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617.7 
State Environmental Quality Review (SEQR) 

Negative Declaration 
Notice of Determination of Significance 

 
 
Date of Adoption: _________, 2019 
 
This notice is issued pursuant to Part 617 of the implementing regulations pertaining to Article 8 
(State Environmental Quality Review Act) of the Environmental Conservation Law. 
 
The Town Council of the Town of New Paltz, as Lead Agency, has determined that the proposed 
action described below will not have a significant adverse impact on the environment and a Draft 
Environmental Impact Statement will not be prepared. 
 
Name of Action: Route 299 Gateway Rezoning and Associated Amendments to the 1995 
Comprehensive Plan 
 
SEQR Status: Type I  
 Unlisted  
 
 
Conditioned Negative Declaration:  YES 
  NO 
 
Description of Action:  This proposed action consists of updates to the 1995 Town 
Comprehensive Plan (the “Comprehensive Plan Amendment”) and the adoption of a local law to 
amend the Town Zoning Law, Chapter 140 (the “Local Law”). The focus of these changes is a 
group of parcels known in the aggregate as the Route 299 Gateway Area. This 230-acre area 
includes parcels surrounding NYS Route 299 from North/South Putt Corners Road to 
North/South Ohioville Road, generally following the boundary of the B-2 zoning district. It also 
includes a section of I-1 zoned property approximately bordered by South Ohioville Road to the 
east, the B-2 zoning district to the north, and the Thruway exit to the west. In May 2017, the 
Town Board adopted a moratorium halting new development approvals in the Route 299 
Gateway area so that the Route 299 Gateway Committee could develop a vision plan, update the 
Comprehensive Plan and prepare the related zoning. The resulting vision plan and proposed 
zoning law amendments will help to maintain New Paltz’s small-town character and quality of 
life consistent with the Town’s overall vision as expressed in its Comprehensive Plan. In 
addition, the proposed changes enable the creation of an attractive entranceway to New Paltz that 
accommodates multimodal traffic. The zoning law changes will establish four well-defined 
zoning districts (three new districts and an overlay district) and a predictable development review 
process intended to make it easier for developers, members of the Planning Board and Zoning 
Board of Appeals (ZBA), and the public to understand what is desired and expected from new 
development in the Route 299 Gateway Area.  
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The Local Law rezones portions of the Highway Business (“B-2”) Zoning District into three new 
Districts, the Main Street Mixed Use (“MSMU”) District, the Gateway Business (“GB”) District 
and the Gateway Hamlet District (“GH”), collectively, the Gateway Districts, and the Residence 
(R-1) District.  A new Planned Resort Overlay (“PRO”) District is proposed to be located south 
of Route 299 and east of Interstate 87 within the Route 299 Gateway Area. 
 
Location: Town of New Paltz, County of Ulster, State of New York                                                                                                                                                        
 
Reasons Supporting This Determination:   
 
Impact on Land 
 
The proposed action will not result in any significant adverse impacts on land.  The proposed 
action would amend the Town’s existing Comprehensive Plan and Zoning Law regarding 
development in the Route 299 Gateway Area, which already permits commercial development.  
Among other things, the Local Law would reduce impacts on land by requiring that all buildings 
in the Gateway Districts have a minimum of two floors instead of a larger single-story structure, 
providing for a maximum building footprint, and requiring the incorporation of low-impact 
stormwater infrastructure.   
 
A build-out analysis was prepared by Alta Planning and Design, entitled “Land Use Assumption, 
Gateway Zoning District” which concluded that the proposed changes in zoning are not 
anticipated to have a significant impact on land development intensity in the Route 299 Gateway 
Area and that the proposed regulations would promote “a higher quality of pedestrian-oriented 
design.” The Build-out Analysis considered impacts throughout the Route 299 Gateway Area, 
including impacts from the proposed PRO District.  
 
Impact on Geological Features 
 
The proposed action will not result in any significant impacts on geological features. A 
Preliminary Natural Resource Inventory for the New Paltz Route 299 Gateway Area (the “NRI”) 
was prepared by Hudsonia LTD, dated February, 2019.  No unique geological features or 
National Natural Landmarks were identified in the NRI or the EAF mapper and no significant 
impacts are expected.  
 
Impact on Surface Water and Groundwater 
 
The proposed action will not result in any significant adverse impacts on surface water and 
groundwater.  No land development or physical disturbance will occur as a direct result of this 
action and the regulations and rezoning will result in a higher quality of development which 
incorporates low-impact development techniques.   
 
A Preliminary Natural Resource Inventory for the New Paltz Route 299 Gateway Area (the 
“NRI”) was prepared by Hudsonia LTD, dated February, 2019.  The NRI identified existing 
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waterbodies, watersheds, streams and aquifers within the Route 299 Gateway Area.  A portion of 
land within the Route 299 Gateway Area is located over an unconsolidated aquifer.  Surface 
water resources in the Route 299 Gateway Area include wetlands, streams and ponds which drain 
either eastward to the Swarte Kill or westward to the Wallkill.  
 
In part of the Route 299 Gateway Area, the proposed zoning amendments increase the amount of 
required landscaping within parking lots and requires the use of green infrastructure and low 
impact development techniques, both of which will have beneficial impacts on the quantity and 
quality of stormwater flow into existing waterbodies in the Route 299 Gateway Area. Specific 
impacts from proposed projects will be addressed in detail by the Planning Board.  
 
One area identified in the NRI as having “major environmental constraints,” south of Route 299, 
is proposed to be rezoned as R-1 to reduce the intensity of permitted development within the area 
and the likelihood of contaminants seeping into surface and groundwater.  
 
The PRO District regulations would require that 35% of a Planned Resort be set aside as open 
space and that the project design be sensitive to areas of environmental constraints and 
incorporate the protection of environmental resources.  
 
Impact on Flooding 
 
The proposed action will not result in any significant adverse impacts on flooding.  As depicted 
on Figure 4 of the NRI, the eastern edge of the Swarte Kill’s flood zone touches the eastern edge 
of the Route 299 Gateway Area but is located outside of it in the General Floodplain District. 
The Town has previously adopted a Flood Damage Prevention law which limits development 
within the Town’s flood prone areas.  
 
A large portion of the “Active River Area” identified in Figure 4 of the NRI is being rezoned to 
R-1 to permit a less intense development of the area.   
 
Impacts on Plants and Animals 
 
The proposed action will not result in any significant adverse impacts on plants and animals.  No 
land development or physical disturbance will occur as a direct result of this action.   
 
The NRI has identified portions of the Route 299 Gateway Area as being located within the 
Esopus/Lloyd Wetlands and Ridges Significant Biodiversity Area.  No rare species are known to 
occur within the Route 299 Gateway Area. The marshes, wetlands, streams and ponds in the 
Route 299 Gateway Area may potentially provide habitat for the river otter, beaver, wood duck, 
pied-bill grebe, wood turtle and spotted turtle, and Indiana Bat, among others. The Town’s 
wetland and watercourse law regulates development within wetlands and watercourses, including 
vernal ponds, and would continue to protect these sensitive areas from development. The Route 
299 Gateway Area is presently zoned Highway Business and the proposed zoning amendments, 
which would require smaller building footprints and low-impact development techniques, would 
not result in any significant adverse environmental impacts.  
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Impact on Agricultural Resources 
 
The proposed action will not result in any significant adverse impacts on agricultural resources.   
 
The NRI identified most of the mineral soils in the Route 299 Gateway Area as Prime or 
Statewide Important farmland soils.  No areas of the Route 299 Gateway Area are currently being 
farmed and its location near two major thoroughfares and relatively small parcel sizes make 
farming unlikely. However, the proposed zoning will allow agriculture as a permitted use in the 
Route 299 Gateway Area where it is not currently a permitted use, allowing a landowner to take 
advantage of the Prime and Statewide Important farmland soils. 
 
Impacts on Historic and Archaeological Resources 
 
The proposed action will not result in any significant adverse impacts on historic and 
archaeological resources.   
 
The EAF Mapper identified two historic resources within the Route 299 Gateway Area, the 
Bogardus-Deyo-Lent House, which is deemed eligible for listing, located north of main street just 
west of North and South Putt Corners Road, which is an example of early 19th century federal era 
residential construction, and the Jacob and Charity Holsted House, which is an example of an 
18th century stone house located on Paradies Lane.  Both structures are currently located in the B-
2 commercial district and will continue to be located within mixed use commercial districts.  
Therefore, no new significant impacts are anticipated.  
 
The EAF Mapper also identified portions of the Route 299 Gateway District as archeologically 
significant.  The State Historic Preservation Office (“SHPO”) has reviewed the proposed zoning 
amendments and has determined that “no properties, including archaeological and/or historic 
resources, listed in or eligible for the New York State and National Registers of Historic Places 
will be impacted by this project.” Letter from R. Daniel Mackay dated September 6, 2019.   
Individual projects will need to consult with the State Historic Preservation Office on a case by 
case basis to assess their impact.  
 
Impacts on Transportation 
 
The proposed action will not result in any significant adverse impacts on transportation.  No land 
development or physical disturbance will occur as a direct result of this action.   
 
Alta Planning & Design has prepared a Build-out Analysis dated February 28, 2019 and a 
Trip Generation Analysis dated March 7, 2019 to assess potential trip generation from the 
proposed rezoning, including the PRO District, in comparison to build-out under the existing 
zoning.  Lindsay Zefting, PE, also attended the May 16, 2019 Town Board meeting to further 
explain the analyses and answer questions from the Board.  
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The analyses considered existing environmental constraints, such as wetlands, and concluded that 
there would be no significant difference in traffic generated under the existing zoning and  
 the proposed zoning regulations for the Route 299 Gateway Area.  Although some parcels could 
generate increased traffic, traffic from other parcels could be reduced. For example, Alta 
concluded that the Planned Resort Overlay District would result in 85-140 peak hour trips, 
instead of the 140-200 peak hour trips expected if the land were developed in accordance with 
the existing zoning regulations while a parcel north of Route 299 and east of South Putt Corners 
Road would result in 57 peak hour trips under the proposed zoning instead of the 35 peak hour 
trips if the land were developed in accordance with the existing zoning regulations.  
 
A subsequent analysis dated September 12, 2019, was prepared by Alta Planning and Design to 
assess impacts on traffic resulting for the proposed action as compared to the current traffic 
volume on Route 299.  Alta expects total traffic volume to increase by 16-19% at full build-out 
under the Local Law, an increase which can be mitigated “with minor roadway improvements, 
such as signal re-timings, signal coordination and the addition of turning lanes at certain 
intersections.” 
 
Consistency with Community Plans and Community Character 
 
The proposed action will not result in any significant adverse impacts on community plans or 
community character and will positively impact community character.  
 
The Comprehensive Plan Amendment and Local Law are an effort to bring the Town’s land 
use development patterns into more conformance with the community’s character and vision 
for growth.  For example, the 1995 Comprehensive Plan identifies Route 299 as being an area 
of concentrated commercial development and recommended increasing setbacks along this 
route to provide more space for right-of-way in the future. Today, however, the commercial 
sector is undergoing significant change with brick and mortar retail giving way to e-
commerce. The notion of simply widening roads to alleviate traffic congestion has been 
discredited and seems far-fetched in an era of limited public resources for infrastructure 
investment. What people value in communities has shifted as well, with more emphasis today 
on local economies, multi-modal transportation and complete streets, sustainable development 
practices, the integration of live, work, and play spaces, and placemaking in our conversations 
about community planning. 
 
The NYS Empire Trail has been established along Route 299, which provides pedestrian and 
bicycle connections to the Route 299 Gateway Area and opportunities for redevelopment of 
parcels in the Route 299 Gateway Area in a manner that integrates pedestrian and trail 
connections with commercial development and which utilizes “smart growth” principles. The 
Final Report of the Route 299 Gateway Committee outlines the vision of the Town and describes 
how the proposed zoning will implement that vision.    
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Housing 
Impact of the proposed zoning amendments on the availability of diverse housing options has 
been raised by members of the public.  Although the proposed amendments would rezone a 
portion of the existing B-2 District as residential, eliminating one potential opportunity for multi-
family dwellings, almost all of the remaining portions of the existing B-2 within the Route 299 
Gateway Area will be rezoned to encourage the creation of second and third floor apartments 
above commercial uses, consistent with smart growth principles that encourage the placement of 
people within walking distance of retail and service establishments.  Further, multi-family uses 
will be permitted in the Gateway Business and Gateway Hamlet Districts with site plan approval.  
 
The Ulster County Planning Board, after reviewing the proposed amendments, advised the Town 
that its earlier concern about the elimination of multi-family housing opportunities had been 
addressed, stating that “while the earlier edition [of the zoning amendments] did not allow for 
multi-family housing in the gateway districts . . . . the MSMU requires multi-story and 
encourages mixed-use.  Both the gateway hamlet and gateway business districts now allow multi-
family structures through the Town’s site plan review process.” See April 3, 2019 letter from 
Ulster County Planning Board.  
 
Alta Planning and Design has conducted a review of the Local Law to review the inclusion or 
exclusion of multifamily dwelling opportunities and has provided the Town Board with a memo 
dated September 13, 2019 summarizing its conclusions.  Alta concluded that “the proposed 
Zoning Law does not exclude the development of multi-family development.  This type of 
development is expected to be encouraged in the MSMU, GB and GH districts by requiring 
multi-story and mixed-use buildings.” 
 
Community Services 
The proposed action may result in a small impact on community services. The Town of New 
Paltz has existing emergency and educational services and any increased demand on public 
services can be handled by existing resources.   
 
The Town has considered potential impacts to emergency services. The build-out analysis 
concluded that the proposed Local Law would “not have a major impact on land development 
intensity.”  The Route 299 Gateway Area is largely developed and the zoning amendments 
would ensure that redevelopment is consistent with the Town’s vision. By letters dated 
September 19, 2019, the New Paltz Rescue Squad and New Paltz Police Department advised 
the Town that the proposed Local Law would not have an impact on services as the 
departments could handle any increase in calls resulting from build-out under the Local Law.   
 
The Town has considered potential impacts to the community from additional school children 
and has determined that any impact would be small. The build-out analysis concludes that 
there will be no major impact on land development intensity. Some portions of the Route 299 
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Gateway Area will be rezoned to single-family development, while second floor uses such as 
apartments or offices will be required in the new MSMU and GB Districts. According to 
data.nysed.gov total enrollment in the District has decreased by approximately 100 students 
over the past five years. 
Without a specific proposal for mixed-use dwelling units, the number of additional school 
children potentially generated by the Local Law is difficult to determine as the formula for 
evaluating any increase is dependent on the number of bedrooms per unit and the layout of the 
unit proposed. However, based on the lack of increase in overall development potential 
throughout the Route 299 Gateway Areas, coupled with declining enrollment in the school 
district, the Town Board has determined that any potential impact on the school district would 
be small and that existing resources are sufficient to handle any increased demand.  Individual 
projects would evaluate project specific impacts as part of site plan approval.  
 
Other Projects 
 
The Town Board is aware that a proposed project, Wildberry Lodge, is currently pending before 
the Planning Board.  Part of the proposed action would amend the Zoning Law to create the 
Planned Resort Overlay District, which would allow projects such as the Wildberry Lodge 
project within the Route 299 Gateway Area.  The Route 299 Gateway Area Rezoning and 
Wildberry Lodge projects have been planned separately and are independent of each other.  The 
specific impacts of the Wildberry Lodge project are being reviewed by the Planning Board and a 
Draft Environmental Impact Statement dated November 17, 2017 has been prepared and is being 
reviewed by the Planning Board and all interested and involved agencies. 
 
Although the Wildberry Lodge project initially proposed a rezoning in connection with its 
project, and the Town Board consented to the Planning Board serving as lead agency in a 
coordinated project review in early 2014, the Town Board has subsequently exercised its 
legislative discretion to reconsider the zoning of the entire Route 299 Gateway Area in a 
comprehensive manner.  In 2016 the Town Board adopted a nine-month moratorium on 
development in the Route 299 Gateway Area so that it could independently study the Route 299 
Gateway Area, including the area now proposed to be rezoned as the PRO District, and draft new 
zoning regulations. The Town Board also worked with outside consultants to study, assess and 
understand the effects of the proposed Route 299 Gateway Area rezoning, including the PRO, 
and comprehensive plan amendments.  The PRO District reflects the Town’s desire to have a 
large area of land uniquely situated by the NYS Thruway at the Gateway to the Town be 
developed in a comprehensive manner, whether by the current Wildberry Lodge applicants or by 
future applicants. 
 
Other Potential Impacts 
 
The Town Board has examined all other potential environmental impacts and found no evidence 
of any potential significant adverse impact, including, without limitation, potential impacts on 
energy consumption, noise, aesthetic resources, open space, or community or public health.   
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For Further Information: 

Contact Person: 
Address: 
 
Telephone: 

Neil Bettez, Town Supervisor 
PO Box 550, 52 Clearwater Road, New Paltz NY 
12561 
(845) 255-0604 ext. 126 

 
A Copy of this Notice Filed With:  

Town Board (Lead Agency) 
 
Town Supervisor 
 
Hudson River Valley Greenway 
 
Any person who has requested a copy 
 
 
 


