
Estimate Percent
3,153
3,153
385
12.2%
327
10.4%
337
10.7%
793
25.2%
761
24.1%
474
15.0%
55
1.7%
21
0.7%
176,100 (X)

Sullivan County
Estimate Percent
18,762
18,762
1,380
7.4%
3,100
16.5%
3,333
17.8%
3,897
20.8%
3,986
21.2%
2,046
10.9%
726
3.9%
294
1.6%
165,900 (X)

2016 American Community Survey

Although, Mamakating’s median owner-occupied housing unit nominally exceeds that of the
County, Mamakating has a lower proportion of units over $500,000 and a larger proportion
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of units valued at less than $50,000.
Mamakating of mobile homes.

The latter is likely due to the larger proportion in

Mamakating’s assessor was able to provide more up-to-date 2018 data based on current tax roll
information. The current median full market value of single-family detached housing (owned
or rented) is approximately $172,400, which closely matches the 2016 US Census estimate for all
owner-occupied units.
Upper tercile value is approximately $211,600. Lower tercile value is
$134,400.
Table 3-14:

Gross Rent, Town vs County

2016 Estimates

Occupied units paying rent
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 to $1,999
$2,000 to $2,499
$2,500 to $2,999
$3,000 or more
Median (dollars)

Source:

No rent paid

Mamakating
Sullivan County
Estimate Percent Estimate Percent
879
44
322
465
48
0
0
0
1,064

879
5.0%
36.6%
52.9%
5.5%
0.0%
0.0%
0.0%
(X)

8,360
949
4,674
2,409
292
36
0
0
862

8,360
11.4%
55.9%
28.8%
3.5%
0.4%
0.0%
0.0%
(X)

96

(X)

885

(X)

2016 American Community Survey

Rental housing in Mamakating is generally more expensive than the County as a whole. More
than half of rental units rent in the $1,000-$1,499 range compared to the County, where more
than half rent in the $500-$999 range. Median rent is 23% higher in the Town.
Table 3-10 provides a breakdown of the range of available housing options in the Town, while the range
of housing values and gross rents throughout the Town are described Table 3-13 and 3-14. According to
HUD Median Family Income for the purpose of calculating affordability in 2018 was $71,307 2. HUD low
income for a family of four would be $56,100. Joseph Czajka of Hudson Valley Pattern for Progress
provided information regarding housing affordability. According to Mr. Czajka, based on a standard set
of assumptions, an owner-occupied home must cost less than $140,000 to be affordable to a low-income
family earning $53,550. That same income would allow rent up to $1,338 per month.
The information included in Table 3-13 indicates that there were 712 units or 22.6% of all Mamakating
owner-occupied units that were priced under $100,000 and therefore affordable to low-income families.
An additional 337 were priced under $150,000. Additionally, a search of homes sold in the three years
preceding September 2018, indicated 263 homes with more than two bedrooms that sold for less than
$140,000. 3 The information included in Table 3-14 indicates that 366 units or 41.6% of all rented units
2
3

Accessed via <www.huduser.gov> on October 19, 2018.
Search of <www.zillow.com> on September 14, 2018.
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were rented for less than $1,000 per month. An additional 465 (52.9% of all rented units) rented for less
than $1,500 per month. A search of units available for rent in Mamakating showed that there were two
units in Wurtsboro and two units in Bloomingburg that met affordable rent standards. 4

The foregoing analysis demonstrates that the Town is currently providing for a broad range of
diverse housing opportunities affordable for a broad range of incomes.

4

Search of <www.apartments.com> on October 19, 2018.
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Hydrogeological Resources
Though the Town of Mamakating is characterized by contrasting landscapes of rolling hills and high
ridgelines adjacent to lowland marshes, wetlands and watercourses, there was observed to be a
significant gap in research concerning the hydrogeological conditions that make up the Town’s
subsurface and surface water resources. With potable water supply forming one of the primary
needs for existing and future development, both the adequacy of water supply within the Town as
well as the volume of those water resources will largely define the carrying capacity for
accommodating new development over the next ten to twenty years. With all of the varying
terrains, ground cover types, slopes, and soils present within the Town, it is the primary
consideration of a hydrogeological study to intertwine these physical properties of land with the
dynamic, morphological nature of surface and ground water in order to establish definitive findings
regarding the functional ability of particular areas within the Town to handle new development, and
ultimately assess the suitability of the proposed land use plan concurrent with the unique roles of
each land use district or zoning category.
In the planning stages of the work program for the Town’s Comprehensive Plan Update in 2016, the
Comprehensive Plan Committee discussed the importance of simultaneously carrying out a
Hydrogeological Study of the Town. In addition to having no such data on these variables, the Town
was eager to integrate an additional level of assessment for the types and locations for future land
uses that may be explored throughout the Plan Update; parallel to this, such a study would also
provide the Town with additional insight regarding the sensitivity of lands, surface waters, and
groundwater resources to development and also shed light on the susceptibility of the Town’s
natural resources to contamination, depletion, or degradation. The committee, as well as the
Planning Consultant reached out to hydrogeologists in the Hudson Valley and a scope of study was
developed to perform a hydrogeological study for the Town of Mamakating.
Ultimately, HydroQuest and Mid-Hudson GeoSciences were selected to conduct a
hydrogeological study for the Town of Mamakating to provide scientific information and
evaluation pertaining to geologic and hydrogeologic conditions in the Town.
Many of the hydrogeological resources that were identified through this study are also explained
further in later sections of the Comprehensive Plan Update. While it remains important to realize
the presence and context of all of these significant findings throughout the Town, it is the
underlying relationship between the landscape and those surface and subsurface hydrologic
features that truly provides findings and implications for guiding future policies regarding
permitted land uses, zoning district classification, natural resource protection, watershed basin
planning and management, and many others.
The entire Hydrogeologic Study, titled “Hydrogeologic Study of the Town of Mamakating” was
released on April 24, 2017. This thirty-six (36) page report is provided as part of the
Comprehensive Plan Update in Appendix 1. The authors of the study additionally compiled a
secondary document, titled “Generalized Water Balance & Budget Considerations” which is also
provided in Appendix 2, and an accompanying map set provided in Appendix 3.
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Overall, protection of the Town’s surface and groundwater quality can best be achieved through a
combination of measures. These include land protection via conservation easements, public
ownership, and zoning. With respect to providing meaningful hydrogeologic input into the zoning
process, there was discussion between the authors of this report and the Town’s planning
consultants to define the intersection of their respective disciplines. Since the zoning process divides
the land into areas of similar landscape and sustainability, some hydrogeologic characteristics
provide good predictors of sustainability or desirable housing density on land exhibiting certain
shared physical, geologic and hydrologic characteristics. Some of the best practices which will
contribute to resource sustainability are:
•
•
•
•
•
•

Minimize septic system installations in highly permeable soils proximal to streams;
Avoid dense housing on steep slopes;
Avoid overly dense housing proximal to lakes with no community septic systems to avoid
lake eutrophication;
Remove or remediate major existing contaminant sources (i.e., Wurtsboro Lead Mine,
Otisville Prison effluent input to the Bashakill Marsh);
Establish protection zones for areas determined to be particularly vulnerable to water
quality degradation (e.g., proposed Karst Protection Area); and
Refine existing hydrogeologic data specific to the principal aquifer underlying the Port Jervis
Trough (aka Mamakating Valley), with an eye toward potential expanded use.

In order to make the process of zoning work, the first requirement is knowledge of what features
are present in the area to be zoned. The GIS dataset and map series (provided in Appendix 3)
produced through the Hydrogeological Study for Mamakating provide important information
relative to the physical characteristics of the land surface and subsurface. This information is
essential in determining appropriate land-use and zoning.
Significant Hydrogeological Resources within the Town of Mamakating
As reported throughout the Hydrogeological Study of the Town of Mamakating, several unique
and noteworthy observations were made by the Hydrogeologists regarding the topography,
surface and subsurface hydrology, hydrography, geology, along with other major landscape
discoveries.
The Town of Mamakating is drained by four watersheds, namely the Homowack Kill and Sandburg
Creek, the Shawangunk Kill, the Basher Kill, and the Neversink River; these drainage basins are
illustrated in Maps 4 and 5 of the Hydrogeological Report Map Set in Appendix 3. Bisecting the
Town is also the Delaware & Hudson Canal (D&H Canal), which was constructed between 1825
and 1827 to form a water connection between the Delaware and Hudson Rivers. In many ways,
the canal has evolved to become the centerpiece of the historic character of Mamakating, and
portions are still filled with water today. The canal did have substantial impacts on the natural
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flow of several watercourses throughout the Town, altering drainage flows and creating new
areas of wetlands and submerged soils.
Mamakating also contains an abundance of USDA-important and USDA-prime agricultural soils,
with much of these agricultural soils occurring along the floodplains of the Bashea Kill,
Shawangunk Kill, and Homowack Kill waterways. The proximity of water to high-quality soils
makes these fields for agricultural uses and expanding agricultural operations within the Town.
It is also acknowledged that agricultural use also has the potential to impact surface waters from
erosion, nitrogen loading and temperature impacts from runoff, if sustainable agricultural
practices are not employed.
The Town also is home to five major unconsolidated Principal aquifer areas, all associated with
the location of surface waters. These areas include the Bashakill Marsh, the Canal/Homowack Kill
Complex, the Winterton and Burlingham areas on the Shawangunk Kill, Gumaer Brook, and
Sandburg Creek. Throughout the Town, an existing series of sand and gravel wells and bedrock
wells currently serve the resident population with moderate- to high-yield rates, with some of
the highest yielding wells (100 to 400 gpm) being located in the unconsolidated aquifer in the
Mamakating Valley beneath the Basha Kill Wildlife Management Area.
Among the most unique geological finds reported in the Hydrogeological report include the
presence of Carbonate Bedrock and Karst hydrogeology. Despite usually not having any surficial
features, such as sinkholes or caves, Karst terrains typically involve a complicated subsurface
network of joint and fault pathways which characterize portions of interconnected aquifers. At
some locations, conduits through the Karst carbonate groups can result in dramatic surface
features such as caves, caverns and underlying networks of springs and infiltration. The Town of
Mamakating is home to Surprise Cave, which at 9,974 feet long makes it one of the longest caves
in New York State; the cave consumes surface runoff from upland streambeds and ultimately
discharges water through three springs into the Bashakill Marsh. Although there are numerous
concerns regarding potential water contamination and critical habitats within the cave, it remains
one of the most stunning examples of the geologic complexity that defines the Town of
Mamakating. Access to Surprise Cave is prohibited.

Water Balance & Budget Considerations for the Town of Mamakating
This Comprehensive Plan incorporates consideration of the impacts of the land-use patter on the
quantity and quality of groundwater and surface water resources. From a contaminant
standpoint, this involves identifying areas that are most vulnerable to contaminant inputs (e.g.,
high permeability sediments, karst areas) and developing zoning or other protective measures to
maintain water quality. From a water quantity perspective, determination of a sustainable water
quantity or safe yield varies based on numerous factors (e.g., geologic medium, existing demand,
future demand, precipitation, annual recharge). The only way to scientifically assess available
water quantity and potential adverse impact to neighboring water users or ecosystems is to
conduct aquifer pumping tests. The discussion below provides additional insight into this issue.
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A water balance provides a means of assessing average soil moisture recharge, surplus,
utilization, and deficit based on many years of precipitation data coupled with information on
area evaporation, evapotranspiration, soil type, and soil thickness. Because a large Town like
Mamakating may have numerous physical and geologic conditions in various locations, there is
no one water balance that comprehensively addresses all conditions present. The Town of
Mamakating has areas with thick soil mantles, areas with bedrock at or near the ground surface,
and areas of highly variable subsurface deposits.
An example water balance is calculated for the Shawangunk Ridge within Appendix 2. This was
calculated using the Thornthwaite and Mather methodology. The derivation of the related
equations draws from agricultural modeling. It was constructed specifically for the Shawangunk
Mountains, which are located in the eastern portion of the Town of Mamakating, where there is
a thin soil moisture bank. As can be seen, in part of the year there is a soil moisture surplus. This
surplus is followed by a period of soil moisture utilization, and then a period of soil moisture
recharge. Actual amounts vary by year and physical conditions present. Such an example water
balance can provide critical insight as to the abundance or deficit of soil moisture in an area,
which ultimately has implications on the recharge rate for subsurface aquifers and the total
volume of groundwater available to provide water to serve existing or proposed development.
Hydrogeological Recommendations for Mamakating
The report completed by the Town’s hydrogeologist consultants included a wide array of
recommendations pertaining to matters of best practices for the protection, health/function, and
preservation of the identified hydrogeologic features throughout the Town. These include over
thirty individual recommendations pertaining to particular geologic features, hydrologic formations,
and other best practices to ensure protection of said resources within the Town. In addition to these
recommendations, the report also provides a comprehensive list of recommendations which
specifically focus on land use, zoning, and the integration of hydrogeology into the regulation of
both:
•
•
•
•
•
•
•

Analyze and examine existing and future potential water demand from the Mamakating
Aquifer;
Consider seeking Principal Aquifer status for the unconsolidated aquifer(s) underlying
the Mamakating Valley;
Establish a 100-foot protective buffer around high permeability unconsolidated aquifers;
Establish multi-acre lots and a 300-foot buffer distance between septic leach fields in
high permeability sediments and streams and State wetlands;
Minimize septic system installations in highly permeable soils proximal to streams;
Discourage any further development west of South Road; encourage public acquisition
of open spaces;
Fund and establish a USGS stream gaging station at the outlet dam of the Bashakill
Marsh;
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•
•
•
•
•

•
•
•
•
•
•
•
•
•

•
•
•
•
•

Further investigate the Wurtsboro Lead Mine and Otisville Prison effluent and initiate
actions to remove these water quality threats;
Remove or remediate major existing contaminant sources (i.e., Wurtsboro Lead Mine,
Otisville Prison effluent input to the Bashakill Marsh);
Determine the presence of other SPDES permits in the Town and review water quality
data relative to surface and groundwater quality;
Establish a Karst Protection Area proximal to Surprise Cave to protect Bashakill Marsh
water quality and the bat population severely impacted by White-Nose Syndrome
(WNS);
Consider extending the eastern boundary of the proposed Surprise Cave Karst Protection
Area further upslope to avoid development that might generate contaminants that could
flow downslope and into sinkholes, Surprise Cave, and fractured carbonate bedrock
present beneath glacial alluvium;
Establish protection zones for other areas determined to be particularly vulnerable to
water quality degradation (e.g., Phillipsport Karst Area);
Examine mapped and unmapped sinkholes situated approximately 3,000 feet southsoutheast of Phillipsport. Also, field check this carbonate area for springs and caves;
Avoid dense housing on steep slopes;
Review housing density adjacent to Town lakes (e.g., Yankee and Mastens) with respect
to potential eutrophication;
Avoid overly dense housing proximal to lakes with no community septic systems to avoid
lake eutrophication;
Review sewage disposal activities in the Town relative to water quality;
Incorporate use of our watershed and subbasin delineations as integral parts of zoning
boundary assessment, especially as related to water quality protection;
Review existing land-use and zoning within the Pine Kill subbasin, recognizing that any
contaminant inputs will enter the Bashakill Marsh;
Work with adjacent Towns to protect Town of Mamakating water quality. Water quality
protection requires input into and control over land use practices throughout entire
watersheds. In places, as depicted on GIS maps, Town of Mamakating watersheds
extend beyond Town boundaries;
Encourage the use of prime agricultural land and expand Agricultural District 4;
Maintain legislation banning all oil and gas exploration and exploitation activity
throughout the Town;
Establish legislation banning pipeline construction for transport of liquid and gaseous
hydrocarbons throughout the Town;
Drill wells and conduct pumping tests for all proposed home sites on the Shawangunk
Ridge to demonstrate adequate water supply prior to construction; and
Recognize that Town wells constructed in both bedrock and unconsolidated aquifers
may by hydraulically interconnected over great distances. Thus, proposed housing
developments or major water withdrawal proposals should be required to demonstrate
adequate water supply, absent significant interference with nearby wells, prior to
advancing major development proposals.
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Land Use Plan
The Land Use Plan Element of the Mamakating Comprehensive Plan is the physical expression of the
Vision Statement and the goals and objectives, directing growth into areas most suitable for future
development; promoting a scale of growth that does not exceed the land's natural capacity; that
provides balance among the several users and uses competing for limited resources of land, water,
and infrastructure; and that accounts for the environmental, economic and social needs of the
community. Accompanying this Chapter are Figure 3 entitled Existing Zoning, and Figure 4 entitled
Existing Land Use.
Goal 1 of the Comprehensive Plan relates to the Land Use Plan: Encourage a land use pattern that
reinforces the rural character of the unincorporated portion of Mamakating, and promotes a
sense of community through the expansion and revitalization of Bloomingburg, Wurtsboro,
existing hamlets and neighborhoods.
Objective 1.1 seeks to limit development and uses within areas unsuitable for intensive building
development due to environmental unsuitability or distance from existing utilities,
transportation, and community facilities.
Objective 1.2 focuses specifically on restricting strip commercial development along the Town’s
major and peripheral road corridors.
Objective 1.3 focuses on encouraging non-residential uses within the Villages, hamlets, and
economic development areas.
Objective 1.4 encourages agricultural use and protects agricultural land throughout the Town.
Objective 1.5 protects the natural and open space character of the Shawangunk Ridge, Basha Kill,
and D&H Canal.
Objective 1.6 seeks to continue to provide diverse housing opportunities for the Town’s
workforce, young families and seniors in a sustainable manner.
The Plan for Mamakating reflects a pattern of development that:
•

•
•

allows development in a manner that does not exceed the land’s natural capacity to support
various levels of growth including consideration of limitations with regard to water, geology,
topography, sensitive habitat, floodzones, areas of erosion hazard and location within viewsheds
known to be important to residents and tourists, while still providing for opportunities for
sustainable growth;
steers future growth sustainably to existing Villages and Hamlets and restricts new or further
development of outlying, remote, constrained or unsuitable lands (sprawl);
revitalizes and strengthens existing, compact Centers by encouraging the greatest diversity and
density of residential and commercial uses within selected Hamlets, and surrounding
Bloomingburg and Wurtsboro;
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promotes a better jobs-to-housing balance by encouraging nonresidential uses within hamlets
and Centers and select additional areas in close proximity to transportation resources;
• promotes a circulation system that encourages pedestrianism and cycling within
Neighborhoods, Hamlets and Centers, links the various areas of the Town with a comprehensive
trail system, and provides efficient and safe flow of vehicular traffic;
• integrates and retains civic and public buildings within the Centers;
• establishes clear boundaries between the Neighborhoods, Hamlets and Centers and establishes
boundaries upon future growth;
• and protects cohesive, core areas of open space.
The Land Use Plan Element differentiates the various areas according to environmental
characteristics, proximity to transportation, and existing and future availability of utilities. Each of
the provided narratives related to zoning districts within the Town must also be weighed on a
consideration of the permitted uses and special permit uses authorized within the district.
•

In describing areas which will support residential uses, references are made to recommended
residential densities. For example, the Land Use Plan Element could identify the gross density of
an area as approximately one dwelling unit per 3 acres.
This will not necessarily reflect ultimate lot sizes – generally, this is the probable level of
development that will be supported within a geographic area, taking into account environmental
and infrastructure characteristics. The recommended densities are a clear indication of the
geographic areas which the Town desires to retain in relatively low residential densities, and
therefore a greater priority is placed on retaining open space, versus geographic areas that are
intended to support higher density residential development. In some descriptions, the Land Use
Plan Element will translate these densities into recommended lot sizes or net density, which
ultimately should be incorporated into the Town land use regulations.
Accompanying the Land Use Plan element is Figure 5 entitled Future Land Use Plan. The Future
Land Use Plan is provided to contextualize the recommendations and objectives from the Land
Use Plan element of the Comprehensive Plan Update. The 2017 Comprehensive Plan Update
provides the foundation for a new economic development strategy centered around boosting
eco-tourism, hospitality, and related service industries in the Town. This is contrary to the 2001
Plan's designation of Economic Development Areas – an approach now considered obsolete.
Areas formerly designate EDA do not in all cases accurately characterize where the Town would
like to focus future economic development.
Formerly designated EDAs were intended to provide areas within which large-scale development
projects and uses could be implemented. As stated previously, zoning enabling large-scale
economic development projects has attracted little actual development interest.
The
experience with similar land use provisions in neighboring communities has been that this type
of approach leads to the approval of very large projects with thousands of residences and vast
nonresidential floor areas without construction of the projects for years following approval. In
other instances huge projects have been approved but then developed only in small pieces as
the market has supported and often without provision of required infrastructure that was
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promised by the developer. This among other reasons, has caused the Town of Mamakating to
reconsider such large-scale projects as a viable means of economic development and plan instead
around the sustainable principals referenced previously.
Some key differences between the 2001 and 2016 Land Use Plan map are as follows:
•

•

•
•
•
•

•

Five (5) areas have been designated as “Mines & Quarries”. Within the 2001 Land Use
Plan map, one of these areas was previously identified as Mountain Greenbelt, one was
previously identified as the Mountaindale Road EDA, two were previously identified as
Hamlet Center, and one was previously identified within the Winterton EDA. The
boundaries of these areas have been scaled to fit the actual extent of the mines or
quarries in cases where the mapped areas on the 2001 Land Use Plan map followed
property lines located far from the active mine or quarry use. Additionally, it is
specifically noted that in 2018, the Town Board amended the 2001 Comprehensive Plan
to recommend that any new mines and quarries be prohibited in the Wurtsboro Airport
EDA and throughout the Town. This Comprehensive Plan confirms and restates that
recommendation.;
A total of three (3) new areas have been designated as “Interchange Commercial”. These
areas were previously identified as the Exit 112 South EDA, the Wurtsboro Town Center,
and the Burlingham EDA. The Interchange Commercial areas at exit 112 and 114 are
designed to be much more compact than their predecessors and concentrate commercial
development within
one-quarter mile from the interchange. The Interchange
Commercial area at exit 113 has been designed to include lands within approximately
one-half mile of the interchange along with incorporation of several very large parcels
west of Route 209 that could support large scale uses such as medical centers,
distribution centers, travel centers, larger hotels and other uses that benefit from
convenient highway access and require larger tracts.
The Exit 112 South EDA, the Burlingham/Winterton EDA, and the Yankee Lake EDA have
been removed and are now designated as Interchange Commercial,
Residential/Agricultural, and Mountain Greenbelt, respectively.
The Mountain Residential/Agricultural Area, Winterton Residential/Agricultural Area,
and Winterton Residential Areas have all been combined into one
Residential/Agricultural Land Use Area.
The area north of Phillipsport is now identified as Mountain Agricultural
Two new areas referred to as “Village Adjacent Areas” have been created. These areas
consist of a 1000-foot area surrounding the municipal boundaries of both the Village of
Bloomingburg and the Village of Wurtsboro and replace previous Town Center and Village
Center designations.
The area formerly identified as the Wurtsboro Airport EDA has been re-designated as the
Wurtsboro Airport Development area, and has been scaled back to include only land
within 2000 feet of U.S. Route 209. This area was additionally scaled back to remove lands
north of Valley Stream Drive and Blue Sky Boulevard, which are now designated Hamlet
Center, and remove lands south of McDonald Road, which are now designated Mountain
Greenbelt.
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•
•
•

•

The northern portion of the area formerly identified as the Phillipsport hamlet center is
now designated as Residential Agricultural, due to the abundance of Prime Agricultural
Soils and active farms in this locale.
The Mountaindale Road EDA has been designated as a Mine and Quarry; the geographic
extent of this area has been scaled back to appropriately follow the extent of the mine
and Town and County transfer station.
The Village Center and Town Center areas have been removed due to their overlap by
the Village Adjacent Areas, which represent a 1000-foot area surrounding the municipal
boundaries of the Village of Bloomingburg and the Village of Wurtsboro. Portions of the
former Village Center and Town Center areas were also included within the new
Interchange Commercial areas.

The following provides a description of the varying land use areas within the Town and
recommendations guiding their future growth.
1.
RIDGE AND VALLEY PROTECTION AREA
Several large, regionally significant and unique geologic and natural resource settings are
prevalent in the Ridge and Valley Protection (RVP) Area, and lend Mamakating its unique sense
of place. Destruction of these resources would diminish this unique character, upon which the
Town wishes to establish its economic development strategy. The Shawangunk Ridge and the
Bashakill Wildlife Management Area are two principal areas which should ultimately be retained
for public use and benefit, and should remain in open space. Recreational uses consistent with
their unique ecosystems will be encouraged. By encouraging the recreational use of these
resources through kayaking/canoeing, hiking, mountain biking, fishing, birding, hunting, etc.,
Mamakating can expand its tourism base by providing services and overnight accommodations
within the Town’s centers and hamlets for visitors as part of a balanced economy.
The Ridge and Valley Protection Area is not well suited for residential or nonresidential
development, due to the prevalence of:
•
•
•

steep slopes in excess of 20 percent;
soils with shallow depth to bedrock which is poorly suited to the development of septic
systems;
bedrock poorly suited for the establishment of adequate water supply - groundwater
research indicates that wells tapping Silurian bedrock may yield undesirable quantities of
lead, zinc and copper;

Additionally, areas of the Ridge and Valley Protection Area are generally more remote from major
transportation and utility infrastructure and significant development of the RVP would result in
a non-sustainable sprawling development pattern that would be inefficient with regard to
utilities, services and energy.
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The New York State Department of Environmental Conservation owns a substantial amount of
land in the Ridge and Valley Area to protect the ecologically sensitive Bashakill Wildlife Area and
Shawangunk Ridge.
Most lots on the ridge exceed 50 acres in size, reflecting the poor development suitability of this
area. The Comprehensive Plan recommends that uses within the Ridge and Valley Protection
Area be limited to:
•

•
•

•

single detached residences at a gross density of 1 dwelling unit per 25 acres and a net
density of no less than 1 dwelling unit per 10 acres.
The Planning Board should be
authorized to allow or even require clustering as a more sustainable means of protecting
development patterns.
wildlife, open space and hunting preserves;
uses allowed by special permit such as: Country Inns and Bed and Breakfasts, educational,
research, and interpretative facilities associated with the study of the Shawangunk Ridge
environment, and subject to architectural design considerations due to the visual
prominence of the ridgeline;
forest nurseries.

The Ridge and Valley Protection Area includes the former Shawanga Lodge site, the site of a
former hotel that burned in 1971. The property is situated on a plateau on Shawangunk Ridge
immediately north of the Quickway and in the vicinity of Exit 114 where the Quickway cuts
through the ridgeline. The Comprehensive Plan recognizes the former resort use of the
Shawanga Lodge site but also acknowledges that the demand for traditional resorts in Sullivan
County has irreversibly waned.
Other concerns further call into question the appropriateness of reconstructing a resort on the
Shawanga Lodge site, including:
•

•
•
•

Shawanga Lodge property is located on Shawangunk Ridge which is visually prominent
from the Bashakill Wildlife Area, the Quickway, and other major public viewing points.
Shawanga Lodge is upslope and adjacent to new low-density single family residential
enclaves that will be sensitive to high-intensity development. The elevation of the site
raises the potential for impacts to the night sky of the area.
The site is located in proximity to hiking trails through public lands;
The elevation of the site and the development of residences in the area since the
destruction of the existing resort raises questions with regard to water availability.
Effluent from the site will undoubtedly flow to the Basha Kill potentially resulting in
significant environmental impacts from nitrogen loading.

The most recent spate of resort development interest surrounding the authorization by the State
of three casino licenses went without a proposal for the Shawanga Lodge site or any other former
resorts within the Town despite a proposal just north of the Town in Wawarsing and two west of
the Town in Thompson (one successful). Six separate additional, unsuccessful proposals were
made in adjacent Orange County.
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The lack of interest for resort redevelopment in the Town in light of the many proposals
throughout the region, and neighboring communities raises questions on the viability of a resort
in this location in the future.
While the 2001 Comprehensive Plan proposed a "modest increase" in the intensity of use to be
permitted "as-of-right," this authorization of the plan and implementing zoning has resulted in
no application for development. The Town’s 2015 re-zoning already reduced the room and
residential density associated with the site, based on a more conservative interpretation of
“modest increase.” This current plan supports the existing adopted zoning, which allows 1.5
guest units per acre and year-round occupancy dwelling units at a slightly increased density of
one unit per 7.5 acres. The existing zoning provisions for the Shawanga Lodge site already
requires intensive environmental review giving broad consideration to traffic, visual impact,
ecology, potable water supply, and cultural resources. Additionally, this Plan recommends
further measures requiring incorporation of green infrastructure, energy efficiency measures,
and night-sky friendly lighting.
Intensive scrutiny should be given to the potential impacts of effluent discharge to any receiving
waters, but especially the Basher Kill, whether directly or indirectly. Scrutiny of impacts from
effluent discharge to Basher Kill will not be assumed to be adequately mitigated by simply
meeting State Standards, but consideration should be given to the impact of increased nitrogen
levels, pharmaceuticals and other chemicals present in treated effluent on sensitive ecological
resources.
ENVIRONMENTAL DISCUSSION:
The Ridge and Valley Protection Area is the most environmentally sensitive and most important
visual resource within the Town and among the most important and sensitive in the region. The
recommendations of this plan will enhance the protection of environmental and visual resources,
help to avoid stormwater impacts, promote lower cost development in the Town by requiring
clustering, promote more sustainable use of land, and be more protective of the environment.
No recommendations are made that would result in adverse environmental, social or economic
impacts.

2.
MOUNTAIN GREENBELT
The purpose of the Mountain Greenbelt (MG) is to retain the open space, outdoor recreational
and very low-density residential character of Mamakating west of the Basher Kill and Homowack
Kill valleys. This largely parallels Objective 1.5 of the Comprehensive Plan update which aims
to protect the open space character of the Shawangunk Ridge, Basha Kill, and D&H Canal.
Development should be clustered along existing Town and County roads, to minimize the cost of
maintaining roads. Environmental conditions limit development in the following manner:
•

steep slopes in excess of 20 percent are present, although less prevalent than in the Ridge
and Valley protection area;
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•
•
•
•
•

•

soils with perched water tables and shallow depth to bedrock are poorly suited to the
development of septic systems;
Upper Devonian bedrock is the most extensive consolidated aquifer in the County
although in some areas, iron content is high;
in a few small areas of the Mountain Greenbelt area north of Route 17 have more
moderate suitability for small-scale building development based on soil types;
much of the Mountain Greenbelt is within the Basher Kill watershed making residential
development of these areas more likely to result in erosion and water quality impacts to
that sensitive ecological, visual and economic resource;
areas of the Mountain Greenbelt are generally more remote from major transportation
and utility infrastructure and significant development of the MG would result in a nonsustainable sprawling development pattern that would be inefficient with regard to
utilities, services and energy;
much of the Mountain Greenbelt is designated by the New York State Department of
Environmental Conservation as being located within an area of statewide importance
designated for the potential presence of protected animal species, visible in Figure 2.

The Mountain Greenbelt constitutes approximately 27,000 acres or 42 square miles and
approximately 43% of the Town. The overall gross residential density of the Mountain
Greenbelt was established in the 2001 plan as one dwelling unit per 15 acres. This plan update
affirms this gross density target, however, it is explicitly noted that even at this density as
promulgated by the recently updated soil-based zoning provisions, the Mountain Greenbelt
could be developed with approximately 1,800 residential housing units, and result in an
approximately 44% increase in the number of households within the Town in an inefficient,
resource-consumptive development pattern. Any future residential development of these
lands must be clustered to existing Town roads. In addition to single-family residential, forest,
open space and hunting preserves are recommended uses.
Commercial recreation areas, including cross country ski areas, snowmobile trails, country clubs,
and golf courses, are recommended at appropriate minimum lot sizes.
The MG District contains a number of areas with prime agricultural soils, especially west of the
foot of the Shawangunk Ridge and agricultural uses as well as nurseries and greenhouses are
recommended. Regulations should continue to allow for livestock based on a sliding scale
which requires a larger parcel for larger animal stock.
Other uses that would be allowed by special permit would include: very low density resort
overnight accommodations, Country Inns and Bed and Breakfasts, conference centers, and
planned campus-type office and research development facilities subject to architectural design
considerations; forest nurseries; dude ranches and stables, and summer and day camps. Planned
campus type office and research development are recommended but limited to those areas of
the Mountain Greenbelt within 2,500 feet (approximately ½-mile) of the U.S. Route 209, and
Route 17 corridors.
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Certain tracts of land within the Mountain Greenbelt might be able to accommodate a higher
density of residential development due to the presence of moderately suitable soils. However,
these areas are still remote and their authorization at suburban densities has the potential to
encourage inefficient sprawl development patterns.
The 2001 Plan recommended and the zoning implemented a mechanism known as “transfer of
development rights” (TDR) whereby development potential may be transferred from the
Mountain Greenbelt Area, as a sending area, to the Westbrookville, Phillipsport, Summitville
hamlets, or the Bloomingburg or Wurtsboro Village Adjacent Area as receiving areas. Section
§261 of Town Law defines TDRs as “the process by which development rights are transferred from
one lot, parcel, or area of land in a sending district to another lot, parcel or area of land in one or
more receiving districts.”
The purpose of TDRs, as defined in Town Law, is to protect the natural, scenic or agricultural
qualities of open lands, to enhance sites and areas of special character or special historical,
cultural or aesthetic or economic interest or value and to enable and encourage flexibility of
design and careful management of land in recognition of land as a basic and valuable resource.
TDR authorized in the Zoning Local Law implementing the 2001 Plan enabled the following:
•
•
•

encouraging an appropriate density to support central utilities in the hamlets;
providing a landowner in the Mountain Greenbelt and other sending districts additional
revenue for land which otherwise would be cost prohibitive to develop;
creating a conservation easement throughout the sending districts from which
development has been transferred - depending upon the environmental sensitivity of the
property, a management plan would be devised to limit uses ranging from open space to
agriculture to limited recreational uses.

An example of TDR is as follows:
Landowner “MG” in the Mountain Greenbelt owns a 200-acre landlocked tract. To develop the
property, he would have to purchase an easement and develop a road to access the property at
a significant cost. The maximum number of lots that would be developed would be
approximately 8 lots, which the Town would request be clustered to limit the amount of linear
roadway constructed. Most of these building lots are extremely difficult to build, require
extensive driveways for access, and are not marketable in comparison to property in other
portions of the Town, e.g., Burlingham Road area. Landowner “MG” opts to transfer the rights
to develop this property to a parcel owned by Landowner “S” who owns a 50-acre site in
Summitville. The Town has established a minimum lot size of 40,000 square feet for lots within
Summitville, enabling Mr. S to develop approximately 50 homes. However, as a result of the
transfer, and the ability to support a central sewer and water supply, Mr. MG may transfer the
rights to develop the eight homes. The eight homes may be added to the 50 acre parcel to develop
58 homes, at a density of 1.16 units per acre. In the hamlets, up to a maximum density of 10 units
per acre (in upper story apartments with mixed-uses) will be permitted in this Plan, provided the land
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in Summitville is capable of supporting this density. One-quarter acre lot sizes are consistent with
existing lot sizes in Wurtsboro and Bloomingburg, are certainly appropriate where water and sewer
is provided, and are compatible with the existing community character.
Since the 2001 Plan introduced TDR, there has not been a single application to develop land
under TDR provisions.
Instead, the largest and one of the few significant residential
developments in the Town was accomplished via a density increase achieved through annexation
to the Village of Bloomingburg and zoning amendment. With the annexation, project density
was increased and therefore the total number of units within the Town overall was increased.
Increased densities within and immediately surrounding Villages or within hamlets are advisable
and sustainable where adequate infrastructure and utilities exist to support the development,
and densities and residential housing types within the Villages and hamlets and immediately
surrounding them already allow for an array of various housing types. Any future increase in
density throughout the Town or through annexation, should be achieved with a corresponding
decrease in density in outlying areas to be truly sustainable. To this end, this Plan recommends
the following augmentation to the Town's TDR system:
•
•

•

•

Establish base densities based on infrastructure availability and other environmental
constraints to establish total baseline density throughout the Town;
Creation of a TDR "bank," whereby the Town may acquire or accept donations of
development rights through easements over land in sending districts, which it may later
sell to developers seeking additional density in receiving districts around Hamlets and
Villages. These receiving districts include the Village Adjacent Area, Interchange
Commercial, Hamlet Center, and Neighborhood Residential areas except for Lake
Neighborhoods as depicted on the Sending and Receiving Land Use Areas map in Figure
5A. All money collected from the TDR program must be limited to use in administering
the TDR program or acquiring more development rights;
Any request for annexation to either Village be accompanied by a TDR fee that can be
utilized by the Town to purchase development rights from priority sending districts.
Such a fee should be based on the additional number of units possible with rezoning to a
highest density district compared to the existing Town Zoning and a reasonable estimate
of the cost to purchase development rights elsewhere in the Town. With payment of
the fee and demonstration of existing utility capacity, any annexation request should be
strongly considered by the Town for parcels designated for future Village growth. It is
strongly suggested that the TDR land purchased in concert with annexations be vacant
lands directly adjacent to the annexed parcels wherever possible to establish growth
boundaries around both Villages to allow for some growth but discourage a sprawling
development pattern. The Town may even want to consider eminent domain of such
vacant parcels as necessary and appropriate to limiting growth;
Zoning in areas surrounding Villages should be decreased from nearly 21 units per acre to
one unit per acre with central water and sewer, and from one unit per acre to one unit
per three acres without central water and sewer, as an impetus to preserve priority lands
for preservation through TDR and provides a transition from the higher densities
permitted in the Villages;
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•

•
•
•

•

In the Hamlet Districts a maximum of three units per acre should be permitted in upper
story apartments with the possibility of increasing that density to up to ten units per acre
through use of TDR with Town endorsed central water and sewer facilities.” Also a
bullet point should be added in this section explaining that in certain Hamlets that stand
alone multi-families are permitted as part of a PRD.;
Outdoor agriculture (only accessory processing or indoor growing) should be an
authorized used of lands that have had their development rights sold and which are
located in areas specifically designated for agricultural incentive;
The TDR program under current zoning should be adjusted to truly transfer density rather
than awarding 10 units per acre (as in the current zoning code), a rate that is not related
to the actual number of units decreased elsewhere;
The Town should prioritize sending districts so that low-priority districts require two units
to be eliminated for every unit added in the receiving district. Medium priority districts
transfer at one to one rates and high-priority areas transfer at one to two rates. The
calculation of density to be transferred should account for environmental constraints;
Generally sending districts should be prioritized as follows:
o High-priority: Lands with prime agricultural soils currently being farmed and
having been farmed for at least ten consecutive years prior to purchase of
development rights, lands located within the Ridge and Valley Protection Area,
areas containing Natural Heritage Communities including Chestnut Oak Forest
throughout Burlingham and the several communities on top of the Shawangunk
Ridge;
o Medium-priority: Any parcel containing land within 200 feet of a Village
Adjacent Areas, other lands containing prime agricultural soils;
o Low -priority; any other land within the MG zoning district;

ENVIRONMENTAL DISCUSSION:
The Mountain Greenbelt generally comprises the second most environmentally sensitive land
areas and given its rolling topography provides the majority of the Town with its character. The
recommendations of this plan will enhance the protection of environmental and visual resources
and help to avoid stormwater impacts, promote lower-cost more energy-efficient development
in the Town, promote more sustainable use of land, and be more protective of the environment.
By transferring development from outlying areas of the Town into existing Hamlets and near to
existing Villages, positive economic impacts are likely by increasing patronage of existing
commercial centers and obviating the need for additional tax-funded infrastructure. The more
efficient development pattern is likely to reduce greenhouse gas emissions as compared to the
currently prescribed land use pattern. No recommendations are made that would result in
adverse environmental, social or economic impacts.
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3.
BURLINGHAM RESIDENTIAL AREA
The recommendations for the Burlingham Residential Area, located east of the Shawangunk
Ridge and north of Route 17, remain largely the same as in 2001. Here, soils are moderately
conducive to building development. It is anticipated that the majority of residential expansion
will occur in this location. Single family detached dwellings are recommended at a density of
approximately 1 dwelling unit/2 acres, since it is anticipated that residences will be largely served
by individual well and septic systems. This density also corresponds to the likely lot size.
However, lots may be smaller, up to 1 dwelling unit per acre, provided central water and/or sewer
is available.
Hobby farms should be permitted on a minimum lot size based on the size of the animal stock.
Nurseries and greenhouses should also be permitted.
This area contains a preponderance of both prime agricultural soils and areas of Natural Heritage
Chestnut Oak Forest as depicted within Figure 6, Agricultural Resources and Figure 2, Protected
Open Space, Natural Areas and Community Facilities. The 2017 Comprehensive Plan update
underscores the prevalence of prime agricultural soils in this area and recommends authorization
of agricultural use and preservation through transfer of density rights. Areas of prime
agricultural soils and Chestnut Oak Forest should both be designated as high priority TDR sending
districts and provide two units of transferred density for each unit of density eliminated via
purchase of development rights. Areas of Chestnut Oak forest should remain open and
undeveloperd, while prime agriculture soils should be encouraged for agriculture, with
appropriate controls protecting the Shawangunk Kill and its tributaries. Objective 1.4 of the
Comprehensive Plan update seeks to encourage agricultural uses and protect agricultural land
throughout the Town.
ENVIRONMENTAL DISCUSSION:
Changes to policies impacting this area include acknowledgement and protection of sensitive
habitat and agricultural soils throughout the Burlingham Residential Area. These
recommendations are not anticipated to have any adverse environmental, social or economic
impacts.

4.
RESIDENTIAL/AGRICULTURAL AREA
There are two areas of the Town proposed for Residential Agricultural. The first, formerly
designated as Mountain Residential/Agricultural Area in the 2001 Plan encompasses lands
located in the northwestern corner of Mamakating, and represents an extension of the
Mountaindale hamlet area. It is located north of, and gains its primary access from, County
Road 55. An existing residential subdivision is located here. The gross residential density is
continued to be recommended at one dwelling unit/3 acres in recognition of the relatively flat
topography and proximity to Mountaindale in the adjacent Town of Fallsburg.
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The second area is perhaps one of the most scenic areas of the Town. The Winterton area is
served by a rural rambling road which links the last remaining concentration of farms in the Town
to the Village of Bloomingburg. To the greatest extent practicable, agricultural uses and open
spaces should be retained. Agricultural uses and open spaces not only provide the community
with its rural character, but demand very little in community services on a per-acre basis. The
gross residential density is recommended at one dwelling unit/3 acres; however, clustering is
encouraged to retain existing viable agricultural land (e.g., actively farmed or land consisting of
prime farmland soils) in open space, provided soil conditions can accommodate the clustered
density. Incentive zoning should be considered to encourage the retention of agricultural
properties, and where prime agricultural soils exist, these areas should be designated as highpriority sending districts for TDR. Should the Town look to establish a TDR “bank”, it may wish
to establish its first inventory of development rights through the purchase of rights associated
with prime agricultural soils and within Agricultural Districts in Winterton. If accomplished just
south of Bloomingburg, this may help to establish a growth boundary to keep a sprawl
development pattern from threatening the scenic beauty of the Winterton Area. . Scenic
Winterton Road should be retained in its existing configuration to the greatest extent possible.
Hobby farms, and nurseries and greenhouses are also recommended as uses.
Both the Winterton and Mountaindale areas, while less constrained by topography are relatively
remote from major transportation hubs, and community services. Residential development
should be permitted at reasonable densities, but should not be encouraged. Due to the relative
remoteness of this area high density development and the disturbance necessary to provide
utilities to support such development in this area should be discouraged.
The Winterton hamlet is located within the Winterton Residential/Agricultural Area and was a
stop on a former railway; the Comprehensive Plan recommends that the right-of-way be
developed into a bridle and/or hiking trail. The Comprehensive Plan recommends touristrelated uses, including dude ranches, bed and breakfasts, art galleries, and antique and artisan
shops, and restaurants (as a special permit use) adjacent to the trail. Buildings should be limited
to a maximum size to retain the rural/residential character of the area.
ENVIRONMENTAL DISCUSSION:

No significant policy changes are proposed for this area of the Town from the 2001 Plan and
therefore no significant environmental, social or economic impacts are anticipated.

5.
RESIDENTIAL NEIGHBORHOODS
Several medium density residential neighborhoods exist within the Town of Mamakating, and
include: the former seasonal mountainside communities of Mountain Lake Camps, Wurtsboro
Hills, and High View; the lake communities adjoining Yankee Lake, Wolf Lake, and Masten Lake;
and, the historic hamlets of Burlingham and Winterton.

40

The Comprehensive Plan affirms the 2001 Plan recommendation that these Neighborhoods
retain their single-family character. The recommended density is one dwelling unit per 2 acres
without central water and sewer. It is recommended that it be increasable through TDR to up to
four dwelling units per acre, depending upon soil conditions and the availability of central sewer
and water supply, except in the Residential Neighborhood land use areas around the Town’s
Lakes. This provides the community with neighborhood clusters to house significant portions
of the existing and future population. It is noted that the 2 acre base density is half of the
density authorized under the 2001 plan, and acknowledges the typical area needed to
appropriately locate septic and water facilities on the lots as well as to acknowledge the sensitivity
of the lakes to adjacent development and runoff and of the mountain neighborhoods limitations
imposed by steep slopes and bedrock geology.
Lake Neighborhoods

The Lake Neighborhoods, which were established as mostly second-home communities and
summer getaways, are relatively remote from community services, infrastructure and
transportation systems, and based on the hydrogeologic analysis pose a risk for eutrophication
of adjacent lakes based on the lack of community sewerage systems. Their sustainability as
residential centers, relies in large part upon their marketability to seasonal second-home
communities and tourism, which in turn relies upon the natural and scenic appearance of these
neighborhoods.
The lake communities provide a significant recreational amenity and a location for second home
development.
The Comprehensive Plan recommends that where land is available,
development of water-dependent and water-enhanced uses along the lake shores, including boat
docks, boat sales and rentals, Country Inns and Bed and Breakfasts, restaurants, golf courses and
country clubs be encouraged, but in a way that preserves the serene and natural appearance of these
resources.
The 2001 plan recommended planned mixed use developments consisting of higher-density
residential development incorporated with a range of non-residential uses. This recommendation
did not acknowledge the character of the lake neighborhoods as primarily seasonal and weekend
second home neighborhoods interspersed with some year-round occupancy residences and
neighborhood-scale nonresidential development. The development of a planned mixed-use
development with office, higher density residential development and higher intensity uses like
conference centers would not maintain the character of the area. This recommendation is no
longer made with regard to the Lake Neighborhoods or the Mountain Neighborhoods described
hereafter, but is retained with regard to the Burlingham Hamlet.
Mountain Neighborhoods

Generally, lands uses within the Mountain Neighborhoods should mirror those in the Lake
Neighborhoods. It is recommended that a dedicated bike/walk path should be provided along
the shoulder of County Road 172, extending ultimately from Mountain Lake Camps to the Village
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of Wurtsboro. Due to the higher volumes of traffic and the road speed, the path would be
better situated adjacent to the County Road.
Development or infill will have to provide adequate emergency access and drainage facilities, in
addition to being able to meet water and sewer/septic requirements.
Burlingham Hamlet

The historic Burlingham hamlet exists at the intersection of County Highway No. 61 (Burlingham
Road) and Hamilton Road. The Comprehensive Plan supports the retention of this hamlet area,
and recommends that public parks and playgrounds, places of worship, schools, restaurants, art
galleries, museums, and antique shops be permitted within a 1,500-foot radius of the
intersection.
Planned Mixed-Use development that would permit a mix of single-family detached, singlefamily attached, accessory retail uses and a small commercial center should be allowed by special
permit where market demand supports such.
A dedicated bike/walk pathway should be provided along Burlingham Road - connecting this area
with the Village Center of Bloomingburg. In all likelihood, the path would be a striped shoulder
along Burlingham Road. Generally, no changes from the 2001 Plan recommendations are
proposed with regard to this area. It is noted that the 2016 zoning amendments reduced the
area of the "Burlingham Neighborhood" authorized by the NR zoning district substantially to only
the area generally within 1,500 square feet from the intersection noted previously.
ENVIRONMENTAL DISCUSSION:

While identified as areas of past development, the residential neighborhoods vary in their
suitability to support future development. Lake Neighborhoods are generally remote, subject
to eutrophication concerns and dependent on their serene and natural appearance to support a
second-home housing market. They are not suitable for significant additional residential
development.
Mountain Neighborhoods are generally highly constrained by topography and poor soils.
Originally developed for seasonal bungalow colonies, these areas have converted to largely yearround occupancy based on a demand for affordable housing. While these neighborhoods are
generally closer to services and infrastructure than the Lakes and therefore more suited to
residential development, future development should be predicated on adequate sewerage
and/or water facilities based on soil limitations and topography.
The Burlingham Hamlet, differs from other of the Town’s Hamlets in that it is not located along a
State Highway, and is more remote from the Town Center in Wurtsboro. Topography, and lake
Eutrophication are not concerns here, however and the neighborhood is suitable for higher
densities of single-family development where supported by appropriate utilities. Additionally
this small existing population center could support more residential housing options such as
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townhouses and flats, if the area was developed as a sustainable hamlet center, with a critical
mass of appropriate supportive non-residential development.
The net result of these recommendations is to change residential density throughout the
residential neighborhoods as follows: (1) limit residential development around lakes to single
family homes on lots of two acres or more, thereby respecting the water-quality needs of these
areas, their remoteness and their natural scenic character; (2) similarly limit residential
development to single-family homes in the Mountain Neighborhoods in recognition of soil and
topography limitations, but allow higher densities of up to four units per acre with appropriate
utilities and through TDR; (3) in addition to allowing single-family detached residences at up to
four units per acre with TDR and appropriate infrastructure in the Burlingham Hamlet, continue
to allow larger residential or mixed-use development (at least 50 units) with a range of residential
and mixed uses including single-family detached, townhouses and flats all at up to four units per
acre, where appropriate infrastructure is provided and where several special permit controls are
met.
This revised residential development program, is anticipated to be more compatible with
environmental constraints and more sustainable given the relative remoteness of many of the
existing neighborhoods. While these areas, especially the Burlingham Hamlet area, provide
opportunities for higher densities than the Ridge and Valley Protection, Mountain Greenbelt and
Residential Agricultural Areas, these areas still lag the Villages and other Hamlets as appropriate
areas for the location of future housing and population. The Villages, their environs and the
hamlets will continue to provide for the greatest range of future housing opportunities and
highest densities.
Authorization of higher densities in these areas only through TDR is anticipated to result in
increased open space preservation and more sustainable, energy-efficient development pattern
that is more respectful of natural resources locally and town-wide. No adverse environmental
or economic impacts are anticipated as a result of this recommendation.
The deauthorization of Planned mixed-use development has the potential to impact housing
choice in the Lake and Mountain Neighborhoods as multifamily and townhouse options were
permitted through the Planned Mixed-Use Development provisions, albeit at densities more
consistent with single-family development. Planned mixed use development, including multifamily both townhouse and apartment architectural style, will continue to be permitted in the
Burlingham Hamlet, Exit 112 incentive development area and Hamlet Centers.

6.
HAMLET CENTERS
The Town has two historic Hamlet Centers which were the focus of the second phase of public
input during the development of this plan update. While the 2001 plan proposed expansion and
accommodation of a wider mix of housing types, neighborhood retail and service commercial
uses, and community facilities serving residential uses in these centers, this update is also
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focused on transforming these hamlet centers into niche tourist destinations attracting visitors
with their unique sense of place and offerings in the context of rich history and vast natural
resources. For the purposes of this Comprehensive Plan, recommendations guiding future
growth and development within the hamlets of Westbrookville and Phillipsport-Summitville
largely align with broader conceptual visions that were developed for these hamlets throughout
the public Visioning and charette processes undertaken to examine the unique niche and
heritage of these centers.
The rationale for their selection as mixed use centers and tourism nodes are the following:
•
•
•
•
•
•

the Hamlet Centers maintain an existing sense of place;
they have close proximity to major parkland facilities and hiking trails in the Town;
they are well-served by U.S. Route 209, a major arterial;
sand and gravel soils along the valley floor can support building development;
the area overlays a sand and gravel aquifer that can support hamlet densities but also
presents a sensitive environmental resource hydrologically linked to the Bashakill Wildlife
Management Area.
the hamlets are historic D&H canal and rail communities and existing population centers
serving the adjoining Mountain Greenbelt areas, with their places of worship, firehouses,
post offices, and miscellaneous community facilities.

The following housing types are recommended:
•
•
•
•
•
•
•

single family detached dwelling units on one acre lots;
tiny houses (homes with no more than one bedroom and less than 500 square feet) as
accessory dwelling units to existing owner-occupied residences;
the Town should also consider authorizing multiple tiny houses on a single lot sharing
water and sewer infrastructure based on an equivalency factor between sewer and water
use of tiny houses versus larger multi-bedroom homes;
two-family dwelling units on 1.5 acre lots;
upper floor apartments as part of mixed use development at base densities of three units
per acre and up to ten units per acre through TDR and with adequate septic or sewer
facilities.
Also, where central water and/or sewer is provided, and through transfer of
development, residential densities could be increased to half acre lots for single-family
detached and three-quarter-acre lots for two-family dwellings.
Planned Mixed Use Developments as currently authorized by zoning and as currently
regulated under §199-26N (Planned Residential Development), which include
opportunities for townhouses and standalone multifamily residential.

The following types of nonresidential uses are recommended:
•
•

Neighborhood convenience stores and delis
Restaurants, Gourmet “Farm-to-Table” Eateries, and taverns
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•
•
•
•
•

Outdoor recreational goods shops with sporting equipment rentals
Artisan and specialty retail stores, and Antique shops
Art galleries and museums
Bed and Breakfasts, Country Inns, Short Term Rentals, and tourist-oriented businesses,
hotels
Retail, service commercial and office uses in detached buildings not exceeding 2,000
square feet per establishment.

Community facilities would be permitted including parks and playgrounds, places of worship,
firehouses, post offices, and community centers. Additional visitor centers, specializing in tourist
information and/or a directory of local businesses, amenities and activities, should be explored
for their viability within each of the hamlet centers. Development within the hamlets will be in
accordance with design guidelines that preserve the existing mixed-use character of the
communities.
The hamlets are not intended to accommodate strip-type commercial
development. Rather, mixed uses and nonresidential uses are encouraged to be developed at
a scale consistent with the existing historic structures in the community, and retain a “residential”
or “rural” quality to the design. Nonresidential and mixed-use development in the hamlets
should be subject to architectural review - the intent of architectural review would not be to
dictate a specific architectural style, but to review the proposed development in terms of its
scale, location of parking, provision of street trees and other hamlet-recommended amenities,
sidewalks, and attractive lighting and signage.
Within the hamlets, access to the Town’s canal and rail trail system is encouraged as a means of
linking the hamlets with the Town Center of Wurtsboro, as well as with the Town’s vast network
of parks and protected open space.
Within the hamlets, Planning Board review should be required for the demolition of structures
identified as Places of Distinction in the Comprehensive Plan. In addition, the conversion of
historic community facilities, e.g., community centers of former churches, should be encouraged
to be adaptively reused for nonresidential uses. The Community Design element will provide
general design standards and guidelines for the development of the hamlets.
The Hamlet Centers in addition to providing for new nodes of sustainable development
throughout the Town, are also intended to provide for a full range of housing choices from singlefamily detached residential to standalone multifamily as part of a planned mixed-use
development in areas with good transportation access and consistent with a sustainable
development pattern.
Westbrookville
The hamlet of Westbrookville is split between two jurisdictions – the Town of Deerpark in Orange
County contains a small cluster of approximately 120 single-family residential homes – while the
Town of Mamakating is composed of a quaint nucleus of residential and commercial uses and
community facilities at intersection of U.S. Route 209 (Treasure Lake Road) and County
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Route 163 (Pine Kill Road and Short Road). The unique proximity of Westbrookville to the historic
D&H Canal Heritage Corridor, the O&W Rail trail corridor, the Shawangunk Ridge Trail, and the
Long Path render it as a significant interchange of the regional trail network, making it a prime
gathering center and trailhead for Town residents and visitors alike prior to setting out on the
nearly 3,000 acres of protected open space and parkland located within a five-mile radius of
Westbrookville. This hamlet context is seen in Figure 8A. In particular, the Basha Kill Wildlife
Management Area is rich in biodiversity and offers kayaking/canoeing, hiking, mountain biking,
fishing, birding, and seasonal hunting which draw thousands to the area each year.

Photo of eco-tourism and cameras at Basha Kill near Westbrookville (photo credit: Kevin Keller)

In developing a vision for the hamlet of Westbrookville, this plan update borrows many of the
fundamental principles first explored in the 2001 plan. Mixed and non-residential uses within
Westbrookville are to be encouraged on the frontage of Pine Kill Road and U.S. Route 209, within
1,500 feet of its intersection. To the rear of this frontage, Village streets will be developed to
provide access to residential uses. A community park should be established cooperatively on
NYSDEC property; alternatively, a community park could be developed as part of the hamlet
center along Pine Kill Road. There is currently public access to the D&H Canal in Westbrookville.
The Focus Area Charette, held on September 15, 2016, gathered the following public comments
and reflection on the Eco-Tourism hamlet model as currently proposed by the Comprehensive
Plan Steering Committee:
Westbrookville Eco-Tourism Hamlet Center Concept
Sense of Community
•

Rural Character
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•
•
•
•

Institutions, Post Office & Fire Company
Post Office is already a Center – how can we expand upon this role / magnitude?
Historic Buildings; e.g. Church, Fort
Recreation Opportunities: Trails, Boating, Parks are all adjacent to the hamlet

How do we make Westbrookville a Center?
•
•
•
•
•
•
•
•
•

Concessions for bike & boat rentals
Provision of additional parking areas
Visitor Center
Fishing “dock” lane on Haven Road to unblock the bridge
Nature and Bird Watching as a marketable amenity
Provide Critical Kiosks that are informational and updated
Addition of a Bed & Breakfast to retain visitors
Create some sort of festival that is unique to Westbrookville
Create a Town Park in the Hamlet

Economic Niche
•
•
•
•
•
•
•
•
•

Bicycle Shop to purchase, repair and rent
Boat Shop to purchase and rent
Bait Shop and Fishing Equipment
Eateries, Ice Cream & Candy Shop to strengthen the economic core of the Center
Set Up South Road / Haven Road Visitor Center:
Information displays, videos, maps, community room, workshops
Larger, more welcoming signs at the gateways to the hamlet: “Welcome to Westbrookville”
Signs that list the attractions of the hamlet
Deli Sign: “Welcome Birders/Bird Watchers”

Transportation
•
•
•
•
•
•
•

Potential for Parking Area with Shuttle to Basha Kill?
Upgrade trails to be bicycle friendly
Provide designated bike lanes on U.S. Route 209 and South Road
Consistent Signage for Motorists, Cyclists and Pedestrians
Lower Speed Limits on U.S. Route 209, especially at Hamlets and Intersections
Make maps available at local businesses
Other Options:
o Taxis; Park & Ride for Tourist Bus; Connection with Metro North Railroad

Business
•
•
•
•
•
•
•
•

Organize Home Businesses (community website or Facebook)
Create a Survey for Community Input (e.g. SurveyMonkey)
Places for Stopping to eat while biking, hiking or kayaking
Zoning needs to facilitate Ecotourism to allow B&B, eateries, other businesses, etc.
Chamber of Commerce / Board of Trade (expand on Wurtsboro BoT)
Technological Integration (apps for what’s available in area)
Address light pollution from businesses
Need for a Healthcare Facility in the Hamlet (Urgent Care)
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A highly underserved market of eco-tourists has been documented throughout all phases of
public input as part of this plan update, with the hamlet of Westbrookville largely lacking basic
hospitality amenities to welcome, accommodate, and most importantly retain visitors who come
to experience the beauty of the Basha Kill and survey the serene environment of the local
landscape year round. Additional tourist-oriented amenities that could act to revitalize the
hamlet include tourist-oriented businesses such as restaurants, artisan and specialty retail shops,
outdoor sports equipment stores and rentals, as well as a visitor center to enrich the tourist
experience and enhance patronage of local businesses in the hamlet.
Phillipsport-Summitville
The mixed use center for Phillipsport-Summitville should be established at the intersection of
Mount Vernon Road and old U.S. Route 209 and at the intersection of Philliport Road and U.S.
Route 209, seen in Figure 8B. Nonresidential retail and office related uses are encouraged to
front along these two roads. A particular high volume of public comment and feedback was
gathered pertaining to the Historic role and crossroads of Phillipsport-Summitville at the Focus
Area Charette in May of 2016, and how this has persisted within the Town for over 100 years.
The Comprehensive Plan Steering Committee envisions a historic-hamlet center concept for this
area which is characterized by existing historic structures, a Firehouse, as well as adjacency to
the D&H Canal. The following summarizes the public comment on Phillipsport-Summitville:
Phillipsport-Summitville Historic Hamlet Concept
Existing Historic Resources
•
•
•
•
•
•
•
•
•
•
•

O&W Railroad (Trail)
D&H Canal
Mamakating Historical Society
Phillipsport Community Center
Two Historic Methodist Churches (circa 19th Century)
Historic Cemetery
Individual Historic Homes
Canal Museum at Bova Road
Homowack Kill / Weir Boothroyd’s Boat Basin
Handbuilt Stone Locks & Aqueduct
Horse Training Track

Recommendations
•
•
•
•

Restore Pleasure Lake
Create Inventory of Historic Places in Phillipsport and Summitville
Develop Support to encourage commercial properties such as general store for residents and
tourists to use (currently there is no store)
Designation of a Historic District
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•
•
•
•
•
•
•
•
•
•
•

Create a Trail Map for the hamlet
Creation of a bungalow museum – show life in the 1930’s – 10950’s
Build Canal Boat
Encourage hospitality for people to stay over (e.g. Homowack, B&B’s etc.)
Enhance Mamakating Historical Society usage, including commercial use (Café, etc.)
Improve and Add Parking Areas for Trails and Trail Access
Railroad Museum (O&W)
Encourage interesting activities for young people
“Haunted History” to add to concert at Cemetery
Bicycle rental areas at Summitville (parking area), at Hotel, and in Wurtsboro
Create a Pictorial Guide of the Canal and the history of it

A community park/hamlet commons should be developed at the junction of the former D&H
Canal and former rail rights-of-way. Anecdotally, there are over forty (40) structures of varying
historic value throughout the Phillipsport-Summitville hamlet area, with some buildings dating
back before 1900 and others having architectural elements unique only to the period when the
Delaware and Hudson (D&H) Canal functioned to carry boats and materials between
Pennsylvania and New York. Additional survey of the historic properties throughout the
Phillipsport-Summitville hamlet may result in the Town pursuing a Local Historic Landmarks
Preservation Law through the Certified Local Government (CLG) program, administered by the
New York State Office of Parks, Recreation and Historic Preservation.
ENVIRONMENTAL DISCUSSION:
The land use recommendations of the 2017 Plan update are consistent with 2001
recommendations to allow for further density in and around these hamlet areas. The principal
difference is the economic development strategy, for each hamlet, which is intended to provide
a more organic draw to the areas based on their existing resources.
This economic
development strategy is not anticipated to result in adverse environmental impacts and is
anticipated to result in positive economic impacts.
The authorization of upper-story apartments and tiny houses at greater densities than previously
permitted could result in impacts related to increased population. Additionally, while Planned
Residential Development is currently permitted in the Hamlet Center Zoning Districts, the 2001
Plan did not explicitly recommend this.
The Comprehensive Plan concludes that the Hamlet areas are the areas that can sustain
reasonable density and residential development providing an array of housing opportunities for
the Town and the region. It is more likely that central sewer and water services can be provided
in these areas where a critical mass of population and nonresidential uses may use and support
the installation and future maintenance of such utilities. The Town has determined that the
residential and non-residential densities recommended in these Hamlet areas are sustainable
especially given reductions being made in the density in areas of the Town where development
49

is less sustainable. It is also noted that any additional density that would be permitted through
TDR will be more than offset by the reductions in density from the sending districts resulting in
more development to be served by central utilities in a sustainable matter and reducing potential
development in areas that are less sustainable. The Town Board believes this is the most
sustainable environmentally sensitive alternative for meeting the Town’s and the region’s
housing needs.

7.
BLOOMINGBURG VILLAGE ADJACENT AREA
The 2001 Plan was cooperatively prepared by the Town of Mamakating and its incorporated
Villages.
Although the Town sought cooperation from the Villages in preparing this current
plan update, both Villages declined participating in this update. Therefore, while the 2001 Plan
contained recommendations for the "Village Centers," this plan limits itself to making
recommendations regarding "Village Adjacent Areas." The Village is depicted in Figure 8C.
The Village of Bloomingburg is identified in the 2001 Plan as a Village Center intended to meet
the day-to-day needs of the population residing on the east side of the Shawangunk Ridge. This
plan acknowledges and reaffirms that role for the Village, based on the fact that the Village has
not adopted an amended plan indicating a vision or goals to the contrary and based on the fact
that Bloomingburg has appropriate access, resources and utilities to accommodate future
growth.
The Village Adjacent Area should allow some complementary uses within the Village without
allowing an undue concentration of competing businesses. It is suggested that a range of
residential uses should be permitted in the Village Adjacent Area, including:
•
•

•

•

single-family detached structures on one-acre lots with central water and sewer or two
acre lots without central water and sewer but permitted up to eight units per acre through
TDR with central water and sewer;
Single-family attached structures (townhomes) at the same permitted densities as singlefamily homes but at up to 8 units per acre through TDR with central water and sewer.
Townhomes will front on Town or Village streets, with adequate street tree and landscape
buffers provided. The Comprehensive Plan discourages multi-family developments
which isolate units on a site, surrounded by parking areas and informal open space;
townhomes should be made an inherent part of the Village fabric, with private,
landscaped alleys providing access to carports or attached garages.
Two-family units at the same overall density as single-family structures (one acre per unit
with central water and sewer and two acres per unit without) and up to 8 units per acre
through TDR and central water and sewer.
Side-by side two-family units are
encouraged, and should be consistent with a single family detached character. Two
family units will be designed as a “single unit” - facades will not be differentiated.
Alternative housing for seniors, both independent and assisted living, is encouraged.
Again, base densities in number units should mirror that of single-family densities with up
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•

to 8 units per acre through TDR. For purposes of density, three beds of assisted living is
deemed to constitute one residential unit.
This plan does not recommend second story apartments with non residential ground
floors on the periphery of the Village since commercial growth in this area may compete
with the Village’s central business and downtown areas. Additionally it was determined
that providing housing opportunities for multi-family uses in the Hamlets within the Town
is preferable to allowing them in this Village adjacent area.

In order to avoid undue competition with the Village's central business district, it is
recommended that non-residential uses in the Village Center be limited to:
•
•
•
•
•
•
•
•

art galleries, museums, antique and artisan shops
bed and breakfasts, hotels
retail and office uses in detached buildings not exceeding 4,000 square feet to maintain
the Village scale.
indoor recreational uses, including a bowling alley or skating rinks
entertainment uses, including movie theater and music halls
community facilities
places of worship
auto-related repair and gasoline filling stations (by special permit)

New nonresidential uses should be built to a Village scale. Parking should be provided to the rear
of structures to the maximum extent feasible; shared parking is also encouraged. Two story
buildings are encouraged. Bloomingburg does utilize central sewer, but capacity is limited.
The Comprehensive Plan does not recommend rezoning existing Winterton Residential
Agricultural district lands adjacent to the Village of Bloomingburg to Village Adjacent Area.
These areas are considered important scenic roads that are critical to the Town’s character and
are not suitable for future development. This is indicated in the Future Land Use Plan (Figure 5).
ENVIRONMENTAL DISCUSSION:
The recommendations for the Bloomingburg Village Adjacent Area largely mirror the
recommendations for the 2001 Plan. Principal Changes are a reduction in the area allocated as
adjacent area and keyed to distance from Village boundaries rather than following irregular lot
lines. Base densities are decreased, although higher densities can still be achieved through TDR,
and even higher densities will likely be permissible through annexation. Nonresidential use is
narrowed to avoid competition with Village Central Business Districts. This land use area is
intended to allow for growth of both Villages over time. Based on the recommendations of this
plan, any annexation would in exchange be accompanied by a corresponding density decrease
elsewhere in the Town. This will allow for sustainable development patterns focused in and
around the Villages. More sustainable development patterns are anticipated as a result of the
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proposed policy changes to the Bloomingburg Village Adjacent Area. No adverse environmental
impacts are anticipated as a result of the proposed policies. Existing zoning currently permits
mixed use development on upper floors only in the Village Center Zoning District with no density
standard listed. Assuming one-story, 50% development coverage, and very small units, this
unrestricted density could conceivably yield 20-30 studio apartments per acre assuming
appropriate utilities were provided. This recommendation therefore could potentially result in
the reduction in housing opportunities surrounding the Village of Bloomingburg. This impact is
further discussed in the SEQR Chapter at the rear of this plan.

8.
WURTSBORO VILLAGE ADJACENT AREA
Like the Village of Bloomingburg, the Village of Wurtsboro declined to participate in the update
of this Master Plan. At the time this Plan was being drafted, Wurtsboro underwent preparation
of its own Comprehensive Plan. Land use within the Village is outside of the jurisdiction of the
Town and the Town seeks to complement the Village's proposed land use plan. The vicinity of
Wurtsboro is depicted in Figure 8D.
Due to its size, location and concentration of Townwide services, this Plan considers the Village
of Wurtsboro to be the center of activities which serve the entire Town. In addition, it also
handles the day-to-day needs of residents located on the west side of the Shawangunk Ridge,
and provides specialty shops catering to the tourist trade.
The Wurtsboro Village Adjacent Area includes areas within the unincorporated Town adjoining
the Village. Residential development in the adjacent area is recommended as follows:
•

•

•

Single-family detached structures on one-acre lots with central water and sewer or
adequate septic systems, or two-acre lots without central water and sewer but permitted
up to eight units per acre through TDR with central water and sewer or adequate septic
systems;
Single-family attached structures (townhomes) at the same permitted densities as singlefamily homes but at up to 8 units per acre through TDR with central water and sewer or
adequate septic systems. Townhomes should front on Town or Village streets, with
adequate street tree and landscape buffers provided. The Comprehensive Plan
discourages multi-family developments which isolate units on a site, surrounded by
parking areas and informal open space; townhomes should be made an inherent part of
the Village fabric, with private, landscaped alleys providing access to carports or attached
garages;
Two-family units at the same overall density as single-family structures (one acre per unit
with central water and sewer or adequate septic systems and two acres per unit without)
and up to 8 units per acre through TDR and central water and sewer or adequate septic
systems. Side-by side two-family units are encouraged, and should be consistent with a
single family detached character. Two family units will be designed as a “single unit” facades will not be differentiated;
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•

Alternative housing for seniors, both independent and assisted living, is encouraged.
Again, base densities in number units should mirror that of single family densities with up
to 8 units per acre through TDR. For purposes of density, three beds of assisted living is
deemed to constitute one residential unit.

Wurtsboro can accommodate higher densities than the Town since it utilizes central water;
however, individual sites must take into consideration the soil characteristics to accommodate a
septic system until a sewer system is developed. New residential development should be laid
out in a grid pattern similar to the existing Village, with appropriate street trees and sidewalk
connections provided to Sullivan Street or other major roads.
The following types of nonresidential uses are recommended to complement the existing Village
Central Business District:
•
•
•
•
•
•
•
•
•

art galleries, museums, antique and artisan shops
bed and breakfasts, hotels
retail and office uses in detached buildings not exceeding 8,000 square feet
miscellaneous repair establishments
amusement and indoor recreational uses, including dance studios, schools of instruction
and halls; bowling centers; physical fitness clubs
entertainment uses, including movie theater and music halls
health services, including doctor’s offices, and medical and dental laboratories
community facilities
places of worship

The Comprehensive Plan also recommends permitting, subject to Architectural Review and
Design Guidelines, gasoline stations along U.S. Route 209 by special use permit. In addition, the
U.S. Route 209 corridor would also permit limited governmental, office uses and tourist-related
uses, including overnight accommodations.
Auto-related services, particularly gasoline filling stations, or the expansion of existing filling
stations, should be reviewed to determine whether these stations are located within aquifer
recharge areas, and best management practices should be required to protect the underlying
aquifer, if necessary. Because Wurtsboro is the “gateway” to the Town, all uses along U.S.
Route 209 should be required to install attractive landscaping and signage along this corridor,
and a 50-100 foot landscaped buffer should be provided. This buffer could be reduced, where
adequate screening is provided, and where topography or parcel size does not permit.

ENVIRONMENTAL DISCUSSION:
The recommendations for the Wurtsboro Village Adjacent Area largely mirror the
recommendations for the 2001 Plan. Principal changes are a reduction in the area allocated as
adjacent area and keyed to distance from Village boundaries rather than following irregular lot
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lines including all the lots down to Route 17 and further south. Base densities are decreased,
although previous densities can still be achieved through TDR, and even higher densities
permissible by Village Zoning will likely be attainable through annexation of Town lands into the
Village. Nonresidential use is narrowed to avoid competition with Village Central Business
Districts. Annexation along with the use of TDR fees is intended to allow for unimpeded growth
of both Villages within this land use area over time, consistent with their respective plans. In
exchange, there would be a corresponding density decrease elsewhere in the Town. This will
allow for sustainable development patterns focused in and around the Villages. More sustainable
development patterns are anticipated as a result of the proposed policy changes to the
Wurtsboro Village Adjacent Area. No adverse environmental impacts are anticipated as a result
of the proposed policies. The proposed policies will not result in additional traffic or demand for
community services. Existing zoning currently permits mixed use development on upper floors
only in the Village Center Zoning District with no density standard listed. Assuming one-story,
50% development coverage, and very small units, this unrestricted density could conceivably
yield 20-30 studio apartments per acre assuming appropriate utilities were provided. This
recommendation therefore could potentially result in the reduction in housing opportunities
surrounding the Village of Wurtsboro. This impact is further discussed in the SEQR Chapter at
the rear of this plan.

9.
NON-RESIDENTIAL AREAS
The Town envisions setting aside several areas for primarily nonresidential development.
These areas are intended to benefit the local economy by providing additional nonresidential
ratables, providing local employment opportunities, and creating an employee base which could
utilize the local retail and personal service establishments within the Village and Town Center.

Incentive Development Area
The Incentive Development Area is located on the north side of Exit 112, adjoining County Road
172. Land within the Incentive Development Area is located adjacent to two higher density
neighborhoods, Wurtsboro Hills and Mountain Lake Camps. Many of the former seasonal
residences have been converted to year round use, and therefore any land uses within the
Incentive Development Area should be sensitive to, and protect the neighborhood character of
these small communities.
Unlike other areas in the Town, uses within the Incentive
Development Area are proposed to be limited to those types of uses that would have an
economic benefit for the Town, but would not have a significant impact on the residential
character of adjoining neighborhoods and the Town’s rural environment. It is envisioned that
the Incentive Development Area would accommodate low impact tourist-related uses and
activities. The types of uses proposed for the Incentive Development Area are consistent with
the residential and non-residential uses allowed in adjoining Mountain Greenbelt and
Neighborhood Land Use areas, except at a higher density up to 1-acre per unit; this would only
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be permitted if sewer infrastructure can be implemented to additionally serve the adjacent
Wurtsboro Hills and Mountain Lake Camps residential neighborhoods. Uses in this land use
area would include but would not be limited to:
•
•
•
•
•
•
•
•
•
•

Single family attached residences
Country club and golf course
Conference center, resort development, hotel
Planned resort community
Restaurants
Office and research business park
Medical offices
Planned residential development
Commercial outdoor recreation (noise levels would be regulated to limit potential
impacts)
Agriculture

Density of overnight accommodations should mirror that in the MG district except with provision of
the aforementioned incentives, in which case density of guest units should be permitted to be
increased to the maximum permitted density of said units in the Town of 5-6 units per acre.

ENVIRONMENTAL DISCUSSION:
The recommendations for the Incentive Development Area largely mirror the recommendations
for the Exit 112 North Economic Development Area of the 2001 Plan. The 2016 code amendments
already lowered authorized residential density to 10 acres per lot except where sewer capacity to
serve adjacent Mountain neighborhoods was provided. Because the Plan essentially affirms the
current land use regulations already applicable to this area, no adverse environmental, social or
economic impacts are anticipated as a result of the proposed policies for the Incentive
Development Area. The proposed recommendations for this land use area are anticipated to result
in a more sustainable development pattern than was previously allowed by zoning prior to 2016.

Interchange Commercial
Interchange commercial areas are proposed at Interchanges 112, 113 and 115 of Route 17/future
I-86. It is envisioned that travel related retail and service uses such as hotels, gas stations,
restaurants, truck stop/travel centers, and repair facilities be permitted at these interchanges as
well as commercial uses that benefit from direct highway access, such as tow businesses,
emergency service facilities, tourist information uses and park and ride or rideshare facilities.
ENVIRONMENTAL DISCUSSION:
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The recommendations for the Interchange Commercial Area significantly departs from the 2001
Plan. That 2001 plan designated economic development areas at exits 115 and 112 and a Town
Center at exit 113.
Those economic development areas and Town Center would have
permitted a wide range of development from office, to senior housing to auto sales. These
types of development have the potential to transform highway interchanges into new
commercial development nodes that would compete with existing Villages and Hamlets. These
areas are still very well suited to travel and highway-related commercial, but this 2016 Plan
Update recommends that the range of permissible uses at the intersection be more narrowly
defined.
This is anticipated to result in improved market for commercial areas within the
Villages and Hamlets. No adverse environmental, social or economic impacts are anticipated
as a result of the proposed policies. The proposed policy is anticipated to result in a more
sustainable development pattern.
Interchange Economic Zones
Also departing from the 2001 Plan are three new Interchange Economic Zones also located at
exits 115, 113 and 112. These three areas will identify large lots within one mile of the
interchanges that would be suitable for a range of light industry, heavy commercial and
warehousing previously proposed under the 2001 Plan for the Airport Development Area, which
is more than three miles from Route 17/future I-86. Specifically, the following types of uses are
proposed:
•
•
•
•
•
•
•

research, experimental, and testing laboratories;
office and research business park;
hospital and medical clinic;
trucking terminals;
light Industrial Use including manufacturing, assembling, converting, packaging, altering,
finishing, cleaning or other processing of materials involving only the use of oil, gas,
electricity, or equivalent fuel, except for chemical manufacturing;
wholesaling, storing and warehousing, including lumberyards, building contractor and
building supply and farm supply yards;
distribution facilities, including limited retail sale accessory thereto;

These types of uses are uniquely suited to siting along the Route 17/future I-86 corridor. Their
suitability for location in vicinity of the highway, however, is conditioned upon the ability for
these uses to be screened from the highway and blend into the scenic backdrop of the Town’s
extensive forested lands. These uses must only minimally impact vistas from Route 17, Route
209 or public recreational resources along the Shawangunk Ridge and the Basha Kill Preserve.
It is envisioned that this land use area may be implemented through an overlay district, that
allows the desired employment-generating larger scale development subject to certain
conditions and controls ensured either through a special permit or floating zone mechanism.
A more restrictive version of the overlay entitled the Route 209 Economic Zone could even
connect Wurtsboro to the Airport Economic Development Area, and allow for certain high56

tech/low-impact industries such as laboratories, high-tech agriculture such as hydroponic
growing facilities, data centers and research facilities, where such uses do not generate
significant truck traffic. Commuter traffic through the Village of Wurtsboro could support
patronage of businesses in the Village.
ENVIRONMENTAL DISCUSSION
The previous 2001 plan recommended warehouse and distribution facilities, offices, and planned
residential/commercial development at the Route 112 and 115 interchanges among other uses.
The introduction of the Interchange Economic Zone, is not a significant departure from those
recommendations, except that many of the higher density residential options previously
permitted are no longer permitted or recommended for these areas. Higher density residential
is instead reserved for existing hamlet areas, where a broad range of housing options in a
sustainable setting is proposed (and where the Villages recommend them under their respective
Plans).
Under the 2001 Plan, the area around Exit 113 was originally proposed as an extension of
Wurtsboro, where single-family, two-family, and senior residences would be permitted alongside
a range of retail and service uses typical to a Village downtown. This type of development
would have competed with Wurtsboro, rather than complement it. Instead, reserving the areas
around Exit 113 for heavier commercial, industrial and warehousing screened from the highway,
will relieve potential heavier truck traffic through the Village of Wurtsboro and locate it in a more
sustainable location.
Under the 2001 Plan, the area between the Wurtsboro Airport and the land adjacent to the
Village of Wurtsboro was proposed for Wurtsboro Airport Development Area. As described
below this development area allowed for a range of distribution uses that generated large
volumes of truck traffic. The proposal of this plan to instead allow Mountain Greenbelt as a
base zoning, with a Route 209 Economic Zone overlay, will allow the Town to continue to seek
low-impact, low-visibility economic development uses, while eliminating those more impactful
uses previously proposed for the Wurtsboro Airport Development Area (see description and
Environmental Discussion below).
This recommendation is designed in large part to relieve more distant areas along Route 209
from intensive non-residential development, and more sustainably locate such uses near regional
transportation infrastructure.
Positive environmental impacts are anticipated to result.
Wurtsboro Airport Development Area
Objective 4.4 of the Economic Development section indicates that there is Town-wide consensus
on developing a strategy to promote growth and utilization of the Wurtsboro-Sullivan County
Airport as a means of attracting visitors to the Town. This area is located east of U.S. Route 209
and adjacent to and surrounding the Wurtsboro Airport. This corridor contains few residential
uses that would be inconsistent to large-scale nonresidential uses, and has excellent frontage
along a major state highway which in turn connects to a major link in the regional road system,
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the Route 17 Quickway. Development should be physically buffered from the D&H Canal by
Mountain Greenbelt or Ridge and Valley Protection land uses. Development should be visually
buffered from U.S. Route 209, with large setbacks, to retain the open character of this
thoroughfare. Uses should be planned as a unit, e.g., business park, with coordinated access
points to minimize turning movements onto U.S. Route 209. A mix of these uses is
recommended to minimize heavy vehicle traffic traveling through Wurtsboro to access this
economic development area.
Types of uses recommended for this area include:
•
•
•
•
•
•

airports;
aviation sales, repair, and related businesses;
commercial agricultural uses;
research, experimental, and testing laboratories;
office and research business park;
restaurants, except drive-through.

Uses previously recommended in the 2001 Comprehensive Plan, but no longer desired for this
area of the Town include:
•
•
•
•
•

Trucking Terminals;
Light Industrial Use including manufacturing, assembling, converting, packaging, altering,
finishing, cleaning or other processing of materials involving only the use of oil, gas,
electricity, or equivalent fuel, except for chemical manufacturing;
Wholesaling, storing and warehousing, including lumberyards, building contractor and
building supply and farm supply yards;
Distribution facilities, including limited retail sale accessory thereto;
Sand and Gravel quarrying subject to a reclamation plan;

The Town of Mamakating believes that the foregoing uses mentioned previously are not
appropriately located in this stretch of Route 209, as they are likely to increase high volumes of
truck traffic to an area of the Town that is more than three miles away from the nearest regional
access highway – Route 17/future I-86. This traffic would be forced to travel through the heart
of the Village of Wurtsboro making that Village less friendly to bicyclists and pedestrians.
The Wurtsboro Airport provides an outstanding opportunity for hobby aviation and gliders in the
shadow of the scenic Shawangunk Ridge. The area, however is highly visible from trails atop
the ridge and along the Delaware and Hudson Canal; heavier commercial, mining, distribution
and industrial uses would impact the quality vistas from both the public hiking trails on the ridge,
along the canal, and the vistas afforded to glider and hobby aviation enthusiasts at the airport.
Doing so would be contrary to the Town’s desired eco-tourism economic development strategy
and would significantly degrade a recreational and historic resource available to residents.
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Mining was also chosen for exclusion from this area. In 2018, the Town Board of the Town of
Mamakating amended the 2001 Comprehensive Plan to eliminate sand and gravel quarrying as a
recommended use in the Wurtsboro Airport Economic Development Area and the LIO zoning
district. This decision was memorialized in a 31 page resolution citing numerous reasons why
mining was not appropriate to the area. That resolution is attached as Appendix 5. The
reasons cited for the amendment and subsequent zoning amendment are summarized as
follows:
•
•
•
•

•
•
•
•

Impacts to the enjoyment of the adjoining and nearby scenic, historic and residential
resources;
Generation of heavy truck traffic through the Village of Wurtsboro;
Adverse impacts to airport safety by attracting wildlife populations that are hazardous to
planes;
Impacts to the pristine water quality of the narrow underlying aquifer which is tributary
to the Bashakill Estuary by disrupting natural hydrologic fluxes, diminishing the aquifer’s
storage capacity, disrupting natural recharge, potentially introducing microbial organisms
and other contaminants, compromising the substantial headwater recharge portion of
the aquifer, and jeopardizing the quality of nearby existing and future well and water
supplies;
Direct exposure of the regional aquifer to surface contamination by removing
groundcovers and topsoil above the groundwater table;
Impacts to the scenic quality of the Route 209 corridor;
Generation of significant noise and dust that not only could impact aircraft operations
and maintenance, but also further impact the enjoyment of hiking, historic and
recreational opportunities of users the D&H Canal and of area residents;
Potential impacts to the water quality and residential enjoyment of the 210 homes in the
Blue Sky homes mobile home park and other area residences;

Any development within this district should require the use of best management practices to
ensure that the aquifer recharge areas are protected from pollutants.
This land use area will be limited to the area within 2000 feet of U.S. Route 209 and to the area
directly abutting the airport. This will provide ample buffering of the D&H Canal trail, in
addition to several environmentally sensitive areas constrained by FEMA flood hazard areas and
wetlands.
ENVIRONMENTAL DISCUSSION:
The Wurtsboro Airport Development Area continues to be designated as an economic development
area. However, several more intensive commercial, warehousing, industrial and mining uses are
no longer desired in this area of the Town. Instead, the Town is implementing a new land use area
in the vicinity of the Interchange Commercial areas, that would allow for more traditional economic
development opportunities subject to design controls to limit the visibility of buildings at these
important gateways. No adverse environmental, social or economic impacts are anticipated as a
result of the proposed policies. The proposed policy is anticipated to result in a more sustainable
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development pattern with less potential future impacts to area historic, scenic and recreational
resources.

Mines and Extractive Industry
The 2001 Comprehensive Plan recommended sand and gravel quarrying as uses appropriate for
the Mountaindale Road Economic Development Area, the Wurtsboro Airport Economic
Development Area and the Winterton/Burlingham Road Economic Development Area. In 2018,
the Town Board amended the 2001 Plan to clarify that the use was not recommended for the
Wurtsboro Airport Economic Development Area (see the description of that land use area for
more information on the decision to remove mining from that area).
There has been considerable attention towards the existing mines within the Town, and
Objective 4-7 recommends prohibiting new resource extractive industries (especially mines) in
the Town, as well as limiting expansion of existing mines to current permit boundaries.
It is noted that the Town of Mamakating currently has five active mines. These existing mines
provide employment to area residents and a regional supply of raw construction material and
will continue to do so under the currently proposed land use plan.
Mamakating has its fair share of the region's mines which collectively result in a degradation of
the visual landscape, as well as local noise and air quality impacts. Extractive industry is not
consistent with the Town's eco-tourism economic strategy, and its indelible mark on the
landscape will impact and limit the value of other economic development resources such as the
area's hiking and biking trails, scenic roads, recreational airport and other scenic opportunities.
No further mining or expansion of existing mines is permitted unless an existing mine
demonstrates that it has a right to expand the existing and operating mining use subject to the
terms of its DEC permit. Reports submitted to the Town conclude that there are adequate
aggregate sources and resources in the region to meet regional demand. To the extent that the
region’s demand for aggregate materials exceed the Town’s current mines’ capacity, that
demand will need to be met elsewhere, until such time as the Town of Mamakating finds that
environmental, social and economic considerations merit reconsideration of this policy.
ENVIRONMENTAL DISCUSSION:
The Town already provides a significant number and land area of mines and quarries.
Further
mining and quarrying in the Town, or expansion of existing mines would result in impacts to the
Community Character of the Town and not be consistent with their eco-tourism economic
development focus. No significant environmental, social or economic impacts are anticipated by
foreclosing upon the development of new or expansion of existing mines. Consideration was
given to potential energy and greenhouse gas impacts that could occur if the quarrying needs of
the metropolitan area needed to be met by more remote areas. However, it is noted that in
addition to existing operational mines within the Town and surrounding region, neighboring
60

Towns of Wallkill and Thompson among others continue to allow mining, and there are extensive
numbers of active mines and communities that permit mining that are much closer to the New
York Metropolitan area.
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Environmental Protection
1.
INTRODUCTION
The Land Use Element outlined the broad land use policies for guiding the type and density of
development throughout Mamakating. This section of the Comprehensive Plan provides an
overview of the environmental resources that need to be protected to safeguard the health and
welfare of its residents, retain the “natural beauty” of Mamakating and leverage it towards
encouraging eco-tourism. Figure 7 entitled Physical & Environmental Constraints depicts the
prevalence of streams, wetlands, waterbodies, steep slopes, and floodzones throughout the
Town. Goal 2 of the Comprehensive Plan update relates to protection of such features within the
Town of Mamakating, and seeks to conserve the backdrop of diverse and unique natural
resources and areas which characterize the rural context of the Town.
Figure 2 entitled Protected Open Space, Natural Areas and Community Facilities shows areas
that are designated as important habitat or that have a higher probability for use by protected
species. The Town provides a home and habitat for a range of animal and plant species,
including those that are rare, threatened and endangered, and that rely on pristine water and
unfragmented expanses of ecological habitat to survive. In fact, the abundance of wildlife
species in the Town is an indicator of its “environmental health.” The Comprehensive Plan
encourages growth in a manner that protects significant expanses of sustainable ecological
habitat while still providing opportunities for sustainable commercial and residential
development.
2.
WATER RESOURCES
The Hydrogeological Element provides an analysis of groundwater resources available to serve
various land uses throughout the Town. However, water resources have an important role
ecologically and not just as a resource to support human habitation and use.
Objective 2.4: Avoid the disturbance of watercourses, freshwater wetlands, and lakes, and
maintain adequate buffers between these systems and adjoining development.
Freshwater Wetlands
An objective of the Comprehensive Plan is to avoid the disturbance of freshwater wetlands, and
maintain adequate buffers between these systems and adjoining development.
Freshwater wetlands generally provide the following benefits:
•
•
•
•

recharge groundwater supplies
absorb, store and slowly release storm and meltwaters
provide erosion control by slowing water velocity and filtering sediments
filter natural and man-made pollutants
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•
•
•

provide a productive habitat for feeding, nesting, spawning, resting, and cover
for fish and wildlife, including rare, threatened and endangered species
provide recreation, education and research opportunities
provide valuable natural open space

Photo of the Basha Kill Wetlands (photo credit: Linda Kantjas)

New York State Department of Environmental Conservation (DEC) and the Army Corps of
Engineers (ACOE) regulate development within freshwater wetlands. Both are illustrated in
Figure 7 entitled Physical & Environmental Constraints.
Objective 2.1 of the Comprehensive Plan seeks to protect environmentally sensitive ecosystems,
including the Shawangunk Ridge, the Basha Kill valley, and the Basha Kill watershed. In order to
protect the functioning of environmentally sensitive ecosystems such as wetlands, development
proposals should minimize, to the maximum extent practicable, disturbances to freshwater
wetlands. Adjacent to major freshwater wetland systems, a wetland buffer should be provided
to protect these ecologically important habitats. In considering development capacity, the
zoning and subdivision regulations should acknowledge the reduced development capacity of
lands with freshwater wetlands.

ENVIRONMENTAL DISCUSSION:
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Although new mapping provides a more accurate depiction of federal wetlands within the Town,
the recommendations regarding protection of wetlands remain largely consistent with the 2001
Plan.
This Comprehensive Plan update does not recommend significant changes from those provision
and objectives contained in the 2001 Plan. The preservation and protection of the Town’s
water resources is proposed to be accomplished in a manner that will still provide areas for
sustainable growth and development while incorporating features to minimize disturbance to
the water resources so than any potential adverse environmental, social or economic impacts
associated with the implementation of measures to effectuate this objective, are mitigated to
the maximum extent practical. No adverse environmental, social or economic impacts are likely
as a result of this Objective.

Stream Protection
Streams and riparian areas - the habitat bordering streams, rivers, shorelines, and other wetland
areas – are critical for water quality, erosion control, and as a living environment for many species
of birds and wildlife. When properly designed, these areas can also serve as linear parks for
hiking and cycling recreational activities. Objective 2.2 captures the desire to protect these
resources and situate developments in a manner that protects the Town’s water resources and
meaningful expanses of ecological habitat.
Streams within Mamakating maintain a relatively high level of water quality – many have a “B”
designation, and are also suitable for trout production. There are existing Stream and Riparian
area protection regulations within the Town’s zoning code, which restrict development within a
linear distance of a streambank of a stream with certain water quality specifications as
designated by the New York State DEC. § 199-37 of the Town code, entitled “Stream buffers”
places environmental and district controls throughout the Town so that the following regulations
apply:
(1) No building, structure or impervious surfaces shall be situated, nor clear-cutting of natural
vegetation be permitted, within 150 feet of a streambank of a stream with a water quality
designation of A or B or any trout spawning (TS) or trout production (T) waters.
(2) No building, structure or impervious surfaces shall be situated, nor clear-cutting of natural
vegetation be permitted, within 75 feet of a streambank of a stream with a water quality
designation of C or D.
Disturbance of the stream buffer shall require a disturbance permit from the Planning Board. In
considering the need for said disturbance, the Planning Board shall consider:
(1) Reasonable alternative locations for said structures or buildings.
(2) The necessity of any clear-cutting activities, e.g., no other location for a septic system or well.
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The most important element of stream protection is to preserve the natural character and
vegetation adjacent to the stream to decrease runoff velocities, reduce erosion, and protect
water quality.
The most important method of protecting stream quality is to limit the amount of impervious
surfaces within a watershed. It is well documented that overall stream quality becomes
degraded when impervious surfaces exceed 10-15 percent of the watershed. The introduction
of extensive roadways, in particular, have a deleterious effect on water quality, by increasing
stormwater runoff, and pollutant deposition. Septic systems also will introduce bacteria into
streams when adequate distances are not maintained. It should be noted that stream warming
is directly related to the amount of impervious surfaces in a watershed; this in turn, has a
significant impact on the stream ecosystem, particularly with regard to trout waters.
The Comprehensive Plan update recommends that adequate buffers be placed between the
stream bank edge and adjoining impervious surfaces and septic systems. It is recommended
that buildings and impervious surfaces be situated a minimum of 150 feet from the banks of A
and B streams, and trout production waters. A minimum of 75 feet should be provided for all
other streams. By reducing the amount of impervious surface adjoining stream banks, and
retaining the existing canopy, streams are adequately protected. In addition, the protection of
streams in their natural state also helps to retain the natural beauty in the community and
maintains wildlife corridors.
To the maximum extent practicable, roads should avoid crossing the stream channel.
Subdivisions and site plans should retain streams in their natural state to the maximum extent.
ENVIRONMENTAL DISCUSSION:
The recommendations regarding buffering A and B streams remains largely consistent with the
2001 Plan. This Comprehensive Plan update does not recommend any significant changes from
existing law other than clarification to provide more guidance to protect these important streams
in conformance with the Town objective and New York State law. Based upon the above and
the fact that these stream protection measures do not prohibit sustainable growth and
development, but just merely require that such development be designed and constructed in a
manner that protects streams, results in no adverse environmental, social or economic impacts
related to this objective and future plans for implementing such objectives.

3.
AQUIFER AND WELLHEAD PROTECTION
It is the intent of the Comprehensive Plan to protect aquifer recharge areas by limiting
development within and adjoining these areas and design development to permit natural
recharge of water into the aquifer. Development, in and of itself, can impact the environmental
resources which are required to sustain a community in the first place. Perhaps the most
important resource that a community requires is clean water. Development, if not properly
planned, can negatively impact water quality. For example, the gravelly loam soil
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contained within the Basher Kill valley lies over a large, unconsolidated groundwater aquifer - a
primary source of water for valley residents. These same soils are favorable for building
development. Development, and the infrastructure that supports this development e.g., septic
systems, driveways and roadways, are a major source of pollutants which readily enter the
groundwater due to the same soil’s poor filtering capability. To accommodate future growth,
adequate safeguards must be put in place that protect the Town’s drinking water supply.
An unconsolidated aquifer consists of groundwater below the land surface that saturates
intragranular spaces - sand and gravel deposits are the best sources of large quantities of
groundwater. Three large unconsolidated sand and gravel aquifer systems exist within the
Town of Mamakating: Basher Kill/Neversink; Homowack Kill; and, Shawangunk Kill.
The Basher Kill and Homowack Kill aquifers are found in the Port Jervis trough. During the
general retreat of the glaciers that once covered Mamakating, a retreating ice front remained for
a long time at Summitville where a recessional moraine was deposited. Melt water flowed from
this ice front and south of Summitville, filling the valley of the Basher Kill and Neversink River
with 100 to 150 feet of silt, sand and gravel.
North of Summitville, between Philipsport and Wawarsing in Ulster County, the valleys of the
Homowack Kill, Sandburg Creek, and a small part of Rondout Creek also contain a sand and gravel
aquifer. The Summitville moraine forms the southern end of this aquifer. Deltas of sand and
gravel at Spring Glen, Ellenville and Napanoch are part of the aquifer.
On the east side of Shawangunk Ridge, the narrow V-shaped bedrock valley cut by Shawangunk
Kill is partly filled with irregularly distributed sand and gravel deposits. Between Otisville and
Pine Bush along the Mamakating Town line, mixed deposits of glacial outwash and moraine occur
along the stream in both Sullivan and Orange Counties. While most of the deposits lie above the
water table, thick deposits of sand and gravel occur in some of the deep parts of the bedrock
valley and form small but highly permeable aquifers.
Because the greatest potential for community water supply exists within these sand and gravel
valleys, and since these valleys also represent areas suitable for building development, adequate
protection measures need to be introduced to ensure that this development does not negatively
impact the Town’s or a landowner’s ability to create a viable water supply source. The
Comprehensive Plan recommends that a wellhead and aquifer protection program be instituted
to safeguard all community wells in the Town.
ENVIRONMENTAL DISCUSSION:
The recommendations regarding institution of wellhead and aquifer protection program remains
largely consistent with the 2001 Plan. This Comprehensive Plan update does not recommend
significant changes from those provisions and objectives contained in the 2001 Plan. The
preservation and protection of the Town’s aquifer and well resources is proposed to be
accomplished in a manner that will still provide areas for sustainable growth and development
while incorporating features to minimize disturbance to aquifer resources so than any potential
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adverse environmental, social or economic impacts associated with the implementation of
measures to effectuate this objective, are mitigated to the maximum extent practical.

4.
STEEP SLOPES
Steep slopes, i.e., slopes of 20 percent and greater, pose environmental constraints to building
and infrastructure development. Developing on steep slopes has the following effects:
•
•
•
•
•

erosion is significantly higher, contributing nonpoint pollution to adjoining waterbodies
decreases slope stability
increases flooding and runoff
disturbs overall scenic quality
disrupts rare, unique or special environments

Objective 2.3 of the Comprehensive Plan seeks to prohibit the siting of new development on land
characterized by steep slopes, and also implement a reduction in the threshold of steep slopes
to 20 percent or greater throughout the Town, particularly along the ridgelines. This reduction
to 20% is intended to guide the siting of density, not necessarily the calculation of residential
density or non-residential floor area.
When developing sites characterized by steeper slopes, more area must be disturbed to build a
structure than on flat land. The amount of grading increases dramatically as slopes get steeper
because it takes a greater distance for the 2:1 cut and fill slopes to meet back up with existing
grade. For very steep slopes, it becomes necessary to use retaining walls to create level
surfaces.
To avoid impacts to steep slopes, the Comprehensive Plan Update recommends the following:

•
•
•
•
•

•
The development potential of steep slope areas should be reduced to take into
account the prevalence of steep slopes on a site (for the purpose of calculating
development potential, steep slopes of 25% or greater should be considered);
Development should be sited on plateaus or areas with less than 20 percent slopes
to reduce potential impacts;
Any structure with a significant footprint should not be permitted to be constructed
over existing slopes in excess of 20 percent;
Terrain-adaptive buildings should be encouraged which step with the landform and
reduce the need for extensive earth-moving and retaining walls;
The terracing of hillsides to provide additional density or larger building sites should not
be permitted;
Deep cuts or extensive excavation and fills that scar the landscape should be prohibited.

ENVIRONMENTAL DISCUSSION:
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This section remains largely unchanged from the 2001 Comprehensive Plan and therefore no
impacts are anticipated. The tightening of the definition of steep slopes for the purpose of siting
development from 25 percent in 2001 to 20 percent in 2019 will result in a net benefit throughout
the Town, where steep slopes greater than 20 but less than 25 percent would have previously
been graded or approved for development. The rationale behind this reduction applies to both
site-specific occurrences of steep slopes, as well as the widespread presence of dramatic
topographic variation created by the Shawangunk Ridge. By limiting the ability to develop very
steep slopes of over 20%, property owners avoid risk and reduce the potential for dangerous
impacts such as erosion, flooding, and concerns with structural stability; additionally, clearcutting and construction upon such steep terrain has the potential to create ecological and visual
impacts along the Shawangunk Ridge and upon other steep landscapes throughout the Town.
The recommendation will result in added environmental and social protections and because
density and floor area will continue to be calculated based on 25% grade thresholds, should not
result in significant economic impacts.

5.
CRITICAL ENVIRONMENTAL AREAS
The Comprehensive Plan acknowledges the special ecological character of the Bashakill Wildlife
Management Area and Shawangunk Ridge.
According to the Shawangunk Ridge Conservation and Design Guidebook, the ridge contains
significant flora and fauna for the following species:
•
Golden and bald eagles
•
Cooper’s and red-shouldered hawks
•
Peregrine falcon
•
Eastern woodrat, fisher
•
Hoary, Indiana and small-footed bats
•
Timber rattlesnake
•
Numerous rare plants, including broom
gentians, and dwarf pitch pine

cowberry, trifid rush, sundews, several

The Bashakill Management Plan identifies several state and/or federally rare, threatened and
endangered species and geographically isolated species including: the American Bald Eagle,
Indiana Bat and Osprey, the River Otter, the Blue Spotted Sunfish, the Iron Colored Shiner, the
Bow Fin and Tadpole Madtom, Gizzard Shad, and Sea Lamprey.
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Due to the ecological, as well as aesthetic and recreational value and significance of these
Resources, it is recommended that the Town
designate areas within 500 feet of the Basha Kill Bald Eagle at Basha Kill (Photo Credit: Linda Kantjas)
Wildlife Management Area and Shawangunk Ridge
as Critical Environmental Areas in accordance with
Section 617.14(g) of the implementing regulations
of the State Environmental Quality Review Act.
This will assure that particular attention is paid to
potential environmental impacts of development in
or near these areas.
It is further noted that the Shawangunk Kill and
most of its tributary streams are designated as
Natural Communities of Statewide Importance.
The Kill is excellent aquatic habitat for a range of
species and its flow and water quality are very good.
The area east of the Ridge has been suburbanizing
over the last 15 to 20 years, resulting in threats to the water quality of the Kill from increased
impervious surfaces, subsurface wastewater disposal systems and from agricultural runoff. It
is suggested that any development within 500 feet of the Shawangunk Kill or its tributary streams
consider measures to maintain the water quality of this valuable ecological resource.
To this
end, the Town should consider designating areas along the Kill and its tributaries as Critical
Environmental Areas.
ENVIRONMENTAL DISCUSSION:
The recommendations to designate a Critical Environmental Area for the Bashakill Wildlife
Management Area (WMA) and Shawangunk Ridge remains largely consistent with the 2001 Plan.
The recommendation for designation of a Critical Environmental Area for the Shawangunk Kill
and tributary streams is anticipated to result in increased environmental protection of sensitive
habitat. Designation of the CEAs will inform the environmental review of all applications within
500 feet of the resources, and those actions will need to consider the impacts on those sensitive
natural resources. In the event that the proposed development could impact the resources,
mitigation will need to be incorporated to minimize the impacts, or an EIS will be required in
order to balance environmental impacts against social and economic considerations.
It should be noted that the designation of the CEAs does not preclude development, but rather
requires agencies to take a deeper look at how the actions that are proposed may impact the
habitat and ecology of these special areas.
The recommendation is not likely to result in significant adverse social or economic impacts.
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6.
WILDLIFE HABITAT
Overall, the Town, because of its large, vacant landholdings, provides forested and wetland
habitat to numerous species. An objective of the Comprehensive Plan is to preserve meaningful
expanses of ecological habitat. Figure 2 entitled Protected Open Space, Natural Areas &
Community Facilities displays the extent of Natural Heritage Communities, as well as Statewide
Important Areas for Plants, Animals, and Natural Communities. The prevalence of these habitat
areas along the Bashakill Wildlife Management Area, Shawangunk Ridge, and within other
undeveloped portions of the Town underscore the need to preserve and limit the impact of
future development near or adjacent to them.
To maintain a critical network of interconnected wild habitat, this Comprehensive Plan
recommends that the Planning Board be allowed to require clustering within the Ridge and Valley
Protection and Mountain Greenbelt land use areas. By clustering proposed development
(which would likely be sought by applicants anyway due to environmental constraints and the
cost of infrastructure associated with very large lot development) the amount of disturbance
could be reduced to a fraction of that required for conventional development.
Consider for example the Mountain Greenbelt land use area. Under the recently revised 2015
zoning, it was predicted that approximately 1,800 additional units could be constructed
throughout this approximately 27,000 acre land use area. This could result in a development
pattern resulting in upwards of 130 miles of new roadways and over 16 million square feet of
new impervious surfaces. By instead clustering these lots to the minimum required to
accommodate adequate well and septic system separation (anticipated to average two acres),
this can be reduced to approximately 50 miles of new roads and 6.3 million square feet of new
impervious surfaces. This reduction of almost 10 million square feet of impervious roadway,
will result in the alleviation of a potential significant source of stormwater pollution that will
ultimately flow to the Town’s sensitive hydrogeological resources. Additionally, an estimated
21,000 to 23,000 acres of the 27,000 acres could be preserved as dedicated “forever green” open
space. This would provide a significant, contiguous open space system, and serve to protect
steep slopes, stream corridors, and wetlands.
As mentioned previously, a TDR program is proposed in order to transfer the development
potential from the Ridge and Valley Protection and Mountain Greenbelt areas to areas where
infrastructure is planned.
Clustering or transferring development would also reduce the ultimate cost of servicing
development. At a minimum, clustering is an effective tool to preserve expanses of open space,
since many of the Town’s vacant parcels consist of 100 acres of land and greater.
The Comprehensive Plan recommends the following:
•

Large developments, involving significant land area, should include a species environmental
inventory of the site to assure that development is accommodated in a manner that protects
significant ecological and core habitats.
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•
•
•

•
•

Development should be clustered in a small area near the woodland perimeter and avoid
intrusion into the remaining habitat. This is an effective way to protect the interior habitat.
Development should be encouraged within existing roadway corridors to preserve core
interior habitats. To achieve this objective, development should be located within close
proximity to existing roads.
The Town should provide for transfer of development rights as a means of increasing density
in those areas zoned for a wider array of uses that can be served by central utilities in order
to allow for additional sustainable growth in those areas that can accommodate it while
preserving wildlife habitat and the more remote areas of the Town.
Roads, sewers and transmission lines, and other structures should run along the edge of
forest habitats, rather than right through them.
Maintain continuous canopy cover overhead to avoid “daylighting” a road.

Adequate buffers should be placed along wetland and stream corridors which are primary wildlife
movement corridors, and roads should avoid criss-crossing streams to the maximum extent
feasible.
Objective 2.6 seeks to minimize the creation of lighting impacts and light pollution by new
development in the Town. In addition to contributing to night-sky light pollution, artificial site
lighting has the potential to impact adjacent habitat areas and create hazards for critical species,
such as the various Bat populations within the Town’s various cave landscapes. The Town code
should contain uniform night-sky friendly lighting standards applicable to all future development
within the Town. Provisions should be included that require use of energy efficient lighting;
motion-sensing lighting, and/or timers. Street lighting should be significantly limited in areas
outside of the Village Adjacent areas and Hamlets.
ENVIRONMENTAL DISCUSSION:
The recommendations of this chapter remain largely consistent with the 2001 Plan. As
discussed elsewhere in this document, the Planning Board is now proposed to be authorized to
require clustering rather than simply to allow clustering in the Town’s Ridge and Valley Protection
and Mountain Greenbelt land use areas. The environmental benefits of clustering are well
described within this chapter, and in most cases housing affordability will benefit from the cost
savings inherent to clustering and TDR (fewer roads, reduced costs for the provision of utilitities
and services).
New recommendations with regard to lighting regulation are likely to result in increased
environmental protection of sensitive habitat, as well as the reduction in energy use and
greenhouse gas generation. If properly implemented, impacts to public safety may be avoided
and significant adverse social or economic impacts are not anticipated.
The proposed recommendations contained in this chapter will not restrict sustainable growth
and development, but require that development be designed in a manner that is reasonably
protective of the Town’s wildlife habitat. There are no significant adverse environmental
impacts associated with the measures required to achieve that objectvi.
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Community Facilities & Services
The Town of Mamakating, including its Villages, has a population of approximately 12,341
persons (based on 2016 ACS estimate data) spread over approximately 96.2 square miles of land
area. As stated in the introduction, this translates to an average of 104 persons per square mile,
or 0.2 persons per acre. With regard to that population being served by a range of community
facilities and services, and at such a low density, the ability of the Town and various districts to
cost effectively provide community services to a rural population is diminished - particularly if
development is scattered throughout the community and is not centered near concentrated
hamlet or established neighborhood areas.
Goal 3 of the Comprehensive Plan is to ensure that community facilities and services continue to
serve adequately the populations they are intended to serve, and to introduce or expand facilities
in areas planned for future development.
The update to the Town’s Comprehensive Plan therefore underscores the importance of
concentrating the majority of future development primarily within these established and planned
centers of development, particularly near existing neighborhoods and hamlets with moderate
density such as the hamlets of Westbrookville, Summitville-Phillipsport, and the Village-adjacent
areas surrounding the incorporated Villages of Bloomingburg and Wurtsboro. The existing
inventory of Parks, Protected Open Space, Historic Resources, and School Districts are depicted in
Figure 2 entitled Protected Open Space, Natural Areas & Community Facilities, and Figures 6A, 6B
& 6C entitled Places of Distinction. In the context of these established development centers,
community services and facilities can be effectively sited, provide services from centralized locales,
and additionally be expanded into areas that this plan proscribes for future growth and where the
majority of the future population is anticipated to live.
Objectives 3.1, 3.2, 3.3, 3.5 and 3.6 of the Comprehensive Plan pertain specifically to the
provision of Town-wide community services, such as those outlined below.
1.
EMERGENCY SERVICES
Police Protection
The necessity to provide police protection in the Town and/or its Villages is a matter of public
policy, based on the population’s perception of security, and the satisfaction with response by
existing entities, i.e., the New York State Police, and the Sullivan County Sheriff’s department,
and a community’s ability to pay. Communities with populations as small as 3,000 persons have
local police departments; communities as large as 15,000 persons sometimes do not. It is
perhaps more common for incorporated Villages to develop a local police department than an
unincorporated Town, based on the typical population densities found in the incorporated
communities. Rural communities such as Mamakating, are typically served by the state and
county forces. It is not anticipated at this time to establish a local police department; complaints
will continue to be handled by State Troop F at the Wurtsboro Satellite Office, and the County
Sheriff’s Department.
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The Village of Bloomingburg and/or the Village of Wurtsboro may desire to reinstate a
constabulary presence prior to establishment of a local police force. Police protection is a Town
and Village Board policy matter but if and when a police function is established, its location
should allow easy access to development and to the courts. Therefore, a location at or near the
seat of government is appropriate.
The Comprehensive Plan recommends that any future Town police department be housed within
Town Hall, or on adjoining property. The Town Hall’s location along U.S. Route 209, and its
close proximity to the Quickway, provides adequate transportation access for quick response.

Fire Protection
Currently, fire protection services and facilities are adequate to accommodate future growth in
the community, and facility locations are well situated to handle emergencies within each
respective fire district. The Comprehensive Plan supports the expansion of fire protection
facilities in their existing locations.
An issue identified previously was the need to maintain adequate access to areas of the
community for fire-fighting purposes. In particular, access is difficult in older neighborhoods of
the Town which were former seasonal colonies, e.g., Mountain Lake Camps. Roads were not
designed in a manner that can easily accommodate modern firefighting apparatus. Potential
strategies for upgrading emergency access include:
• Creation of a road improvement district, whereby access improvements are paid
by residents of the neighborhood who benefit from the improved access; or
• creation of a utility district to develop a hydrant system to provide potable water
supply to these higher density residential areas. The ability to install a hydrant
system depends partly on geology; some of the communities have been constructed
in areas with shallow depth to bedrock. Installation of a hydrant system would
require appropriate engineering analysis to determine feasibility.
Ambulance Services
Ambulance service is currently provided by the Mamakating First Aid Squad. Persons requiring
aid are transported to area hospitals in Harris, Wallkill, Port Jervis or Ellenville. It is anticipated
that this entity will continue to provide emergency services to the Town and its Villages. As the
Town continues to grow, it is possible that the need for emergency services will increase; the
First Aid Squad has the necessary facilities to accommodate this increase, however, the Squad
would require additional volunteer manpower. In the long-term, it is possible that declines in
volunteers may result in the hiring of paid paramedics.
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2.
LIBRARIES
Currently, the Town has one Library located within the Village of Wurtsboro. The facility was
constructed in 2015, and represents a significant community investment to providing library
tools, internet access, and training for various occupational and skill-building efforts. The
American Library Association (ALA) recommends that libraries serving between 10,000-20,000
persons maintain 2 volumes per capita - the Mamakating Library maintains approximately 16.6
volumes per capita, according to the Ramapo-Catskill Library System (RCLS) 5. This high level of
offering is likely due to the recent debut of the library and its new collection; as the library
belongs to the regional RCLS network of libraries, its holdings are supplemented by those over
45 other libraries in the region. As the population grows, the Comprehensive Plan envisions the
Town Library in Wurtsboro to serve as a Town Community Center for cultural and civic functions.

Front of Mamakating Library in Wurtsboro (phot credit: Peggy Johansen)

3.
RECREATION AND OPEN SPACE
Objective 3.4 of the Comprehensive Plan seeks to promote the enhancement of existing parkland
throughout the Town, and develop new community parks that are readily accessible to existing and
planned population centers in the Town. One of the Town’s primary assets is its wealth of natural
and historic resources. The Bashakill Wildlife Management Area, Shawangunk Ridge, the former
Delaware and Hudson (D&H) Canal, and former rail right-of-ways provide the framework upon which
a comprehensive recreational system can be developed. In addition, because several of these
resources are owned and managed by other entities, e.g., New York State Department of
Conservation, Sullivan County Department of Public Works, the Town does not necessarily have to
fund a large part, or any, of the improvements to these resources. The Town should proactively
partner with these other entities to ensure that additional improvements made as part of these
resources are located in a manner that benefits Mamakating both from a recreation and economic
standpoint.

5

Ramapo-Catskill Library System 2015 Statistics & Fact Sheet, Oct 2013: http://www.rcls.org/stats/RCLS2015Statistics.pdf
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The positive economic impact of protecting open space is documented by the American Planning
Association in a Briefing Paper entitled How Cities Use Parks for Economic Development 6 (2007).
These resources are sources of revenue and economic development generated by:
•
•
•
•
•

direct expenditures on recreational equipment, food and clothing;
Real property and real estate values are positively affected;
Affluent retirees are attracted and retained;
Knowledge workers are attracted to live and work in the Community;
Homebuyers are attracted to purchase homes.

Mamakating is well-positioned to attract quality economic development due to its proximity to the
New York City metropolitan region, and the abundance of natural resource assets which provide an
excellent quality of life. The following provides strategies for Open Space and Recreation
development.
Nature Preserves
Bashakill Wildlife Management Area
The Bashakill Wildlife Management Area encompasses 3,000 acres of state-owned land in
Sullivan and Orange County. The majority of this acreage is located within the Town of
Mamakating. In addition, the former Delaware and Hudson Canal, and a former railroad bed,
also traverse the management area.
Hunting, fishing, trapping, birding, hiking,
kayaking/canoeing, wildlife observation, nature photography, and research are encouraged. The
Town of Mamakating has been considering designation of the Bashakill Wildlife Management
Area as a Critical Environmental Area (CEA) as a means of protecting the intrinsic value of this
natural resource and the various critical habitats it contains.

Basha Kill Area Association Volunteers talking with visitors to the Basha Kill (Photo Credit: Bob Muller)

6

https://www.planning.org/cityparks/briefingpapers/economicdevelopment.htm
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The Comprehensive Plan recommends that any DEC-proposed research facilities, boat launch
areas, an interpretative center, picnic facilities, and active recreation facilities be implemented
on State Park lands contiguous to the hamlet of Westbrookville. As Westbrookville grows, the
Town should partner with DEC in developing a community park in Westbrookville, potentially
using DEC lands, provided these lands are suitable for recreational development and do not
compromise the goals of the Bashakill Wildlife Management Area.
It is also recommended that a bike/walk trail be instituted, using the former railroad bed and
Delaware and Hudson Canal bed as a route. Alternatively, if bike use of these trails are
inconsistent with the goals of wildlife protection, a dedicated bike route should be developed
along County Route 63 (Orange County), South Road, Sullivan Street, and U.S. Route 209.

Shawangunk Ridge
Shawangunk Ridge is a prominent escarpment that runs in a north-south direction through the
Town of Mamakating. It is a major defining element of the community and can easily be
observed in Figure 2 entitled Protected Open Space, Natural Areas & Community Facilities; in
particular, the juxtaposition of the ridgeline and the Bashakill Wildlife Management Area provide
breathtaking scenic views of the valley from the Quickway, U.S. Route 209, and other major
public roadways. The ridgeline serves as a significant visual boundary between suburban
communities to the south, and serves as the defining gateway into Sullivan County.
Conserving Open Space in New York State, the state’s first Open Space Conservation Plan,
provides the goals and objectives of New York State’s land conservation program, and identifies
specific resources recommended for preservation.
Shawangunk Ridge, extending from
Mohonk Preserve to the New York/New Jersey/Pennsylvania state line, is a “major resource area”
recommended for conservation. The Plan identifies this area as a “scenic, rocky escarpment”
that has “long been an important place for hiking and rock climbing, contains critical habitat for
unique and rare plant communities, and has been protected by longstanding public and private
conservation efforts.” The ridge has long been a place renowned in the world for rock climbing.
The Catskill Center for Conservation and Development, Inc., in cooperation with the New YorkNew Jersey Trails Conference, published a Shawangunk Ridge Conservation and Design
Guidebook, listing the value of this area for the following recreational uses: hiking, hunting,
hang gliding, bird watching, nature walking, swimming, picnicking, fishing, rock climbing, crosscountry skiing, bicycling, camping, scuba diving, and small boating. These uses are permitted,
provided they do not impact sensitive flora, fauna and biological habitats. New York DEC has
purchased several parcels of land along the ridgeline, both north and south of the Quickway.
The Comprehensive Plan recommends the continued preservation of the ridgeline, consistent
with statewide goals. In particular, the portion of the ridgeline within the Town of Mamakating
is particularly suited to a ridgetop trail. Consistent with the goals of the New York State Open
Space Plan, the Mamakating Comprehensive Plan recommends:
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• Designation of Shawangunk Ridge as a Critical Environmental Area in accordance
with Section 617.14(g) of the implementing regulations of the State Environmental
Quality Review Act;
• Site plan review and approval of applications for building permits within the
ridge preservation area to ensure that development is accommodated in a manner
that protects the character of the ridgeline;
• Acquisition of conservation easements, purchased with Federal, State, nonprofit,
and private fundings, for the preservation of the sensitive portions of the ridgeline;
• Environmental review of projects, and design of sites in a manner that does not
impact the ridgeline aesthetically or ecologically.
For both of these major Town and regional assets, an attractive sign program should be
developed with the coordination and funding assistance of New York State Department of
Transportation to direct tourists to these resources. This signage program, developed in
cooperation with the Town, would also identify other community places to visit, including
Wurtsboro, Bloomingburg, and the hamlets.
Because these natural areas have been identified as locations of state and regional significance,
the Town encourages the solicitation of Federal and State funding to protect these resources.

Canal and Rail Trails
Mamakating’s history is inextricably linked to the development of the Delaware and Hudson
Canal, paralleling U.S. Route 209, and the Midland and Ontario Railway, which operated two rail
spurs in the Town. The rail and canal remnants serve as an excellent base for the development
of a linear trail system to link various parts of the Town together. Sullivan County has been
actively pursuing the purchase and construction of a linear park along the D&H Canal.
The Comprehensive Plan supports the creation of linear parks along the former D&H and rail
right-of-ways. The D&H Canal, and the Winterton area rail right-of-way, adjoin proposed
planned economic development areas, and serve as business locational assets as well.
The Comprehensive Plan recommends that continued involvement of the County in the creation
of the D&H Canal Linear Park, and recommends developing a partnership with the County to
develop the rail trails in the community. For purposes of the Comprehensive Plan, the rail rightof-way on the east side of Shawangunk Ridge is referred to as the “Winterton Trail”; the rail
rights-of-way located on the east side of the ridge and south of Wurtsboro is referred to as the
“Westbrookville Trail”; the portion of the trail north of Wurtsboro is referred to as the
“Summitville Trail.”
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D&H Canal Trail and Informational Signage (Photo Credit: David Hulse)

Because of the interest in gliding within Mamakating due to the presence of the Wurtsboro
Airport in this area, it is recommended that the State develop a small overlook adjacent to, and
on the east side of U.S. Route 209. This can be coordinated with the canal linear park
construction.
Money in lieu of land secured through the development process (see below) can be utilized to
purchase land for the development of the Town portions of this trail system (e.g., the Winterton
Trail and Summitville Trail). The Westbrookville Trail is largely contained in the Bashakill
Wildlife Management Area.

Hunting and Fishing Preserves
The Town of Mamakating is home to numerous “rod and gun” clubs throughout the Town, but
particularly in the mountainous portion of the Town west of the Basher Kill and Homowack Kill
valleys. These operations help to preserve the open space quality of the Town, and offer private
recreational opportunities. The Comprehensive Plan recommends the continued use of land for
preserves for sportsmen.
In addition, the Town is endowed with streams that maintain high levels of water quality,
something unique to a community on the fringe of major suburban development. The stream
quality of these waters is conducive to trout production.
New York DEC maintains a fishing
access point along Sandburg Creek. In addition, the NYSDEC stocks trout in Sandburg Creek,
Homowack Kill, and Shawangunk Kill.
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The Comprehensive Plan recommends the development of additional fishing access points along
these major trout-stocked streams, in a manner that protects existing water quality of the fishing
streams. Access points, to the maximum extent practicable, should be developed in close
proximity to existing communities, including Summitsville, Phillipsport, and Bloomingburg.
In order to protect streams as recreational resources, the Comprehensive Plan also recommends
specific design strategies for protecting the water quality of these streams, and trout production
streams in general. These guidelines are contained in the Environmental Resources element of
the Plan. These guidelines are intended to:
•
•
•

Limit the impact and influence of point source pollution, such as from the Wurtsboro
Lead Mine or Otisville Prison effluent into the Bashakill Marsh;
limit the introduction of nonpoint source pollution into trout producing streams; and
avoid thermal warming of streams.

Future Active Recreational Uses
A community, to enhance the quality of life for its residents, provides adequate recreational
facilities, including but not limited to ballfields, swimming pools, tennis courts, playgrounds and
similar facilities. In determining the need and location of additional recreational facilities, the
Town takes into consideration:
•
•
•

available land;
proximity to population
availability of recreation programs offered through school districts, fire districts, etc.

New York State Town Law and Village Law provide a mechanism for funding the creation of parks,
the need for which is generated by residential growth in the community.
Section 277 of the Town Law establishes that, concurrent with subdivision approvals, the
Planning Board may require the reservation of land for park, playground, or other recreation
purposes.
In the event that the recreational facility cannot be accommodated within the proposed
subdivision or is not an appropriate location, the Town Planning Board may require a sum of
money in lieu thereof, in an amount to be established by the Town Board.
In making a determination of suitability, the applicable Planning Board assesses the size and
suitability of lands shown on the subdivision plat which could be possible locations for park or
recreational facilities, as well as practical factors including whether there is a need for additional
facilities in the immediate neighborhood.
The Comprehensive Plan provides a basis for this decision making.
Neighborhood Parks
79

The Town is well-served by a 103-acre Town Park, located west of the Village of Bloomingburg.
However, due to the nature of the Town’s topography, the park is not well-situated to serve
portions of the community west of Shawangunk Ridge, particularly the Summitville and
Westbrookville hamlets. In addition, the Village of Wurtsboro might be better served by a
neighborhood park within its environs.
The Comprehensive Plan recommends the creation of additional neighborhood parks within the
Village of Wurtsboro, and within the hamlets of Summitville and Westbrookville. Based on
National Recreation and Park Association Guidelines, a neighborhood park should be developed
in accordance with the following:
DESIRABLE ACRES/1,000 DESIRABLE
SIZE
POPULATION SITE CHARACTERISTICS
10-15 ac.
1-2 acres
Suited for intense development.

FACILITY
USE
Neighborhood Areas for intense

SERVICE AREA
1/4-1/2 mile

Park

recreation activities,

to serve a population

Easily accessible to neighborhood

such as field games,

up to 5,000 persons.

population - geographically centered

court games, crafts,

with safe walking and bike access.

playground apparatus,

may be developed as a school-park

skating, picknicking, etc.

facility.

Westbrookville

Coordinate with DEC for a site.
Locate in proximity to D&H Canal.
Require park as part of subdivision.

Summitville

Locate in proximity to D&H Canal.
Coordinate with County for a site.
Require park as part of subdivision.

Wurtsboro

Locate in proximity to D&H Canal.
Coordinate with Monticello School District
for possible combined school/village
facility.
Require park as part of subdivision.

Recreational Requirements for Future Development
The Comprehensive Plan recommends that any new residential developments provide on-site
parkland where not in proximity to an existing Hamlet Center or Village Adjacent Area. In
addition, developments adjoining a major proposed linear park system, should be designed to
enhance and accommodate the park system as an element of the development.
The Town Planning Board, in considering development applications, should ensure that proposed
recreational facilities within planned developments do not undermine the potential to provide a
community park which will ultimately benefit a larger population.
ENVIRONMENTAL DISCUSSION
The recommendations of this Plan with regard to Community Facilities and Services largely
mirrors the recommendations of the 2001 Plan. Differences are minor and are based in some
instances on the viability of the original recommendation – such as the abandoned 2001
recommendation for a visitor’s center on the Shawanga Lodge site which hasn’t been
implemented despite the availability of vacant land over the last 17 years. In other
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instances the differences may be based on the fact that the Villages chose not to cooperate
with the Town in this Plan as opposed to the original, and the Town chose not to make any
recommendations as regards facilities or services within the Villages. None of the policy
changes from the 2001 Plan are anticipated to result in any significant adverse environmental,
social or economic impacts.

81

Economic Development
A distinguishing factor between this 2016 Plan Update and the Town’s prior 2001 Comprehensive
Plan is the shift towards an economic emphasis on developing eco-tourism, hospitality, and
related service industries throughout the Town. Goal 4 of the Comprehensive Plan is therefore
to promote economic development that will expand the Town’s ratable base and will provide
existing and future residents with a range of business and employment opportunities. The
consensus of the Steering Committee and the public alike is that the Town should follow
approaches to enhance tourism to be the leading economic activity in the Town, catering to
overnight guests who travel to visit the Town’s unique outdoor recreation opportunities, natural
areas, historic hamlet centers, and water resources. Harnessing such a new, emerging market in
the Town will involve the expansion of tourism-related uses and industries, with a particular
emphasis on hospitality and lodging, local restaurants, outdoor recreation vendors, and those
similar uses which a visiting tourist market would patronize.
1.

ECO-TOURISM

Recently, the Town has observed a spark in interest related to hospitality and lodging, particularly
within the context of an increase in tourism within Sullivan County. In 2015, New York State voted
to select the Montreign Resort Casino at Adelaar proposal, located in the Town of Thompson, as
one of three new gaming permits to be issued throughout the State as a means of increasing
gaming-related tourism and industry. Additionally, the Village of Monticello in Sullivan County is
home to the Monticello Raceway Casino and Track. The Town of Mamakating is located
strategically along State Route 17 (the Quickway) on the route many patrons of these facilities
will use to access them, which presents a viable opportunity for the Town to market itself as a
destination for outdoor recreation and other natural experiences. In 2018 the Resorts World
Casino (Montreign) has opened and in 2019 the adjacent Karkrite Resort and Indoor Water Park
has been constructed. Also in 2019 the Casino at Monticello Raceway has announced its
closure.
Objective 4.1 of the Comprehensive Plan seeks to protect the significant environmental features
in the Town as a means of promoting eco-tourism activities and becoming a regional trendsetter
in eco-tourism development, and accommodate land uses adjacent to these resources that
would benefit economically. The presence of multiple rail-to-trail features and significant
regional hiking trails throughout the Town are additional resources which lend support to ecotourism and related industries. The D&H Canal Trail, Long Path, O&W Rail Trail, and the
Shawangunk Ridge Trail are just four examples of these major features which are hiked, biked,
and patronized by thousands of users each year.
Objectives 4.2 and 4.5 seek to revitalize the hamlets to promote tourism and re-establish local
commercial and retail trade, both for resident needs and as a draw for tourists. The
Westbrookville Eco-Tourism Hamlet Center concept was thoroughly explored throughout the
Comprehensive Plan Update process; this hamlet could potentially accommodate new
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development which supports the overarching goals of attracting visitors to enjoy the natural
resources and outdoor amenities that are immediately adjacent to Westbrookville, including the
Bashakill Wildlife Management Area, D&H Canal Trail, and the Shawangunk Ridge Trail. New
development in the form of outdoors shops, equipment rental, and other hospitality-oriented
businesses and restaurants could create a vibrant new center within the Town with the potential
to attract tourists, hikers, canoe and kayak riders, as well as those who would follow and watch
the abundant animal species throughout the Bashakill Wildlife Management Area ecosystem.
Throughout such conceptual planning for the Westbrookville Hamlet, the concepts of
sustainability and compatibility with nature could help to elevate Mamakating as a regional
trendsetter and model for sustainable nature tourism.
The use of a Historic hamlet center, such as the Phillipsport-Summitville hamlet, has the potential
to draw visitors to sample the deep history and rich cultural past of the Town. In addition to a
variety of historic structures, churches, and homes, the Phillipsport-Summitville hamlet center
also provides a connection to the history of the Town as the Delaware & Hudson (D&H) Canal
came through the Town and opened up the area to boat and shipping traffic. The Canal
influenced the construction of a new era of Boat and Canal Houses, and other support structures
that are now eligible for Historic Designation.
The Town Board should work with the Mamakating Local Development Corporation (LDC) to find
ways to promote and cross-brand eco-tourism opportunities within the Town. The LDC can act
as a mini-chamber, fostering communication and cooperation between hospitality businesses,
coordinating marketing campaigns, and acting as an agent to seek grants and other funding
assistance to foster new tourism related businesses.
The Town should introduce wayfinding signage directing tourist traffic to the various Villages and
Hamlet Centers within the Town, and any other major tourist destinations, including trailheads,
interpretive centers and State facilities.

2.

AGRICULTURE

Farming and agriculture were historically significant in the Town of Mamakating, and continue to
have a noteworthy presence across the landscape. While the number of active farms has steadily
declined over the past thirty years, it is important to note the suitability of Mamakating to
agriculture based on the presence of specific soil types which are considered prime for
agricultural uses. Accompanying this Comprehensive Plan Update is Figure 6 entitled Agricultural
Resources, which depicts the abundance of Prime Agricultural Soils throughout the Town in
addition to the framework of County-managed Agricultural Districts and properties which
accommodate agricultural uses. The Town is home to several existing farms and farm operations
including those dedicated to dairy farming and numerous other farm-field crops.
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Parallel to the larger trends in eco-tourism and hospitality, the notion of taking pride in locallysourced food has recently been at the forefront of the locavore movement. In a time with
increasing concerns related to food safety and the production and sourcing of food, locallysourced and organic food products have become one of the most sought-after and marketable
commodities in recent years. Following Orange County to the south, which is home to a rare
deposit of rich, arable soils known as the black dirt region and which exports significant volumes
of produce, dairy, and other local food items to New York City, the Town of Mamakating must
realize its prime location among the larger regional “foodshed” of the New York City metropolitan
area. By encouraging agriculture on appropriate sites throughout the Town and facilitating
agricultural uses through the Residential Agricultural land use area, the Comprehensive Plan
Update recommends exploring agricultural uses as an additional component of economic growth
throughout the next twenty years.
Most agricultural uses are prime consumers of water resources and both raising of livestock and
field crops involves the potential for pollutant runoff and soil erosion. The Town intends to
balance agricultural lands and agriculture with other uses in developing a land use plan based on
available water resources. In determining residential densities throughout the Town, the Town
has considered the intentional reservation of water resources for agricultural use. The Town
should consider regulations relevant to agricultural uses to help limit the migration of agricultural
chemicals and livestock-based nitrogen off of farms and into Town waterways. Additionally, the
Town should consider incorporating the recommendations of the Sullivan County Agricultural
and Farmland Protection Plan.
In summary, Objectives of the Comprehensive Plan update pertaining to economic development
include the following:
•
•
•
•
•
•

Protect the significant environmental features in the Town as a means of promoting ecotourism activities and becoming a regional trendsetter in eco-tourism development, and
accommodate land uses adjacent to these resources that would benefit economically;
Revitalize the hamlets and recapture their historic charm to promote tourism and reestablish local commercial and retail trade;
Encourage second home development, which aids in expanding the tax base, and
demands fewer year-round community services;
Promote unique service commercial and retail uses in the Villages and hamlets which
dually satisfy the needs of residents and cater to tourists;
Acknowledge and accommodate changing technology as it relates to expanded/dispersed
employment opportunities in residences;
Prohibit new mines and resource extractive industries and limit existing uses from
expanding significantly beyond current permit boundaries.
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3.

ECONOMIC DEVELOPMENT AREAS

The 2001 Comprehensive Plan included several large Economic Development Areas throughout
the Town which were intended to focus larger, conventional economic development within areas
that were both zoned for and equipped to handle such large-scale development. This framework
led to the construction and operation of several large commercial warehouse and distribution
centers, such as the Kohl’s Distribution Center located along U.S. Route 209 near the WurtsboroSullivan County Airport. While such large-scale facilities do contribute jobs and wages to the local
resident market, there is consensus
among the Town that such models for
advancing economic growth must be
better incorporated within the rural
and wild scenic character of the
community.
This has resulted in the Town Board
balancing
traditional economic
development exemplified by the Kohl’s
Distribution Center with a more
sustainable economic development
model which capitalizes on the natural
resources, hospitality amenities, and
local history and offerings to harness an
Kohl's Distribution Center along US Route 209 (Bing Maps)
eco-tourism-based
economic
development strategy in which visitors are drawn to the Town and spend locally.
The Town is already home to a large population of second homeowners, who choose
Mamakating for a rustic, rural retreat located relatively close to the New York Metropolitan Area.
The overall carbon footprint and environmental impact of an eco-tourism-based economic
development strategy is believed to be much less, especially in comparison to the truckdependent characteristics of warehousing and other intense uses, which are better located at
the junction of major Interstate Interchanges and closer to the NY Metropolitan Area market.
To this end, the Town Board has prescribed a land use plan that reserves areas near the Town’s
major interchanges with Route 17/future I-86 for more traditional large-scale facilities that
generate large volumes of truck or commuter traffic.
Just north of Wurtsboro the transitional area between the Village adjacent area and Wurtsboro
Airport is also prescribed for more traditional large-facility economic development, where such
uses do not generate high volumes of truck traffic through the Wurtsboro Village.

ENVIRONMENTAL DISCUSSION:
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Many of the land use pattern changes effectuating the Town’s economic development strategy
are described in the Environmental Discussions contained within the Land Use Chapter. This
includes among other changes, the relocation of future truck-traffic-generating industry to the
Village’s interchanges with Route 17/future I-86 and elimination of those uses from the area
around Wurtsboro Airport south to the Village of Wurtsboro.
The overall shift in the Town’s economic development strategy towards one that caters to
expanded opportunities for tourism-related businesses and industries may result in an increase
of vehicles accessing the Town, particularly during peak summer months. However, it is believed
that the transition to eco-tourism-based economic development would result in far smaller of an
increase in intensity of land uses and would likely compare favorably to commuter-related traffic
and truck traffic generated by attracting the types of industry envisioned for the Town under the
2001 Plan. Smaller-scale eco-tourism hospitality also compares favorably in scale to the largescale traditional resort-development recommended under the 2001 Plan, if such large-scale
development had a vibrant market.
Eco-tourism as an economic development strategy emphasizes the natural, undisturbed
landscape and preservation of natural resources in order to attract visitors, investment, and
spending to the Town. This model significantly differs from traditional industry, which relies on
a workforce in a centralized commercial operation, often producing products at the expense of
natural resource degradation, pollution, trucking and increased traffic volumes. Traditional
Industry was previously the target of the economic development areas created by the Town as
part of the 2001 plan.
The expansion of agriculture in the Town would be accompanied by shifts in food handling,
production and shipping, although the total carbon footprint dedicated to the importation of
food into the Town would be reduced. Additionally, the increase in food production in
Mamakating, would likely result in a reduction in the average miles travelled for food bound for
the New York Metropolitan Area, as much of that food is currently imported from greater
distances.
Any developments that parallel or follow such increases in eco-tourism-related growth or
agriculture would be subject to site-specific SEQR analysis, particularly for facilities that are
located near or adjacent to undeveloped natural areas within the Town. The economic
development policies recommended by the Plan are anticipated to result in positive economic,
social and environmental improvements.
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Infrastructure
Telecommunications
Throughout the Comprehensive Plan Update, the Steering Committee placed an emphasis on
further developing and expanding telecommunications infrastructure throughout the Town of
Mamakating. This is, in part, due to the perceived gap in services that exists within the Town,
particularly for broadband internet access, mobile/cellular network coverage, and corresponding
network support services. Anecdotally, the Town of Mamakating has been a challenging
landscape for developing mobile/cellular networks, mainly due to the presence of the
Shawangunk Mountain ridgeline and other variations in topography and the coverage limitations
caused by these features despite additional cell tower development. From an emergency services
perspective, the lack of mobile/cellular network coverage presents numerous problems for
communication between emergency responders and the resident population. The
Comprehensive Plan therefore recommends commissioning an effort to identify additional sites
within the Town which would be most suitable for mobile/cellular tower development, in order
to accomplish the following goals:
•
•
•
•

Close gaps in mobile/cellular network coverage among major providers by examining
locations with viewshed and/or reception limitations;
Facilitate the siting of new mobile/cellular towers which provide high-speed mobile data
services throughout the Town and for Town residents;
Promote the co-location of multiple mobile service providers upon single tower installations to
limit the number of towers and enhance competition for the local resident cellular market; and
Provide a network of mobile/cellular towers that will retain functionality during power
outages or other emergency scenarios.

Residential Broadband internet access has historically been limited throughout the Town of
Mamakating and Sullivan County as a whole. The Comprehensive Plan Update must consider the
advanced role that broadband connectivity is now playing in our 21st century market economy,
particularly as it relates to the facilitating of a decentralized workforce, telecommuting, and a
means of working from home for thousands of professionals nationwide. The overall increase in
high-speed broadband internet penetration no longer represents an amenity, but a necessity for
many industries and individuals. The expansion of broadband internet access throughout the
Town of Mamakating must be facilitated and pursued so that high-speed connections are
accessible to every resident and household regardless of their location or remoteness within the
Town. This can be achieved by incentivizing cable and/or fiber network expansion by local utility
companies, requiring the provision of high-speed internet access for new developments, and
pursuing grants which provide Federal or State assistance towards closing local gaps in
broadband internet access throughout New York State.

ENVIRONMENTAL DISCUSSION:
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The commission of a study to identify new cellular towers throughout the Town does not warrant
site-specific SEQRA, but is rather intended to indicate to mobile providers and tower leasing
companies where new cellular towers will provide the best network coverage. The expansion of
broadband internet throughout the Town will likely be a function of provider innovation and
technology upgrades to existing service networks, although new cable and/or fiber routes will
likely need to be run along roadway right-of-ways, either as overhead utility lines or in subsurface
utility lines.
Water Supply & Sewer Districts
Throughout the past fifty years, the Town has witnessed an overall decline in the number of
potable water systems serving subdivisions and communities of 50 homes or more. As of 2017,
the only existing public water supply service area within the Town is that which is serving the
Village of Wurtsboro. There is additionally a community water system serving the Wurtsboro Hills
development, however it is privately owned and maintained. The unincorporated Town of
Mamakating is almost entirely dependent on individual well systems to provide homes,
businesses and residents with potable water supply. This is reflected in the current pattern of
development throughout the Town; as well-based water supplies require lower densities and
separation from septic leech fields, it comes at no surprise that Mamakating has a very low
population density and the majority of structures are constructed upon lots comprised of 1.0 acre
or larger.
Regarding centralized sewer service, the only area within the Town of Mamakating that is served
by a central sewer remains within the Village of Bloomingburg. The Village owns and operates a
wastewater treatment plant which recently underwent a substantial capacity increase primarily
to serve the Chestnut Ridge townhouse project. The Village’s sewer service area does not serve
any portion of the unincorporated Town of Mamakating, thus the status quo in sewage treatment
throughout the Town remains the standard septic system and leech field. The implications of an
absence of such infrastructure would serve to curtail any significant residential development
projects within the Town unless developers commit to investments in water and/or sewer service
infrastructure.
While the scale of residential development envisioned by this Plan is consistent with the use of
wells, septic tanks and leech fields, the Town may critically evaluate whether the more
established residential neighborhoods would benefit from the installation of central water and
sewer services. Financing and construction costs associated with the creation of these districts
are a formidable expense that many property owners would not be willing to contribute towards.
Higher density commercial and residential development should only occur where adequate
water or subsurface sanitary capacity exists or can be made available on a cost-effective basis.
Additionally, the Town finds that:
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•
•
•
•
•
•

•

sewage collection systems, sewage treatment plants and central water systems
constructed or funded by private developers may prioritize construction cost over enduser cost and longevity;
most sewage collection systems and treatment plants and central water systems have
limited operational lifespans with significant end-of-life costs;
DEC is continuously refining permit standards, making older infrastructure obsolete;
the ability for small enclaves of residences to afford ongoing maintenance, compliance
and end-of-life replacement/rehabilitation is extremely limited, often causing
municipalities to eventually take over such private systems;
the receiving waters of the Basha Kill and Shawangunk Kill support a complex ecosystem
of wetland and upland habitat;
small private package plants are rarely designed to meet the DEC's highest standards for
tertiary treatment and have the potential to impact these ecosystems to a greater extent
than lower-density development with subsurface disposal systems or larger municipal
plants with tertiary treatment;
only a municipally-owned plant subject to acceptance by the Town of Mamakating can
guarantee the ongoing effectiveness and cost-feasibility of central sewer and water
systems, thereby safeguarding the health, safety and general welfare of the Town's
natural resources, Town residents and downstream neighbors.

Throughout this plan, recommended densities in areas suitable to higher densities such as
Hamlets, and Village Adjacent Areas, vary based on the availability of central water and/or sewer
utilities. Higher density is not possible without such services and there is little recourse for the
Town to require residents to relocate or vacate individual residences in the event that such
central utilities cease to operate adequately nor is there a mechanism by which the Town may
effectively require a utility system owned by other entities to be repaired to adequate
operational status in a timely manner to prevent harm to the Town's residents and natural
resources.
Therefore, higher densities recommended by this Plan are only recommended if a central water
system or sewer system is provided, and endorsed by the Town. Such endorsement should be
based on a design that meets the highest standards for treatment; provides the greatest
practicable level of protection for ecological and human health; provides superior equipment in
terms of reliability and anticipated service cycles; utilizes the most cost- and energy-efficient
processes and equipment available; and have enough end users to ensure ongoing maintenance
or are provided with appropriate funding mechanisms in order to provide appropriate long-term
maintenance, upgrade and replacement without fiscally burdening non-users or the Town
generally, now or in the future in the case that the Town must take over and maintain the system.
Other central water and sewer utilities, whether privately owned or publicly owned but not
endorsed by the Town of Mamakating, may be used to provide service to residences so long as
they meet all applicable state, county and Town standards. However, the permitted residential
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density shall not be greater than that which would be permitted by the provision of individual
well and subsurface waste disposal systems.

Goal 5 of the Comprehensive Plan update calls for provision of essential infrastructure in areas
planned for higher density residential and planned nonresidential development.
Among the objectives related to infrastructure, the Comprehensive Plan update summarizes the
above discussions pertaining to Telecommunications and Water Supply and Sewer Service
Districts:
•
•
•

Ensure that adequate telecommunications infrastructure is available throughout the
Town to serve residents and businesses, including broadband internet access,
mobile/cellular network coverage, and corresponding network support services;
Identify sites which would be most suitable for mobile/cellular tower development in the
Town.
Ensure that any future public water supply wells or wastewater treatment plants meet
the Town’s superior standards if they are to be used as a basis for higher density.

ENVIRONMENTAL DISCUSSION:
The expansion and further development of telecommunications infrastructure, including
mobile/cellular tower construction and the expansion of broadband internet service via
underground cables or fiber, would be evaluated on a site-specific basis relative to proposed
installations and the environmental impacts associated with those locations. It is envisioned
that improved telecommunications infrastructure would provide positive social and economic
impacts. Recommendations requiring Town endorsement of public utilities used as the basis
for increased density will improve environmental protection of receiving waters as well as
provided added social protections to public health and reduce the potential for future fiscal
impact to the Town. The proposed policies will not restrict growth and development but rather
promotes more responsible development in a sustainable manner that incorporates features and
designs to protect the Town’s ability to sustainably provide utility services affordably.
This Comprehensive Plan update supports and confirms the strategy of the Town to encourage
cellular communication companies to locate facilities in a sustainable manner that promotes colocation and incorporates other measures to minimize potential impacts caused by construction
of new towers.
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Transportation
The goal of the Transportation element of the Comprehensive Plan is to ensure the efficient
movement of people and goods, connect various areas of the Town, and facilitate access to areas
which will accommodate the shift towards newer economic development models of eco-tourism
and historic tourism, such as the hamlet centers and the Bashakill Wildlife Management Area. The
Town of Mamakating is endowed with a major transportation system primarily consisting of
roadways, but also increasingly defined by trails and public transportation systems. New York State
Route 17 (Interstate 86) and U.S. Route 209 are the primary spines of the roadway system, and are
supported by a series of County and Town roads which collect traffic from the major arterials and
distribute traffic to various areas of the Town. The maintenance of these roadways is shared
between NYSDOT, Sullivan County DPW, and Town DPW, according to the type of road.
Public Transportation Amenities
The Town of Mamakating currently has one large Commuter Park and Ride located at the
interchange of State Route 17 and U.S. Route 209. This lot provides residents of Mamakating and
nearby Towns the opportunity to park a vehicle and ride via ShortLine Bus Service to several
destinations throughout the New York Metropolitan Area, with the majority of commuters making
the full ride to Manhattan. This vital resource provides the only form of public transportation within
the Town for those trying to commute and head to points south. It also provides access to the
Town for visitors throughout the Metropolitan region seeking enjoyment of the Town’s natural
resource. Buses run seven days a week, and provide service from points in New York City, New
Jersey, and the Hudson Valley.
Although many of the newer, location-based ridesharing applications utilized by residents of urban
areas do not serve the Town of Mamakating nor the majority of Sullivan County, there is local taxi
service available. Busy Bee taxi is notably one of the most popular taxi services in the Town, and has
been known to provide transportation for tourists and visitors from as far away as the Middletown
station of the Metro North - Port Jervis line in Orange County. While the local public transportation
market is undoubtedly underserved from a supply point of view, the seasonal nature of tourism
within the Town combined with the high percentage of car ownership has led to a large gap in
service for those reliant on public transportation. The Town must recognize this need and take
initiatives to rectify the situation in order to make traveling throughout the Town easier not only for
tourists, visitors, and overnight guests, but for the segment of the resident population who are
unable to operate or do not have access to a vehicle.

Non-Motorized, Bicycle, and Pedestrian Transportation
While the Town is served by a thorough network of off-road bicycle and hiking trails which offer
opportunities for non-motorized transportation, there is a notable lack of on-road bicycle routes,
corridors, and pedestrian linkages throughout the majority of portions of the Town. Above all,
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these types of improvements would be most beneficial within the Town’s hamlet areas. Ensuring
that pedestrians, hikers, bicyclists, motorists, and riders of public transportation are safely
accommodated for throughout the street network is one of the founding principles of the
Complete Streets movement. New York State passed the Complete Streets Law in 2011 which
requires that Complete Streets design guidelines be considered for the planning, design,
construction, and reconstruction of roadways when receiving state and federal funds.
The identification of opportunities for new non-motorized transportation connections must
contextualize the existing roadway hierarchy within the Town, and the current hierarchy of
development centers throughout the Town. Linkages must be established so that outlying
neighborhoods are connected to hamlets and Village centers throughout the Town; this could be
facilitated by designating bicycle corridors along roads that link these areas together. Such
corridors do not always have to follow roadways, and effort must be taken to identify other
potential corridors which would facilitate the expansion of a network of multiple-use trails and
non-motorized transportation opportunities throughout the Town.
Funding for Complete Streets projects, which intertwine the multi-modal aspects of nonmotorized transportation planning with sidewalk and pedestrian infrastructure appropriate
within rural communities, is currently a contemporary issue in New York State, with many grant
opportunities and non-profit institutions awarding funds to implement particular projects which
exhibit the benefits of Complete Streets programs. In addition to local organizations such as
Cornell Cooperative Extension of Sullivan County, other State-wide grant programs such as Safe
Routes to School often provide funding to programs which dually enhance pedestrian safety and
also provide a safe means by which school children can walk or get to school. Within Mamakating,
there are significant opportunities to improve and enhance pedestrian linkages and sidewalk
safety both for the hamlet centers, throughout the Town, and in linking with the Villages. Overall,
a walkable community is one that is healthier, takes greater pride in the outward appearance of
streetscapes and sidewalks, and is much safer for residents of all ages to get out and enjoy the
outdoors through walking and bicycling.
Cornell Cooperative Extension Sullivan County
As a community development institution in Sullivan County since 1914, Cornell Cooperative
Extension Sullivan County (CCE) has pledged to work with the Town of Mamakating to build a
healthier community by assisting the town in applying Complete Streets concepts and design to
the comprehensive plan, for the purpose of increasing opportunities for physical activity. When
streets are ‘complete’ – safe, comfortable, and convenient for people walking, bicycling, and
driving, people of all ages and abilities can be more active. CCE may provide support through
public education, policy development assistance, and when funding is available, facilitating the
purchase of supplies, equipment, and signage to support Complete Streets project
implementation, pedestrian-scale development, and streetscape design.
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Goal 6 of the Comprehensive Plan update seeks to ensure the efficient movement of people and
goods and promote economic development activities in areas near major transportation
corridors while maintaining the rural character of the Town. The Objectives pertaining to
Transportation are listed below:
•
•
•
•
•
•

Define a hierarchy of roadways according to function and form, and implement a set of
roadway specifications consistent with the anticipated level of use and appropriate to a
rural community;
Designate bicycle corridors along roads that link neighborhoods with the hamlets and
Villages;
Limit the creation of new roadways outside of the Villages and hamlets by clustering new
development along existing roads;
Identify potential corridors to further expand the network of multiple-use pedestrian and
non-motorized trails throughout the Town, and funding sources for doing so;
Include directional signage to attractions and centers for all forms of transportation
including pedestrians, bicyclists, and trail users;
Provide continuous pedestrian corridors within Villages and hamlets which enhance
pedestrian connectivity and facilitate a walkable community.

ENVIRONMENTAL DISCUSSION:
The adoption of policies regarding development of public transportation options, complete
streets, sidewalks, and non-motorized transportation planning would result in significant positive
environmental impacts, by opening avenues for non-fossil-fueled powered travel, thereby
lowering energy consumption and greenhouse gas emissions. Positive social impacts may
result as non-motorized transportation facilities will provide avenues for exercise and benefit
public health. Complete Streets will not detract from the natural beauty and rural character that
Mamakating has to offer. Any site-specific or road-specific plans for the installation of sidewalks,
trails, or crosswalks would be evaluated for environmental impacts through individual sitespecific SEQR review. Economic benefits could be achieved as tourists may be drawn to use the
Town’s trails for recreational purposes.

93

Sustainability
Background
Although associated most closely with the environment, sustainability is a far broader concept.
As defined by the American Planning Association, sustainable development “maintains or
enhances economic opportunity and community well-being while protecting and restoring the
natural environment upon which people and economies depend.” Sustainability should be
achieved with an integrated approach to planning for land use, transportation, the environment,
housing, economic development and infrastructure.
The 2017 Comprehensive Plan Update is part of a broader effort on the part of the Town of
Mamakating to support principles of sustainability in the community. Through the
comprehensive planning process, the Steering Committee identified sustainability goals that can
be achieved through the Comprehensive Plan and developed strategies to promote the reduction
in energy and GHG emissions through the identification of applicable renewable energy types
within the Town. In particular, the Comprehensive Plan attempts to promote principles of
sustainability related to community design, growth within the bounds of available resources and
environmental limitations, green infrastructure, renewable energy policy, transportation
infrastructure, building energy efficiency, environmental resources, and solid waste
management. Goal 7 of the Comprehensive Plan Update encourages the expanded use of
renewable energy sources, green building practices, and the principles of Leadership in Energy
and Environmental Design Neighborhood Development (LEED-ND) and smart growth throughout
the Town in order to promote energy independence and become a regional trendsetter for the
implementation of green, eco-friendly, and sustainable development standards.
Many of the objectives within this section pertain to the need to explore and research renewable
energy technology and safety. Objective 7.3 states the need to provide an appropriate framework
to regulate the installation of renewable energy infrastructure and facilities within the Town’s
residential, commercial, and industrial zoning districts, and one which aligns with the Town’s
future land use plan.
Best Practices and Policies for Sustainability
Several regional and national studies provide policies that are herein adopted as a means of
increasing community sustainability:
Mid-Hudson Regional Sustainability Plan (2013) – This report, funded through the Cleaner
Greener Communities program for a consortium of communities in the region, is intended to
promote sustainable development focused on climate change mitigation and adaptation,
environmental justice, economic development and governance. Key goals of the Plan that
Mamakating affirms are:
•
•

Reducing vehicle miles traveled (VMT);
Reducing transportation GHG emissions per capita; and
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•

Reducing stationary fuel consumption GHG emissions.

Sustaining Places: Best Practices for Comprehensive Plans (2015) – The American Planning
Association (APA) has identified a set of standards for comprehensive plans to encourage
communities to plan for meeting the needs of current and future generations without
compromising environmental resources. The APA’s Comprehensive Plan Standards for Sustaining
Places are organized around six overarching themes and promotes several principles that
Mamakating affirms:
A livable built environment;
•
•
•
•
•
•

Plan for mixed land-use patterns that are walkable and bikeable;
Encourage design standards appropriate to the community context;
Provide accessible public facilities and spaces;
Conserve and reuse historic resources;
Implement green building design and energy conservation;
Discourage development in physical hazard zones;

Harmony with nature;
•
•
•
•
•
•
•
•
•
•

Restore, connect and protect natural habitats and sensitive lands;
Plan for the provision and protection of green infrastructure;
Encourage development that protects natural topography;
Enact policies to reduce carbon footprints;
Comply with state and local air quality standards;
Encourage climate change adaptation;
Provide for renewable energy use;
Provide for solid waste reduction;
Encourage water conservation and plan for a lasting water supply;
Protect and manage stream, watershed and floodplains;

A resilient economy;
•
•
•
•
•

Plan for a balanced land-use mix for fiscal sustainability;
Promote green businesses and jobs;
Encourage community-based economic development and revitalization;
Provide and maintain infrastructure capacity in line with growth or decline demands;
Plan for post-disaster economic recovery;

Interwoven equity;
•
•
•
•

Provide for a range of housing types;
Plan for a jobs/housing balance;
Upgrade infrastructure and facilities in older and substandard areas;
Protect vulnerable populations from natural hazards;
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•

Promote environmental justice;

Healthy communities; and
•
•
•
•
•

Reduce exposure to toxins and pollutants in the natural and built environment;
Plan for physical activity and healthy lifestyles;
Provide accessible parks, recreation facilities; greenways, and open space near all
neighborhoods;
Plan for access to healthy, locally grown foods for all neighborhoods;
Plan for equitable access to health care providers, schools, public safety facilities, and arts
and culture facilities;

Responsible regionalism:
•
•
•

Coordinate local land-use plans with regional transportation investments;
Delineate designated growth areas that are served by transit;
Promote regional cooperation and sharing of resources;

A noteworthy growth sector within the Town of Mamakating and Sullivan County has been the
development of solar energy collectors as a renewable energy resource. Given the abundance of
year-round sunlight in the Sullivan County Catskills and the overall reduction in costs associated
with photovoltaic (PV) energy collectors, solar energy is one of the leading opportunities to
further develop a green energy grid within the Town. However, the Town must develop policy
regarding the appropriate sites for and installation of solar (PV) energy collectors. Existing
vacant farmland, open meadows, vacant industrial sites, and formerly developed areas free of
vegetative cover should be prioritized for such facilities, while forested areas and
environmentally-sensitive corridors should remain in their natural state without clear-cutting to
facilitate solar energy collectors. In addition to solar, the Town has also been identified as a viable
location for geothermal energy development, particularly in the form of district heating and
cooling through the use of underground piping and conduit systems. The potential for this energy
resource to be developed on a large or industrial scale in the Town has not yet been
demonstrated, however there are noteworthy opportunities for individual homeowners or
developments to incorporate geothermal design elements as a means of reducing energy costs
and the carbon footprint associated with heating, ventilation, and air conditioning.
The Town has grave concerns regarding siting of utility-scale windpower within the Town.
Highest wind speeds would be available atop the Shawangunk Ridge, and could result in
significant viewshed impacts, that would not only impact the character of the Town, but could
also undermine the Town’s economic development strategy of promoting its unspoilt natural
open spaces as an eco-tourist draw. Additionally, the Basha Kill wetland was created by the
NYS DEC in the 70s for the primary purpose of creating wood duck and black duck breeding
grounds. The Bashakill Wildlife Management Area and adjacent DEC parks and reserve along
the Shawangunk Ridge create a major corridor for wildlife, especially migratory birds. There is
at least one pair of nesting eagles and several other protected species of raptors, water fowl,
96

marsh birds and songbirds have been observed throughout the Basha Kill. The introduction of
windpower to the Town could pose a real danger to the ecology of the town and protected
species individuals. Private-scale windpower should be further studied to determine if
appropriate locations could be accommodated within the Town, especially to support agricultural
use.
Objective 7.5 calls attention to the need to review and revise portions of the Town’s Zoning Code
to encourage sustainable development and the incorporation of new, innovative techniques in
site planning and building design. Other objectives regarding sustainability are provided below:
•

•

•

Ensure that land use and residential density within the Town is authorized only within the
capabilities of natural resources, utilities, transportation infrastructure, environmental
constraints to support them, and concentrate future density and land use near existing
nodes of habitation throughout the Town;
Identify the types of renewable energy production which may be explored for suitability
and economic viability within the Town, as well as those appropriate and in balance with
the unique character and scale of the Town;
Emphasize the importance of energy efficiency, sustainability, and green building design
standards to reduce the adverse environmental and economic impacts associated with
reliance on fossil fuels.
Implementation

The most effective way to incorporate sustainable principles into the Town's Comprehensive Plan is
to promote a land use pattern that:
•
•
•
•
•
•

Budgets water resources among the Town's authorized desired land uses, but also including
considers of non-human ecological needs;
Avoids environmentally constrained areas such as steep slopes, wetlands, flood zones, less
suitable geology;
Develops within the capacity of existing infrastructure including roads, sewer collection and
treatment facilities, and only proposes expansion of those infrastructure resources for
documented and verifiable need and not speculative investment;
Plans for a range of uses that satisfies the local needs of residents including the production
of local food, provision of healthcare services, and provision of a range of housing for
persons working in the community;
Promotes reuse rather than demolition of historic resources;
Capitalizes on Mamakating's abundant natural resources for economic development.

ENVIRONMENTAL DISCUSSION:
Pursuing sustainability initiatives and incentives in the Town would result in an overall positive
environmental impact, less energy consumption, lower infrastructure costs and less CO2 and
greenhouse gas emissions.
Any location-specific installations of solar/PV energy collectors,
solar panels, or geothermal energy infrastructure would involve site SEQR analysis of all proposed
improvements.
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Historic Preservation
History is defined as a “narrative of events” or a “story.” Mamakating’s story has many chapters
that center on its importance as a major transportation link in the region. The Town has served
as an Indian trail, a canal route, a rail-way, and a high-way, each transportation system serving
to expand the Town’s settlement patterns, reflected in its various hamlets and Villages, as well
as its former summer colonies. Goal 8 of the Comprehensive Plan update seeks to preserve the
Town’s cultural and historic resources and special places, which reinforce the Town’s unique
identity, are a source of pride for all residents, and serve as points of interest for those attracted to
Mamakating as visitors or tourists.
Each stage of history is visible in the many artifacts, buildings and features which still exist in the
community, ranging from Greek Revival buildings to “Native American rock piles.” The
Comprehensive Plan seeks to preserve the elements of Mamakating’s landscape which provide
the community its unique sense of place – its own story.
As part of the Existing Conditions analysis of the 2001 Plan, the Mamakating Town Historian
compiled a “Places of Distinction” list identifying particularly noteworthy elements of the Town’s
history. This list remains relevant and several maps included in the 2001 Plans designated as
Figures 6A, 6B and 6C are reprinted here with the approximate location of these Places of
Distinction.
Several measures are recommended to protect the Town's historic resources.
1.

They include:

PROTECT AND REVITALIZE HISTORIC STRUCTURES

Protect and revitalize existing historic structures that provide the Town’s communities with its
sense of place. The most effective means of protecting local historic structures is to implement
a local historic preservation law. Section 119-dd of the General Municipal Law establishes that
Village and Town Boards are empowered to “provide by regulations, special conditions and
restrictions for the protection, enhancement, perpetuation and use of places, districts, sites,
buildings, structures, works of art and other objectives having a special character or special
historical, cultural, aesthetic interest or value. Such regulations, special conditions and
restrictions may include appropriate and reasonable control of the use or appearance of
neighboring private property within the public view, or both.”
It is recommended that the Town seek Certified Local Government (CLG) status and adopt a Local
Historic Landmarks Preservation Law to preserve the historic structures located throughout the
Town, but particularly within the Summitville-Phillipsport hamlet.
The CLG program is
administered by the New York State Office of Parks, Recreation and Historic Preservation. Such a
law will enable the Town to obtain funding for the identification and documentation of historic
structures within the hamlet and Townwide, and will contribute towards the goal of enhancing the
historic center concept for Summitville-Phillipsport.
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Historic Home within the Mamakating Park Historic District (Photo Credit: Mort Starobin)

2.

ADAPTIVE REUSE

The 2001 Comprehensive Plan recommended and this update affirms the allowance of flexibility in
land use controls for historic structures as an incentive for preserving them. The rehabilitation of
historic structures can be a costly endeavor; however, if an owner is provided with a range of
opportunities for use of a property, the cost may be offset by a more “marketable” use, thereby
encouraging preservation of the structure. The Comprehensive Plan recommends that if a property
is designated as a landmark or historic property, that it be permitted to be used for alternative uses,
including:
•
•
•
•
•
•
•

bed and breakfast;
dining establishment;
antique or artisan shop, art gallery, museum;
limited retail use;
office uses;
quasi-public uses;
mixed residential/commercial use.

Recognizing that many of these structures are located in the hamlets and Villages, these uses are
compatible with those recommended in the Land Use Plan element.

3.

HISTORIC RECOGNITION PROGRAMS
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Numerous communities have instituted voluntary plaque programs as a means of identifying and
acknowledging the existence of historic resources in the community. This 2016 Update affirms the
2001 Plan recommendation to encourage placement of plaques in areas of historic importance. With
the assistance of Planning Board members, the Town of Mamakating secured a Certified Local
Government (CLG) grant to establish a local historic structure recognition program for the hamlets of
Phillipsport and Summitville. Ultimately, the CLG funding and historic recognition program are
anticipated to lead to the creation of a Local Landmarks and Historic Review Commission.

Historic Phillipsport Community Center (Photo Credit: Mamakating Historical Society)

4.

STREET NAMES

Another means of perpetuating the historic sense of place is to encourage that new roads or buildings
use names that recall the past. Mamakating should consider requiring that any new proposed
public streets be named after historic persons or places or significant environmental features. The
Town Historian and/or a local preservation group could develop a list, which is then used to name
roads or community buildings.
Above all, the historic elements of these local communities provide an overarching theme towards
the unique “Sense of Place” within Mamakating that should be preserved and considered an asset
towards advancing the tourism-based economy in years to come. The below are listed as Objectives
involving historic preservation:
•
•
•
•
•

Revitalize existing historic structures that provide the Town’s communities with a
unique sense of place;
Enourage adaptive reuse of the Town’s historic resources;
Establish a Local Landmarks & Historic Review Commission to ensure proper
identification and preservation of the Town’s historic resources;
Develop a Town logo that recognizes the Town’s history;
Develop a uniform sign program for identifying historic resources in the community.

ENVIRONMENTAL DISCUSSION:
The adoption, incorporation, and implementation of historic preservation and/or reuse of historic
structures are policies which are intended to make the Town of Mamakating more appealing,
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both aesthetically and in character and are essentially carried over from the 2001 Plan. No adverse
environmental, social or economic impacts are anticipated as a result of these policies or efforts.
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Community Design
This section of the Comprehensive Plan is reaffirmed from the previous 2001 Comprehensive
Plan. Previous goals and objectives intended to reinforce the rural character of Mamakating, and
improve the aesthetic appearance of the Town’s Villages and hamlets are also reaffirmed, except
for the following objective:
•

Adhere to a set of design guidelines for the villages and hamlets that ensure new
development is designed consistent with the historic qualities and existing pattern of the
Village and hamlet built environment.

Throughout the update of the Comprehensive Plan, the notion of advisory architectural design
requirements for new development without any sort of review board was discussed and
recognized as an outstanding need for the Town. As the Town already has a thorough set of
design guidelines from the 2001 Comprehensive Plan, and additional guidelines which were
codified and revised in June 2017, the following new objective was developed:
•

Establish an Architectural Review Board (ARB) to mandate a set of Design Guidelines
throughout the Town which ensure new development is designed to be consistent with
the historic qualities and existing pattern of the Village and hamlet built environment.

The Town of Mamakating is blessed with a unique geologic and natural setting which is relatively
unmarred by large-scale or standard development.
For the most part, the community’s
nonresidential uses and community facilities are concentrated within the Town’s existing Villages and
hamlet centers where rural and Village-scale buildings still dominate the landscape. Residential
uses are also contained within these centers, but more and more, development is spreading outward
from the centers along the hillsides and valley floors of the Town.
A challenge of the Comprehensive Plan is to preserve the rural character and qualities of the Town
and yet accommodate residential and nonresidential growth. As more and more agricultural and
vacant parcels give way to residential subdivisions and other forms of development, how can the
Town protect the existing qualities of the community?
Many of these conflicts can be resolved from the outset if a community has a set of design guidelines
which describe the physical environment that the community is trying to preserve and foster. Thus far,
the Town of Mamakating has developed a set of Design Guidelines which were made part of the 2001
Plan; these design guidelines are included within Appendix 4. The design guidelines were a result of
community participation and Master Plan Committee input. In particular, community participation
came in the form of a community survey, public meetings, and a Visual Survey that was conducted to
determine community preferences.
Since 2001, several groundbreaking Design Manuals specific to the Hudson Valley have become
common literature with regard to sharing of common design principles, especially for rural
communities. The Orange County Design Manual, adopted in May 2011, includes references to a
concept known as the urban-rural divide. A substantial portion of the Orange County Design Manual’s
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guidelines for rural residential development and rural non-residential development could apply to the
Town of Mamakating as well. The Orange County Design Manual additionally provides guidelines for
commercial and mixed-use developments in hamlet- and crossroads-type areas which are similar in
size, population, and character to many of the hamlet areas within Mamakating. The Dutchess County
Greenway Guide also provides exceptional examples of rural and suburban design guidelines, many of
which can apply to the context of Mamakating. It is recommended that the Town of Mamakating revisit the previously created design guidelines to ensure that the recommendations of the
Comprehensive Plan are not only referencing the most recent and innovative design standards, but also
reflect changes in community perception about design and development within their community.
The Town may wish to vest Architectural Review authority with the Planning Board and limit
architecturally-oriented building review to the Hamlets, while promoting sound site- and development
design guidelines throughout the larger Town..
The old chapter from the 2001 Comprehensive Plan which is reaffirmed here is included within
Appendix 4.
ENVIRONMENTAL DISCUSSION
The majority of recommendations of this Chapter are to affirm the recommendations of the 2001
Plan, which will not result in impacts, not already considered with the adoption of that Plan.
This chapter does recommend the creation of an Architectural Review Board to review the design
of development projects. This recommendation, if implemented will likely increase the
attractiveness of new development and has the potential to increase historic preservation
protections. No significant adverse environmental, social or economic impacts are likely as a
result of this recommendation.
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State Environmental Quality Review
State Environmental Quality Review (SEQR) identifies the adoption of a municipality's land use
plan as an action that is presumed likely to have a significant impact on the environment. SEQR
particularly recommends that a Town prepare a Generic Environmental Impact Statement
(Generic EIS) for the adoption of a Comprehensive Plan.
A Generic EIS is broader than a site- or project-specific EIS. Because a Comprehensive Plan only
sets policy governing future land use and land development, and because zoning only regulates
land use and land development, details as to site-specifics (location, size, topography,
environmental resources, habitat, social setting, etc.) and to project-specifics (square footage,
height, operational and construction parameters, etc.) are not available. Therefore SEQR requires
that a Generic EIS should discuss the logic and rationale for the choices advanced.
SEQR instructs municipalities to base a Generic EIS on conceptual information and to identify
important natural resources, important cultural features, patterns and character. A Generic EIS
should discuss the implications of policies that narrow future options (such as regulations) as well
as analyze hypothetical situations that are likely to occur (such as increased population where
more intensive residential development is permitted). (See 6 NYCRR 617.10)
The Mamakating Comprehensive Master Plan Update, by its very nature, is its own Generic EIS.
The Plan analyzes existing and evolving concerns which the Town is confronting, considers the
existing built and regulatory environment, considers market pressures and proposes policies that
will serve to achieve the social and economic needs of the community as well as mitigate
potential impacts currently threatening natural, historic and cultural resources under baseline
conditions.
However, in balancing the triad of social, economic and environmental needs, a policy intended
to achieve one purpose may result in impacts to others. For example, the provision of affordable
housing to achieve social equity, may result in economic impacts from higher demand for taxfunded services and could result in increased traffic due to the higher densities typical of some
affordable housing developments.
Because of this, the plan update not only describes existing conditions, and the policies sought
to achieve the Town’s goals, but a Generic Environmental Impact Discussion follows each
objective proposed in this Plan. That Generic Environmental Impact Discussion serves as a
consideration of environmental, economic and social impacts that may occur as a result of
proposed policies and discusses the implications of these policies and the reasoning of the Town
in balancing the social, economic and environmental needs. In drafting these environmental
discussions, the following potential impacts were considered among others:
•

a substantial adverse change in existing air quality, ground or surface water quality or
quantity, traffic or noise levels; a substantial increase in solid waste production; a
substantial increase in potential for erosion, flooding, leaching or drainage problems;
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•

•
•
•
•
•
•
•
•
•
•
•

the removal or destruction of large quantities of vegetation or fauna; substantial
interference with the movement of any resident or migratory fish or wildlife species;
impacts on a significant habitat area; substantial adverse impacts on a threatened or
endangered species of animal or plant, or the habitat of such a species; or other significant
adverse impacts to natural resources;
the impairment of the character or quality of important historical, archeological,
architectural, or aesthetic resources or of existing community or neighborhood character;
a major change in the use of either the quantity or type of energy;
increases to the generation of greenhouse gases;
the creation of a hazard to human health;
a substantial change in the use, or intensity of use, of land including agricultural, open
space or recreational resources, or in its capacity to support existing uses;
the encouraging or attracting of a large number of people to a place or places for more
than a few days, compared to the number of people who would come to such place
absent the action;
the creation of a material demand for other actions that would result in one of the above
consequences;
changes in two or more elements of the environment, no one of which has a significant
impact on the environment, but when considered together result in a substantial adverse
impact on the environment; or
two or more related actions undertaken, funded or approved by an agency, none of which
has or would have a significant impact on the environment, but when considered
cumulatively would meet one or more of the criteria in this subdivision; or
economic impacts including but not limited to the loss of jobs, reduction in economic
activity, loss of revenue to taxing jurisdictions;
social impacts including but not limited to reduction in the affordability or range of
housing choices to the people of the State of New York, and the unfair distribution of
wealth, privilege, services and opportunities among segments of society (social justice).

This document serves as the Generic Environmental Impact Statement for the policies and
recommendations contained herein. Because of this, thresholds and criteria are established
and have been incorporated throughout the policies of this document, and within which
environmental impacts are anticipated to be minimized to the maximum extent practicable.
In adopting these policies, Mamakating has considered a range of acceptable alternatives, and
found that among this range of acceptable alternatives, and in consideration of economic and
social needs of the community, the policies contained herein best mitigate environmental
impacts, while most effectively achieving the Town’s vision.
The following potential impacts have been identified in the Environmental Discussions
throughout this Plan:
1. Environmental impacts could result from authorizing additional density in certain areas of
the Town.
2.

Social impacts from the reduction of housing options in various areas of the town.
105

Environmental Impacts from Authorizing Additional Density in Certain Areas
Two areas within the Town of Mamakating are recommended for increases in residential density.
Notably, density increases are proposed for the Hamlet of Westbrookville and the adjacent hamlets of
Summitville and Phillipsport. Currently these areas are zoned Hamlet Center and allow residential
density at 1 unit per acre without public utilities and 1 unit per 20,000 square feet with both public water
and sewer. Public water and sewer are not currently available in any of the Hamlets. This zoning
differs slightly from the 2001 Comprehensive Plan which recommended two-family homes on 1.5 acre
lots (3/4 units per acre) and 1/4 acres per unit with utilities.
Housing types currently permitted under zoning include:
•
•
•
•

Single-family detached residences;
Two-family detached residences,
Single-family attached residences as part of Planned Residential Developments;
Flats with up to six units per building as part of Planned Residential Developments.

It is noted that Planned Residential Development was not recommended for Hamlet Centers in the 2001
Plan.
This Comprehensive Plan recommends that base densities for single family detached residences remain
at one unit per acre. Base density for two-family residences are proposed to increase to one two-family
residence per 1.5 acres as recommended in the 2001 Plan. This may encourage more development of
two-family residences over one-family residences given the greater density. Densities permitted with
public utilities are proposed at half acre per single family, which is in line with current zoning, and less
than recommended in the 2001 Plan. Density is proposed to be doubled for two families to one twofamily per 3/4 acre lot which is more than current zoning allows, but less than is recommended by the
2001 Plan.
This plan also recommends second-story apartments over non-residential uses at a base density of 3 units
per acre. This use is currently only permitted in the HC in concert with a Planned Residential
Development and at base densities of 2 units per acre with utilities. The plan recommends that second
story apartments be allowed at densities up to 10 units per acre with the provision of public utilities, which
is significantly higher than the 4 units per acre currently recommended in the Plan.
Lastly this Plan also recommends authorizing the construction of Tiny Houses, as accessories to existing
residences. These Tiny Houses are also proposed to be permitted on shared lots at densities based on
their equivalent use of water and sewer resources compared to a single-family home. This latter
recommendation is likely to result in impacts that largely equate to single-family homes at the equivalent
densities although some increase to traffic may result as these Tiny Houses are most suitable to childless
households but still may contain a single-family-detached-equivalent number of adults each. The former
recommendation has the potential to double density in the Hamlets, although a more reasonable
estimate predicts that only a few residents will pursue this option for rental income, housing a caregiver,
Authorization of higher densities is only recommended subject to provision of Town-endorsed utilities
and through transfer of development rights from elsewhere in the Town. By requiring transfer of
development rights as a basis for higher densities in the Hamlets, the Town is ensuring an almost zero net
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increase in population across the Town (density credit is given for transferring density from high-priority
areas which allows for some population increase where priority areas are preserved). By utilizing the
TDR scheme, population is focused into the Hamlet Centers where transportation infrastructure and
higher densities already exist. Using a TDR-based density increase, will result in a more sustainable
development pattern resulting in the protection of open space, the concentration of population and more
efficient use of utilities and infrastructure. It is believed that focusing growth in the Hamlets (as well as
Neighborhood areas and the Village Adjacent Areas) will allow for sustainable communities to evolve
where reasonable population growth can support small hamlet-scale retail and non-residential offerings
within walking distance to residents.
This TDR-based density increase is recommended wherever higher densities are permitted based on the
provision of community utility infrastructure. This requirement for TDR as a basis for achieving higher
densities will result in a significant reduction in density throughout the Town.
The only density increase recommended beyond the 2001 recommendations and outside the TDR scheme
is the introduction of second-story flats at 3 units per acre. Multifamily units at higher densities are
currently only permitted in second story apartments in the areas surrounding the existing Villages and are
permitted at densities that conceivably could reach 30-40 units per acre (they are limited only by height,
setback, coverage and parking requirements). This plan proposes deauthorizing these multifamily uses
surrounding the Villages because the Villages themselves are a more appropriate location for multifamily
and the Town does not want to permit higher densities at the periphery of the Villages than is permitted
within the Villages. Instead, these uses are authorized at reasonable densities within the Hamlets both
as stand alone second-story apartments and as pure multifamily structures as part of a large mixed-use
planned development, so as not to interfere with the orderly development of the Villages.
Based on this analysis, the recommendation to increase in density in the Hamlet areas is not anticipated
to result in adverse environmental impacts as overall density throughout the Town, and especially around
the Villages will be reduced. The Hamlets are both existing population centers located along Route 209
and have been identified as appropriate areas for future growth.
With regard to PRD’s, no change is proposed to existing zoning provisions, and the recommendation of
this Plan to specifically authorize Planned Mixed-Use Development will not result in impacts as density
mirrors that of single-family detached residences.

Social Impacts from the Reduction of Housing Options in Various Areas of the Town
Several recommendations of this Plan narrow housing options in certain areas of the Town”
•
•

Deauthorizing Planned Mixed-Use Developments which allow single-family attached, and flats
from Residential Neighborhoods;
Deauthorizing Upper Floor Apartments from areas surrounding Villages, although never originally
recommended in the 2001 Plan;

It is noted that the following housing options are affirmed or recommended by this Plan:
•

Single-family detached residences ranging from ½ acre per unit to 25 acres per unit (gross) in the
Ridge and Valley Protection Area, Mountain Greenbelt, Burlingham Residential Area,
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•
•
•
•
•
•
•

Residential/Agricultural Area, Residential Neighborhoods, Hamlet Centers, Village Adjacent Areas
and Incentive Development Area;
Two-family detached residences in Hamlet Centers and Village Adjacent Areas;
Single-family attached residences in Village Adjacent Areas, as part of Planned Residential
Development in Hamlet Centers and as part of Planned Resort Community;
Upper-story apartments in Hamlet Centers;
Flats with up to six units per building as part of Planned Residential Development in Hamlet
Centers;
Multifamily residential as part of Planned Resort Communities in the Incentive Development Area;
Tiny Houses as principal uses or accessories to single-family detached residences;
Senior multifamily housing and Assisted Living Residences in Village Adjacent Areas;

The housing analysis beginning on page 20 provides a breakdown of the range of available housing options
in the Town as well as the range of housing values and gross rents. That analysis concludes that there
currently exists, at the time of plan preparation, a broad range of affordable housing options.
The recommended land use plan allows for the continued development of a wide range of housing types
throughout the Town. The Villages, which have their own Comprehensive Plans and Zoning provide
additional opportunities.
Based on the foregoing, the foreclosure of housing options in the areas directly adjacent to Villages and
in Residential Neighborhood Areas of the Town, is not likely to result in significant adverse social impacts.
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