
 

 

 

 

 

 

TOWN OF ANCRAM 

Zoning Law 
Adopted November 20, 2014 

 
Amended November 19, 2020  

 

Amended January 2022 
[Includes LL1 of 2021 Solar Law] 

and 
Amended August 18, 2022 

 
 



Zoning as Amended 8 18 22 

2 

 

 
Article I. Title and Scope ........................................................................................ 8 
A. Title. .......................................................................................................................................................... 8 
B. Enactment and Authority.......................................................................................................................... 8 
C. Scope. ........................................................................................................................................................ 8 
D. Purposes. .................................................................................................................................................. 8 
E.  Supersession of Inconsistent Laws. .......................................................................................................... 9 
F.  Repeal and Replacement of Prior Zoning Law. ........................................................................................ 9 
 

Article II. Districts ................................................................................................. 9 
A. Names of Zoning Districts. ........................................................................................................................ 9 
B. District Purposes. .................................................................................................................................... 10 
C. Zoning Maps. ........................................................................................................................................... 12 
D. Interpretation of District Boundaries. .................................................................................................... 12 
E. Application of District Regulations .......................................................................................................... 12 
F. Establishment of a Floating Business District .......................................................................................... 13 
 

Article III. Uses ..................................................................................................... 23 
A. Permitted and Special Permitted Uses ................................................................................................... 23 
 

Article IV. Density and Dimensions ..................................................................... 50 
A. Purpose. .................................................................................................................................................. 50 
B. Density Control Schedule and Lot Requirements. .................................................................................. 50 
C. Density Calculation. ................................................................................................................................ 51 
D. Corner Lots. ............................................................................................................................................ 54 
E.  Projections into Required Yards. ............................................................................................................ 54 
F. Height Exceptions. ................................................................................................................................... 55 
G. Compliance with Minimum Lot Area per Dwelling Unit Requirements. ................................................ 55 
H. Side Yards for Semi‐Detached and Attached Dwellings. ........................................................................ 55 
I. Density Bonuses. ...................................................................................................................................... 55 
 

Article V Supplemental Regulations..................................................................... 62 
A. Regulations for All Districts ..................................................................................................................... 62 

1. Accessory Buildings and Uses ......................................................................................................... 62 
2. Agricultural Data Statement, Disclosures, Coordination with NYS Agricultural Districts. .............. 65 
3. Buffers  ............................................................................................................................................ 67 
4. Buffers between Zoning Districts .................................................................................................... 69 
5. Cemeteries ...................................................................................................................................... 69 
6. Commercial Logging. ....................................................................................................................... 69 
7. Corner Clearance. ............................................................................................................................ 71 
8. Demolition ....................................................................................................................................... 71 
9. Environmental Performance Standards. ......................................................................................... 71 
10. Fences and Walls ........................................................................................................................... 72 

 



Zoning as Amended 8 18 22 

3 

 

11. Flag Lot .......................................................................................................................................... 72 
12. Flood Prevention ........................................................................................................................... 73 
13. Landscaping. .................................................................................................................................. 73 
14. Lighting. ......................................................................................................................................... 74 
15. Manufactured Home Parks. .......................................................................................................... 75 
16. Multi‐Family Dwellings .................................................................................................................. 81 
17. Off‐Street Parking, Loading, and Access. ...................................................................................... 83 
18. Protection of Springs and Seeps. .................................................................................................. 88 
19. Sanitary Disposal ........................................................................................................................... 89 
20. Signs. ............................................................................................................................................. 89 
21. Stormwater ................................................................................................................................... 94 
22. Supplemental Commercial Design Standards ............................................................................... 94 
23. Utilities .......................................................................................................................................... 97 
24. Type I Actions ................................................................................................................................ 97 

B. Regulations for Specific Districts ............................................................................................................. 98 
1. Ridgeline and Steep Slope Protection Overlay District ................................................................... 98 
2. Industrial District Performance Standards .................................................................................... 102 
3. Scenic Corridor Overlay Zone ........................................................................................................ 103 

C.  Open Space Conservation Subdivisions ............................................................................................... 108 
1. Purposes ........................................................................................................................................ 108 
2. Applicability ................................................................................................................................... 109 
3. Compliance with other laws ......................................................................................................... 109 
4. Procedures and integration .......................................................................................................... 110 
5. Dimensional standards .................................................................................................................. 110 
6. Sketch plan and site analysis ......................................................................................................... 111 
7. Site design of major subdivisions .................................................................................................. 113 
8. Site design criteria ......................................................................................................................... 115 
9. Streets, driveways and trails ......................................................................................................... 117 
10. Protection of open space ............................................................................................................ 118 
11. Maintenance standards .............................................................................................................. 120 
12. Sewage treatment systems ......................................................................................................... 121 
13. Future subdivisions ..................................................................................................................... 121 

D.  Individual Standards for Selected Uses ............................................................................................... 121 
Adult Entertainment .......................................... 122 
Animal Agriculture in the Hamlet .................... 123 
Antique restoration and Furniture Refinishing

 ........................................................................... 125 

Aquaculture and Fish Hatchery ........................ 124 
Assisted living/continuous care facility, Nursing 

home ................................................................. 125 
Auctions ............................................................. 126 
Baseball Practice Facility ................................... 127 
Bed and Breakfast ............................................... 127 
Camp, Campground ............................................ 128 
Commercial Kennel and Veterinarian/Animal 

Clinic/Animal Hospital .................................. 129 

Compost Facility ................................................. 130 
Contracting Office ............................................... 130 
Day care/ Pre-school .......................................... 130 
ECHO (Elder) Housing ...................................... 131 
Educational Facility ............................................ 131 
Equipment and Material Storage ...................... 132 
Firing Range (indoor) ......................................... 133 
Food and Beverage Uses .................................... 133 
Food Processing/Distribution Facility ............. 133 
Foundry ................................................................ 134 
Garbage/Trash Removal Service ...................... 134 
Gasoline Station, Service Stations and Related 

Uses .................................................................. 134 



Zoning as Amended 8 18 22 

4 

 

Golf Course (private or public, 9 or 18 hole) .. 135 
Gravel Mining: .................................................... 137 
Greenhouse or Hothouse ................................... 140 
Home Occupation ............................................... 140 
Hospital/ Lab, medical clinic/ Health Facility

 ........................................................................... 142 

Hydrogen Fuel Cell Facility For Distribution 
Only .................................................................. 142 

Inn/Motel/Hotel/Lodging ................................. 142 
Land Application of Septage and Class B 

Biosolids ........................................................ 143 
Laundromat/Dry Cleaner/Laundry Commercial

 ........................................................................... 144 

Light Industry/Manufacturing .......................... 144 
Membership Club – ............................................ 145 

Moveable Vendor ................................................ 145 
Non-Commercial Wind Power .......................... 146 
Outdoor Wood Furnace ..................................... 146 
Private Airfield, Aircraft Hanger ....................... 147 
Private animal training arena, horse or track 

course (indoor or outdoor ............................. 147 
Professional Office .............................................. 147 
Recreational Facility (Indoor) ........................... 148 

Recreational Facility (outdoor) ......................... 149 
Recreational Vehicle (RV) .......................... 149 
Recycling Facility ................................................ 150 
Retail ..................................................................... 151 
Retreat Center ..................................................... 152 
Sawmill ................................................................. 154 
Self-storage .......................................................... 154 
Self-storage Pod .................................................. 155 
Service Businesses: ............................................. 155 
Sewage treatment Facility/Water Treatment 

Facility .............................................................. 156 
Shooting Preserve ............................................... 156 
Shopping Center.................................................. 156 
Short-Term Rentals ...................................... 158 
Slaughterhouse .................................................... 162 
Solar Energy Systems ................................... 163 
Special Events Facilities ........................................ 188 

Stable, Training Arena (Indoor and Outdoor), 
Training Track/Course .................................. 193 

Stump Grinding/Mulching Facility .................. 194 
Tannery (on or off farm) .................................... 194 
Warehouse ........................................................... 194 
Water Tower ........................................................ 195 

 

Article VI Special Use Permits ............................................................................ 195 
A.  Authorization to grant or deny Special Uses. ...................................................................................... 195 
B.  Applications for special use.................................................................................................................. 195 
C.   Procedures .......................................................................................................................................... 196 
D.  Lapses and Expiration. ......................................................................................................................... 198 
E.  Renewal of Permit. ............................................................................................................................... 199 
F.  Existing violation. ................................................................................................................................. 199 
G.  Deemed to be conforming. .................................................................................................................. 199 
H. Expansion of special use. ...................................................................................................................... 199 
I.   Factors for consideration. .................................................................................................................... 199 
 

 

Article VII Site Plan Review ................................................................................ 201 
A. Planning Board Authority to Review Site Plans .................................................................................... 201 
B. Uses Requiring Site Plan Review and Abbreviated Site Plan Review, and General Procedures. .......... 201 

1.  Uses Requiring Site Plan Review and Approval ............................................................................ 201 
2.  Uses Exempted from Site Plan Review and Abbreviated Site Plan Review. ................................ 203 
3.  Existing and Discontinued Uses, Structures, and Applications. ................................................... 203 
4.  Uncertain Applicability. ................................................................................................................ 203 



Zoning as Amended 8 18 22 

5 

 

5. Integration of procedures ............................................................................................................. 203 
6. Planning Board Waiver Authority for All Site Plans. ..................................................................... 204 
7.  Segmentation in a Site Plan. ........................................................................................................ 205 
8. Reservation of Park Lands on Site Plans Containing Residential Units (Including Multi‐family). . 205 
9. Referral to Other Agencies and Boards. ....................................................................................... 205 
10. SEQRA Compliance. ..................................................................................................................... 206 
11.  Costs Associated with Site Plan Review and Escrow. ................................................................. 206 

C.  Procedures for Commercial Site Plan Review ...................................................................................... 207 
1.   General Application. .................................................................................................................... 207 
2.  Sketch Plan Conference. .............................................................................................................. 207 
3.  Sketch Plan Review. ..................................................................................................................... 208 
4.  Application for Site Plan Approval. .............................................................................................. 208 
5.  Site Plan Submission Requirements. ............................................................................................ 208 
6.   Additional Requirements for Site Plans. ................................................................................... 210 
7.   Specifications of Materials Submitted for Site Plans. ............................................................... 212 
8. Planning Board Action on Site Plan: .............................................................................................. 212 
9. Extension of Time. ......................................................................................................................... 213 
10. Revocation of Site Plan Approval. ............................................................................................... 214 

D. Criteria for Commercial Site Plan Approval. ......................................................................................... 214 
E.   Guarantee of Site Improvements for Commercial Site Plan Review .................................................. 216 
F. Site Plan Review for Subdivisions .......................................................................................................... 217 
G. Abbreviated Site Plan Review for Single‐Family and Two‐Family Dwellings Not Part of a 

Subdivision, and for Agricultural Buildings and Agri‐Tourism Operations and for Certain 
Agricultural Uses. ................................................................................................................................. 219 
1. Applicability ................................................................................................................................... 219 
2. Application Requirements, Procedures and Time Frames for Abbreviated Site Plan Review of 
Single‐Family and Two‐Family Residences ........................................................................................ 220 
3. Planning Board Action on Abbreviated Site Plan .......................................................................... 222 
4.   Extension of Time. ..................................................................................................................... 223 
5.   Criteria for Review of Abbreviated Site Plan for Single‐Family and Two‐Family Residences ... 223 

H.  Compliance with Approval ................................................................................................................... 227 
I. Relief from Decisions. ............................................................................................................................ 227 
 

Article VIII. Non-Conforming Buildings, Uses and Lots ..................................... 228 
A. Continuation of Existing Non‐Conforming Lots, Buildings and Uses .................................................... 228 
B. Discontinuance of Non‐conforming Use ............................................................................................... 228 
C. Extension, Alteration, Res to ra t ion  .................................................................................................. 228 
D. Necessary Maintenance and Repairs ................................................................................................... 228 
E. Construction Started Prior to this Law .................................................................................................. 229 
F. Existing Undersized Lots ........................................................................................................................ 229 
G. Reduction in Lot Area ........................................................................................................................... 229 
H. Exemption of Lots Shown on Approved Subdivision Plats ................................................................... 230 
I. Change to Other Non‐Conforming Use. ................................................................................................. 230 
J. Pending Planning Board and Building Permit Applications. .................................................................. 230 
K. District Boundary Changes. ................................................................................................................... 230 
 



Zoning as Amended 8 18 22 

6 

 

Article IX   Administration and Enforcement ...................................................... 231 
A. Creation and Duties of the Zoning Enforcement Officer. ..................................................................... 231 
B.  Appointment and qualifications. ......................................................................................................... 232 
C.  Acting Zoning Enforcement Officer. ..................................................................................................... 232 
D. Compensation. ...................................................................................................................................... 232 
E. Authority to issue Stop Work Orders. ................................................................................................... 232 
F. Content of Stop Work Order. ................................................................................................................ 233 
G. Service of stop work order. .................................................................................................................. 233 
H. Effect of stop work order. ..................................................................................................................... 233 
I.  C omplaints. .......................................................................................................................................... 233 
J. Recordkeeping ....................................................................................................................................... 234 
K. Program Review and Reporting. ........................................................................................................... 234 
L.  Violations. ............................................................................................................................................. 234 
M. Appearance tickets. ............................................................................................................................. 235 
N.  Civil penalties. ...................................................................................................................................... 235 
O.  Criminal penalties and enforcement. .................................................................................................. 235 
P.  Injunctive relief. ................................................................................................................................... 236 
Q.  Remedies not exclusive. ...................................................................................................................... 236 
 

Article X. Planning Board ................................................................................... 237 
A.  Purpose. ............................................................................................................................................... 237 
B.  Membership. ........................................................................................................................................ 237 
C.  Chairperson and Vice Chairperson. ...................................................................................................... 238 
D. Appointment of Agricultural Member. ................................................................................................. 239 
E. Planning Board Secretary and Public Record. ....................................................................................... 239 
F. Voting procedures. ................................................................................................................................ 239 
G. Decisions. .............................................................................................................................................. 240 
H. Conflicts. ............................................................................................................................................... 240 
I. Appeals. .................................................................................................................................................. 240 
 

Article XI. Zoning Board of Appeals .................................................................... 241 
A. Purpose ................................................................................................................................................. 241 
B. Membership .......................................................................................................................................... 241 
C. Terms of members now in office. ......................................................................................................... 241 
D. Training and attendance requirements. ............................................................................................... 242 
E. Vacancy in office. .................................................................................................................................. 242 
F. Removal of members. ........................................................................................................................... 242 
G. Chairperson. ......................................................................................................................................... 242 
H. Zoning Board of Appeals Clerk and public record. ............................................................................... 243 
I. Board of Appeals procedure. ................................................................................................................. 243 
J.  Permitted action by the Zoning Board of Appeals. ............................................................................... 247 
K.  Relief from Decisions. .......................................................................................................................... 248 
L.  Strict Construction. ............................................................................................................................... 248 
M.  Other Provisions of New York State Town Law Section 267‐a. .......................................................... 249 
 



Zoning as Amended 8 18 22 

7 

 

Article XII Amendments .................................................................................... 250 
A.   Procedure ............................................................................................................................................ 250 
B. Advisory Report by Planning Board ...................................................................................................... 253 
C. Public Notice and Hearing ..................................................................................................................... 254 
D.  P r o t e s t  by Owners ........................................................................................................................... 254 
E.  Changes by Planning Board .................................................................................................................. 254 
F. Publication and Posting ......................................................................................................................... 254 
 

Article XIII. Interpretation and Application ....................................................... 256 
A. Legislative Intent. .................................................................................................................................. 256 
B. Reader’s Aid Boxes. ............................................................................................................................... 256 
C. Separate Validity. .................................................................................................................................. 256 
D. Effective Date. ...................................................................................................................................... 256 
 

Article XIV. Definitions ...................................................................................... 257 



Zoning as Amended 8 18 22 

8 

 

Town of Ancram Local Law No. 2 of 2014 
A Local Law enacting a new Zoning Law for the Town of Ancram 

Amended January 2022 

Amended DATE 

Be it enacted by the Town Board of the Town of Ancram, Columbia County, New York, as 
follows: 

Article I. Title and Scope 
 
 A. Title. 

This Local Law shall be known as “A Local Law enacting a new Zoning Law for the Town of 
Ancram,” and adopted as Local Law No. 2 of 2014. This Local Law may be cited as the “Zoning 
Law of the Town of Ancram.” This law is referred to herein simply as the “Zoning Law.” 

  
 B. Enactment and Authority. 

This Zoning Law is enacted pursuant to the authority and power granted by Articles 2 and 3 
of the New York State Municipal Home Rule Law, by Article 2 of the New York State Statute 
of Local Governments, and by Article 16 of the New York State Town Law. 

 
 C. Scope. 

This Zoning Law regulates the location, construction, alteration, and use of buildings and 
structures, and the development and use of land within the Town of Ancram and for said 
purposes divides the Town into the Zoning Districts as set forth enumerated in Article II of 
this law. 

 
 D. Purposes. 

This Zoning Law is adopted pursuant to the authority cited above to protect and promote 
public health, safety, comfort, convenience, economy, aesthetics, environment and general 
welfare and for the following additional purposes: 

 
1. To guide development of the Town in accordance with the Town of Ancram 

Comprehensive Plan, and in so doing, achieve the goals and realize the vision of that Plan 
as a place to live and to work with beneficial relationships among the residential, 
commercial, and mixed-use areas within the Town. 
 

2. To encourage farming by promoting the profitability and productivity of our current 
farms, attracting new farms and farm-related businesses, protecting farmland, and 
preserving open space. 
 

3. To protect the Town’s important scenic views. 
 

4.  To protect Ancram’s rural, small town character.   
 

5. To protect all natural resources, including groundwater, watersheds, streams, wetlands, 
woodlands, ridgelines, steep slopes, wildlife habitats, and clean air, and to restrict and 
decrease noise, air, and light pollution.  
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6. To encourage use of alternative energy sources.    
 

7. To enhance the appearance, character, and safety of the hamlets of Ancram, Ancramdale, 
and Boston Corners to stimulate economic development, attract business investment, 
create jobs, and serve as centers of town commerce and communal activities.  
 

8. To allow business activities and appropriate non-residential development outside hamlets 
in a manner that maintains the scenic, rural character; environment; and low density 
residential nature of those areas.    
 

9. To improve the supply of affordable housing and encourage housing for seniors. 
 

10. To provide flexibility in determining lot sizes, allowing small building lots while promoting 
open space and rural character. 
 

11. To provide a network of streets, highways, sidewalks, and paths that ensures convenient 
access and safe, efficient circulation for motorists, cyclists, pedestrians, and emergency 
vehicles during normal circumstances and during times of fire, flood, and other dangers. 
 

12. To promote Ancram’s recreational needs to enhance a sense of community.  
 

13. To ensure new land uses conform to our community’s desire to protect farmland, open 
space, the environment, and our rural character. 
 

 E. Supersession of Inconsistent Laws.  
This Town Board hereby declares its legislative intent to supersede any provision of any local 
law, rule or regulation, or provision of the New York State Town Law inconsistent with this 
Zoning Law. The New York State Town Law provisions intended to be superseded include all 
of Article 16 of the Town Law and any other provision of the law that the Town may supersede 
pursuant to the New York State Municipal Home Rule Law and the New York State 
Constitution. The courts are directed to take notice of this legislative intent and apply it in the 
event the Town has failed to specify any provision of law that may require supersession. The 
Town Board hereby declares that it would have enacted this Zoning Law and superseded such 
inconsistent provision had it been apparent. 

 
 F. Repeal and Replacement of Prior Zoning Law.  

By this Local Law, the Town Board of the Town of Ancram hereby repeals the Town’s prior 
Zoning Law and replaces it with this Zoning Law. This shall take place at the moment this 
Zoning Law becomes effective. 

 
Article II. Districts 
 
 A. Names of Zoning Districts. 

In order to fulfill the purpose of this Law, the Town of Ancram establishes and is hereby 
divided into the following zoning districts: 

 
Ag  Agriculture District 
H  Hamlet Districts 

 
AH-R2 Ancram Hamlet Residential District 
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AdH-R2 Ancramdale Hamlet Residential District 
BCH-R2 Boston Corner Hamlet Residential District 
AH-B/R Ancram Hamlet Business/Residential District 
AdH-B/R Ancramdale Hamlet Business/Residential District 

 
RhoR1 Lower Rhoda Residential District 
CarsRd Carson Road Residential District 
I-1  Light Industrial District 
 
Special Districts  

 
FBD Floating Business District 
F  Area of Flood Concern 
SCOZ Scenic Corridor Overlay Zone 
R/SSPOD Ridgeline and Steep Slope Protection Overlay District 

 
 B. District Purposes.  

1.  The Agricultural District (Ag) is established to promote the health, safety, and general 
welfare of the residents of the Town and to: 

 
a. conserve, protect, and encourage the development and improvement of agricultural 

land for the production of food and other agricultural products, and also conserve, 
protect, and encourage open space for its natural, ecological, and scenic benefits;  
 

b. maintain a critical mass of agricultural land and prevent further fragmentation of the 
Town’s existing farms and farmland;  
 

c. encourage a development pattern that keeps farmland in productive use or available 
for future agricultural use consistent with the Town of Ancram Comprehensive Plan; 

d.  
promote active agricultural land uses; 
 

e. encourage land uses that are compatible with agricultural uses; and 
 

f. promote agriculture as a major component of the local economy. 
 
2. The Hamlet Residential Districts, including Ancram Hamlet Residential District (AH-R2), 

Ancramdale Hamlet Residential District (AdH-R2), and Boston Corner Hamlet 
Residential District (BCH-R2) have been established for the purpose of promoting the 
health, safety, and general welfare of the residents of the Town and to: 

 
a. recognize these hamlets as traditional concentrations of settlement in Ancram; 

 
b. facilitate a higher density of residential development consistent with the existing 

residential character of these hamlets;  
 

c. reinforce these hamlets as principal locations for residential, commercial, and cultural 
uses;  
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d. ensure new development has a building scale, massing, layout and design that are 
pedestrian oriented and consistent with the traditional character and environment of 
each hamlet;  
 

e. provide for and encourage a mixture of housing types and opportunities to meet the 
housing needs of Town residents; and  
 

f. build and maintain these hamlets as vital town centers.   
 

3. The Hamlet Business/Residential Districts, including Ancram Hamlet 
Business/Residential District (AH-B/R) and Ancramdale Hamlet Business/Residential 
District (AdH-B/R) are established as mixed use districts within the Ancram and 
Ancramdale hamlets in order to encourage a mix of residential and appropriately scaled 
commercial uses designed to be compatible with each other and that also reflect the 
traditional scale, density and character found in those areas.  

 
4.  The Lower Rhoda Residential District (RhoR1) is established to accommodate higher 

density residential development in a manner consistent with lot size configurations in this 
area and with protection of environmentally sensitive areas, open spaces, and lake shore 
areas.   

 
5.  The Carson Road District (CarsRd) is established to allow for low density residential 

development in a manner consistent with the existing long and narrow lot configurations 
and subdivisions in this area.  

 
6.  The Light Industrial District (I-1) is established to allow light industry and manufacturing 

that improve the town’s economic base while being of a nature and scale that are 
compatible with the town’s character. 

 
7.  The Floating Business District (FBD) is established as an overlay district to allow for light 

manufacturing uses in appropriate locations where the nature, scale, and intensity of such 
use are compatible with the physical, scenic, and environmental characteristics in the 
neighborhood and Town. An additional purpose of an FBD is to flexibly site service and 
non-retail business uses of greater intensity or scale than are allowed in the use table 
for a particular district, provided the nature, scale, and intensity of such uses are 
compatible with the physical, scenic, and environmental characteristics of the 
neighborhood and town. 

 
8.  The Area of Flood Concern (F) is established as an overlay district to ensure the safety, 

health and welfare of Ancram residents and land uses in areas subject to flooding as 
mapped on the official Town of Ancram FIRM maps. 

 
9.  The Scenic Corridor Overlay Zone (SCOZ) is established as an overlay district to protect 

important scenic areas along Route 22 and the Harlem Valley known to contribute to the 
beauty, rural character, and quality of life of Ancram residents. It is the intent of this 
District to protect views from public roads and to regulate land uses so that they will 
complement rather than detract from a scenic experience. It is further the purpose of this 
district to improve the town of Ancram’s economic vitality by preserving one of the 
significant scenic resources within the Town, enhancing the Town’s attractiveness to its 
visitors as well as its citizens. 
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10. The Ridgeline/Steep Slope Protection Overlay District (R/SSPOD) is established as an 

overlay district at certain ridgeline and steep slope areas identified as important in the 
Town of Ancram in order to protect the environment in these environmentally sensitive 
locations and to maintain the scenic rural character of the Town. 

 
 C. Zoning Maps. 

The location and boundaries of said zoning districts are shown on the maps entitled 'Zoning 
Map’ or ‘Zoning Overlay Map' certified by the Town Clerk as adopted. These maps together 
with everything shown on them are hereby adopted and declared to be an appurtenant part of 
this Law. 

 
 D. Interpretation of District Boundaries. 

Where uncertainty exists with respect to the boundaries of any of the aforesaid districts as 
shown on the Zoning Map, the following rules shall apply: 

 
1. Where district boundaries are indicated as approximately following the centerlines or 

right-of-way lines of streets, highways, public utility easements and aqueducts, or 
watercourses, said boundaries shall be construed to be coincident with such lines.  

2. Where district boundaries are indicated as approximately following the Town boundary 
line, property lines, lot lines or projections thereof, said boundaries shall be construed to 
be coincident with such lines or projections thereof. 
 

3. Where district boundaries are so indicated that they are approximately parallel to the 
Town boundary line, property lines, lot lines, right-of-way lines, or projections thereof, 
said boundaries shall be construed as being parallel thereto and at such distances 
therefrom as indicated on the Zoning Map or as shall be determined by the use of the scale 
shown on the Zoning Map. 
 

4. Where a district boundary line divides a lot in a single or joint ownership of record at the 
time such line is established, the regulations for the less restricted portion of such lot shall 
extend not more than 30 feet into the more restricted portion. 
 

5. In all other cases, where not dimensioned, the location of boundaries shown on the Map 
shall be determined by the use of the scale appearing thereon. 

 
 E. Application of District Regulations  

1. No land or building shall hereafter be used, occupied, erected moved or altered unless in 
conformity with the regulations specified for the District in which it is located. 

 
2. No building shall hereafter be erected or altered. 

a.  to exceed the maximum height than is required for the District in which such building 
is located; 

 
b.  to occupy a greater percentage of lot area than is required for the District in which such 

building is located; 
 
c.  to accommodate or house a greater number of families than is required for the District 

in which such building is located; or 
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d.  to have narrower or smaller front yard, rear yard, side yard or other open space than 
is required for the District in which such building is located. 

 
3. No part of a yard about any building or other open space required shall be included as part 

of a yard or other open space similarly required for another building unless specified by 
the Planning Board as part of an open space conservation subdivision. 

 
4.  No more than one principal single family dwelling or one principal two family dwelling 

shall be permitted on each lot. No more than one principal use shall be permitted on each 
lot except as per Article V (A) (1) (d) and (e). 

 
5.  No off-street parking or loading space required for one building or use shall be included 

as meeting, in whole or part, the off-street parking or loading space required for another 
building or use except as provided in Article V. 

 
6.  No off-street parking or loading space shall be so reduced in area that it does not meet the 

requirements of this Law. 
 
 F. Establishment of a Floating Business District 
 

1.   P u r p o s e .  
The Town of Ancram desires to encourage light manufacturing projects that will 
improve the economic base of the community and, at the same time, protect the town’s 
character.  The principal purpose of a Floating Business District (FBD) is to allow for 
light manufacturing uses in appropriate locations where the nature, scale, and 
intensity of such uses are compatible with the physical, scenic, and environmental 
characteristics in the neighborhood and Town. Any application for, or development 
within an FBD must recognize that protection of Ancram’s scenic rural character will 
be a prime consideration for approval or denial.    
 
An additional purpose of an FBD is to flexibly site service and non-retail business uses 
of greater intensity or scale than allowed in the use table for a particular district, 
provided the nature, scale, and intensity of such uses are compatible with the physical, 
scenic, and environmental characteristics of the neighborhood and town. 

 
2.  Applicability. 

a. An FBD zoning district only exists within the text of this zoning law and is not placed 
on the Ancram Zoning Map until the Town Board approves an application to create a 
particular FBD and to affix that zoning district designation to a specific property(s).  
The provisions of an FBD will apply only to a specific property(s) that is rezoned to an 
FBD designation by the Town Board.  

 
b. FBD designation shall only be available to and shall be limited to property having 

primary vehicular access to State Highways 22 and 82 and to County Highways 3, 7, 
and 8 outside of any hamlet district.  In no case shall access be approved if it shall be 
deemed by the Town Board to be hazardous or deleterious to a residential area or an 
impediment to agricultural activities. 

 
c. Upon the Town Board’s decision to rezone a property(s) to FBD designation, a unique, 

numbered zoning district classification (FBD #[  ]) will be created on the Zoning Map 
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of the Town of Ancram. The plan approved by  th e  To wn B o ard  in conjunction 
with the map amendment shall become an integral part of the zoning for land 
included within that FBD. The Town Board shall establish the zoning standards for that 
FBD.   

 
d. Subsequent to the Town Board’s approval of the zoning change and FBD designation, 

a site plan application, and any special use permit application required by the Town 
Board, must be approved by the Planning Board before site development may begin.  
Such detailed site plan must comply in all respects with Town of Ancram site plan 
requirements, special use permit requirements, standards established by the Town 
Board for the FBD, and any other applicable provisions of this zoning law.   

 
3.  Relationship to Zoning Regulations.  

Unless expressly prescribed by this law, all uses, dimensional, architectural, bulk, location, 
landscaping, parking, and lighting requirements for an FBD shall be established by the 
Town Board in its sole legislative discretion as part of an approved plan for that zone.  The 
Town may also require FBD uses to meet the specific development standards of Article V (D) 
Light Industry/Manufacturing.  

 
4.  Criteria for Decision Making. 

In order to grant approval of an FBD, the Town Board must make the following findings: 
 
a. That the site is adequate in size to support the proposed quantity of development. 

 
b. That the site is suitable in terms of topography, soils and other physical attributes and 

location for the proposed use(s). 
 

c. That the proposed method of sewage disposal, provision of water and provision of 
surface water drainage are adequate in accordance with the County and/or New York 
State Department of Health standards. 
 

d. That utilities and public services are adequate to serve the needs of the proposed uses. 
 

e.  That ground water supply levels and other natural resources, including critical 
habitats, are protected to the maximum extent practical and that the project does not 
disrupt scenic vistas, historic or archaeologically sensitive areas, or other important 
cultural areas to a significant degree.  

 
f. That the proposed FBD encourages the conservation  and enhancement of the rural 

character of undeveloped areas by protecting open space, farmland, and natural 
resources, and minimizes flooding and erosion by protecting the functions of 
wetlands, wetland buffers, water bodies, water courses, floodplains, areas of high 
water table, steep slopes, and natural vegetative cover. 
 

g. That the proposed uses within the FBD are compatible with one another and with 
adjacent uses, including agriculture. 
 

h. That the project’s impact on traffic flow on surrounding roads and intersections does 
not reduce levels of service below the current service level. 
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i.  That the project’s visual, noise, light, and other impacts on neighborhood character 
are acceptable compared to the benefits of the project to the community. 
 

j.  That the proposed plan will not have adverse effects which overbalance its beneficial 
effects on either the neighborhood, nearby agricultural uses, or the Town. 

 
5.  General Requirements. 

a. The minimum gross land area required for a FBD is five (5) contiguous acres on one or 
more parcels.  In the event a proposed FBD consists of more than one (1) parcel, each 
parcel must have a minimum one hundred (100) foot boundary with another parcel 
in order to be included in the FBD.  There shall  be a maximum of 70% lot 
coverage. The maximum building footprint for any building w i th i n  t h e  F B D  
shall not exceed 2 0,000 square feet. As an incentive to promote growth near B/R 
districts, the Town Board may reduce the minimum lot size, or increase the maximum 
lot coverage when a FBD is proposed to be located within ½ mile of the B/R districts 
within the hamlets of Ancram or Ancramdale or immediately adjacent to an existing 
FBD, but only if community character and environmental issues are adequately 
addressed.  No FBD shall abut an R2 district anywhere in Ancram. 
 

b.  All new utilities shall be installed underground, unless waived by the Planning 
Board during site plan/special use permit review due to physical constraints or other 
special circumstances.  Utilities that are not customarily installed underground, such 
as transformer boxes, are not required to be installed underground. 

 
c.  Any structure within the FBD must be located at least one hundred (100) feet from 

the boundary line of  the property.  Where existing topography, site conditions, 
property ownership and/or landscaping will effectively screen the buildings from an 
abutting residential structure, the Planning Board may modify these building setbacks 
during site plan/special use permit processes. 

 
d.  The maximum building height of any structure in a FBD shall be forty-five (45) feet. 

 
6.  Uses Permitted in the FBD. 

a.  Light manufacturing, service, and non-retail business uses as permitted in the Use 
Table, but which are of greater intensity or scale than permitted in the Use Table, the 
dimensions table, or by the criteria of Article V (D), shall only be allowed at such 
greater intensity or scale in a FBD approved by the Town Board pursuant to this 
section.  This shall not be construed to constrain the ability of a landowner from 
seeking an area variance. No retail use shall be approved of in a FBD. 

 
b.  An FBD is to be established to accommodate one use or one application. If, 

subsequent to the establishment of a FBD, other uses are proposed to be added to 
the location, the following procedures shall be followed: 

 
1.  The addition of new uses shall be considered an amendment to the FBD. 
 
2.  All new uses shall be decided by the Town Board, after public hearing pursuant 

to sub-section g (Approval), below. 
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3.  The applicant shall be required upon approval of the FBD zoning amendment by 
the Town Board to make a complete application to the Planning Board for site plan, 
subdivision, and/or special use permits, as may be required by the Town Board. 

 
c. The Town Board shall approve all land uses proposed for the FBD prior to 

establishment of the FBD.  All land uses allowed within the FBD, whether in separate 
buildings or in mixed use buildings, shall be reviewed and approved pursuant to 
Article VI (Special Use Permits) and/or Article VII (Site Plan Approval)  

 
7.  Procedures to Amend the Zoning Law to Create a Floating Business District.  

a.  Informal Meeting with Town Board. Prior to submission of an application, the 
Applicant shall schedule one or more preliminary meetings with the Town Board to 
discuss its proposal to determine if the Town Board is willing to commence the FBD 
review and decision process. The Town Board, in its sole discretion, may decide at any 
time not to discuss the proposal with the Applicant, nor to accept, process, and review 
any proposal or application.   

 
1.  If the Town Board decides to commence the FBD review, it shall establish an 

escrow account to cover all costs related to the review of the FBD application 
including, but not limited to site visits, review of the site plan, studies, reports, 
analysis, or other information that may be required or submitted.  All costs shall 
be borne by the applicant.  This escrow account shall be in addition to any 
application fees established by the Town Board. All procedures and standards of 
LL#1 of 2004, shall be followed in establishment and management of an escrow 
account.  The applicant shall supply the Town Board information as may be 
required to calculate the dollar amount required for the escrow account.   

 
b. Town Board Petition. The applicant shall petition the Town Board for a zoning 

amendment to create a FBD in accordance with Article XII (Amendments) of this 
zoning law. Five copies of this petition, along with any fee as may be established by the 
Town Board shall be submitted to the Town Board and shall include the following 
information:  

 
1 .  If a proposed FBD contains more than one parcel, the owner of each parcel must 

sign the application.  
 

2.  The purpose of the FBD, a written description of the proposed land uses in the 
FBD, and to what extent it meets criteria established in this section. 

 
3.   A  s i t e  p l a n  t h a t  c o n t a i n s  t h e  f o l l o w i n g  i n f o r m a t i o n :  

a .  A  boundary survey of the land to be included in the district at a scale no smaller 
than 1” = 50 feet, and prepared by a New York State Licensed Land Surveyor; 

 
b.  Existing topography with 2’ contours to show the general gradient of the site, 

existing structures, existing roads and rights-of-way, major topographic 
features; 

 
c. Existing land uses within five hundred (500) feet of the area to be rezoned; 
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d.  Names of all property owners located within five hundred (500) feet of the 
boundary of the property to be rezoned, as listed on the Town Assessor’s 
records; 

 
e. An Ag Data Statement with all adjacent agricultural land uses identified, if 

applicable. 
 

f. Limits of wetlands, watercourses and floodplains; 
 
g. Identification  of  any  known  natural  and/or  cultural  resources  (e.g.,  stone 

walls, foundations, archeological sites, significant natural features including, 
but not limited to, streams, wetlands, steep slopes, floodplains, critical 
habitats, heritage trees, etc.) on the site. 

 
h.   Location and size of proposed buildings and structures, including: 

 
 the square footage of each proposed building; 
 the allocation of uses for each type of building; 
 the height of each building or structure; 
  the location and use of existing buildings or structures, and the intended 

use thereof; and  
 the architectural design of each building or structure. 
 

i. Proposed building  design showing the exterior materials and finishes to be 
used, roof lines and materials, fenestration, color palette; building and site 
illumination; signs, street furniture, and such other design and architectural 
details. 

 
j. General proposed water supply needs, documentation on availability of 

water supplies (such as well data from existing wells on or near the site) 
and proposed sewage disposal facilities, including test pit data and suitability 
for on-site disposal; or, for public sewers, the capacity of the treatment plant, 
the general route of sewer trunk lines, and other preliminary feasibility 
information. Final engineering design, final governmental approvals, or 
physical construction of water or effluent disposal facilities shall not be 
required with the application for zoning amendment and FBD designation, but 
shall be required prior to the issuance of any S i te  P l a n  o r  Special Permit 
in accordance with this zoning law. 

 
k. Analysis of existing and proposed peak rates of storm water discharge from 

the property for 2, 10, 25, 50 and 100 year storm events; 
 
l.  Description   of   stormwater   drainage   improvements   to   be   constructed, 

including phasing based on a 50 and 100-year storm event;  
 
m. General locations of utilities and drainage facilities to serve the area to be 

rezoned; 
 
n.  Analysis, prepared by a licensed engineer, of anticipated traffic to be generated 

by the land uses proposed for the area to be rezoned, including projected 
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levels of service and queuing at key intersections and description  of  traffic  
improvements to mitigate traffic impacts; 

 
o. Overall analysis of parking demand for the area to be rezoned, including 

shared use analysis, if applicable; 
 
p.  Public and private streets and circulation patterns and potential traffic 

improvements proposed by the applicant; 
 
q. General locations of on and off-street parking, loading and delivery areas; 
 
r. Types, approximate locations and number of parking spaces to be provided;  
 
s. Existing and proposed pedestrian facilities and circulation routes; 
 
t.  Public and private open spaces, both improved and natural, and the square 

footage or acreage thereof; 
 
u. General landscaping plans, including existing vegetation to be preserved and 

general location of landscape buffers, including general type of landscaping 
proposed (e.g., evergreen tree, shade tree, flowering tree, evergreen shrub or 
hedge, flowering shrub, ground cover, existing vegetation to remain) and 
general location of landscaping (buffers, street trees, parking lot islands, 
foundation plantings). Details such as the species, number, size, and exact 
location of such landscaping may be deferred to the subsequent Site 
Plan/Special Permit review; 

 
v. Proposed project phasing of components, including phasing of public 

improvements and provisions to address construction traffic; 
 
w.  Anticipated phasing of traffic improvements within project area. 

 
4.  The applicant shall certify the truth and accuracy of all information presented in 

the application. 
 
5.  The applicant shall certify that he/she understands and accepts that the Town 

Board, in its sole discretion, may reject the application at any time during the 
review process for no reason and that he/she willingly and voluntarily makes the 
application and incurs any expenses thereof with full knowledge of this Town 
Board prerogative. 

 
c.  Planning Board Opinion. If the Town Board agrees to proceed with the FBD review 

process, the Town Board shall refer the FBD petition and all accompanying application 
information to the Planning Board for written report and recommendation.  The 
Planning Board may request such additional documentation and information from the 
Applicant as it deems necessary to prepare its report and recommendation to the Town 
Board.  The report and recommendation of the Planning Board shall include a 
recommendation as to whether the FBD application should be granted, denied or 
granted with conditions.  The Planning Board shall make its report to the Town Board 
within 62 days of receipt of the FBD referral application.  This timeframe may be 



Zoning as Amended 8 18 22 

19 

 

extended upon request and mutual consent among the Planning Board, Town Board 
and applicant.  

 
d.  S E Q R A .  If the Town Board agrees to proceed with the FBD review process, the Town 

Board shall comply with the provisions of the State Environmental Quality Review Act 
under Article 8 of the Environmental Conservation Law and its implementing 
regulations after the Town Board receives the advisory opinion from the Planning 
Board. The FBD application shall not be deemed complete until such time as the Town 
Board issues a negative SEQRA determination or a Draft Environmental Impact 
Statement is accepted as complete for purposes of commencing public review.  Any 
petition for a FBD shall be designated a Type 1 action, requiring the submission of the 
full Environmental Assessment Form (Long Form).   

 
e.  Public Hearing 

1.  If the Town Board agrees to proceed with the FBD review process, the Town Board 
shall conduct a public hearing on any application for a FBD. The Town Board 
shall give public notice of the hearing in a newspaper of general circulation in the 
town at least ten (10) days prior to the date of the hearing. 

 
2 .  In addition, the Town Board shall provide notice of such hearing by mail to all 

property owners within f ive hundred (500) feet of the parcel for which a Zone 
change is requested.  Such mailing shall be sent to at least one owner of each such 
property not more than fifteen (15) days nor less than ten (10) days before the date 
set for the public hearing, by transmitting the text of the public  hearing  notice 
as  provided by the Town Board or  its  agent.   The applicant shall provide a copy 
of the list of property owners within five hundred (500) feet including names of all 
the property owners, street address per the Assessor’s map and Assessor’s map(s) 
and parcel number(s) for each property.  Such list shall be provided at the time 
of application submission.    

 
f.  Referrals 

1. At least ten days before any public hearing, the Town board shall refer the FBD 
application to the Columbia County Planning Board as required by Section 239-m 
of the General Municipal Law.  

 
2. The Town Board shall refer the application FBD to the Town of Ancram 

Conservation Advisory Council for an advisory opinion on any environmental 
issues related to any application being considered for FBD approval. Any CAC 
advisory opinion must be submitted to the Town Board prior to any SEQRA 
declaration by the Town Board. 

 
g .  Approval  

1.  The Town Board, in its sole discretion, may reject any request for a FBD at any time 
during the petition review process.  The Town Board, within 62 days of the close of 
the public hearing and upon completion of the SEQRA findings, shall make its 
decision to approve, disapprove, or approve with conditions the FBD zoning 
change.  The Town Board may attach any conditions required to ensure that 
the FBD is consistent with the Comprehensive Plan and the intent of the 
zoning law.  If the Town Board disapproves the FBD zoning change, the Town 
Board shall make a written statement that sets forth the reasons for the Board’s 
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decision not to approve the application. Upon disapproval of the FBD zoning 
change, the Town Board shall, within five (5) business days, file the statement with 
the Town Clerk and mail a copy thereof to the applicant by certified mail, along 
with a letter stating the Town Board’s reasons for disapproval. 
 
If the Town Board determines to approve or approve with conditions the FBD 
request, the Town Board shall, in writing: 

 
a.  State the criteria used for decision making set forth in sub-section D of 

this Article and state its finding as to what extent the proposed FBD meets 
these criteria and to what extent it benefits the Town of Ancram. 

 
b.  Determine the number, type, scale, size, and intensity or other bulk 

dimensions of uses which shall be allowed in the FBD. 
 
c.  Identify which uses shall require special use permits, in addition to site 

plan approval. 
 
d.  Establish such other conditions and requirements which the Applicant 

must adhere to in the development of the FBD.   
 

h.   Filing of Approved FBD and Zoning Map Amendment.  Following approval b y  t h e  
T o w n  B o a r d  of a FBD, the zoning text and zoning map shall be duly amended by 
the Town Board to reflect the development location, standards, and requirements as 
approved by the Town Board.  Such map and text shall be filed, as required, as local law 
with the State of New York Department of State, and a copy shall be filed in the 
Columbia County Clerk’s Office, and Office of the Town Clerk.  The approved map 
amendment shall be identified on the Zoning Map with a numbered FBD designation 
(e.g. FBD 1, FBD 2). 

 
i.  Site Plan and Special Use Review and Approval by the Planning Board.  The zoning of 

the property as an FBD by the Town Board does not create any vested rights in the 
applicant or property owner.  The applicant shall be required upon approval of the 
FBD zoning to make a complete application to the Planning Board for site plan, 
subdivision, and/or special use permits, as may be required by the Town Board. The 
Planning Board may utilize all information submitted to the Town Board by the 
applicant in preparation for site plan and/or special use permit applications. The 
Planning Board may, at its own discretion, require such additional information as 
needed for conducting the special use and/or site plan reviews. 

 
j.  Expiration of FBD District. The applicant shall submit an application for site plan, 

special use or subdivision approvals, as the case may be, within 1 year of the date of 
approval by the Town Board of the FBD zoning. If this application is not made within 
one (1) year of the date the FBD zoning is granted, the rezoning shall become null 
and void and the land which is the subject of the FBD rezoning shall revert to the 
underlying zone.  Prior to said one year (1) period, the applicant may request from 
the Town Board an extension of time for the submission of a plan and reasons for 
such extension.  The Town Board, in its discretion, may approve or deny the 
extension.   
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Special Permit approval for o n e  o r  m o r e  phases of an approved FBD or the entire 
FBD must be obtained no later than three (3) years following the approval of the FBD.  
All components of the FBD shall be completed no later than five (5) years after final 
approval of the FBD, provided that the Town Board may grant extensions of time 
where the developer demonstrates that it is making a good faith effort to complete 
the development and there are no outstanding violations of this zoning law with 
respect to the FBD.  Any failure to meet these deadlines shall result in the expiration 
of the FBD which shall become null and void.  
 
If the FBD becomes null and void, the Town Board shall notify the owners of land 
within the FBD of such change, place notice of such change in the official newspaper of 
the Town, and cause the official zoning map to be amended to remove the FBD designation.  
Any map change related to removal of a FBD shall follow all procedures of Article XII of 
this law.  

 
k.  Changes. Any significant changes to building location, sizes, type, use, configuration, 

site plan, or changes which the Planning Board deems may have the potential to have 
a significant impact or represents a significant deviation from the plans upon which 
the FBD zone is based, shall be referred back to the Town Board for its review and 
consideration. The Town Board shall determine whether any changes require 
amendments to the FBD plan.  

8.  Design Standards  
a. Building Placement. Buildings shall define the streetscape through the use of 

setbacks along the build-to line. The build-to line shall be generally continued across 
side yard setback areas between buildings by using landscaping.  The streetscape shall 
also be reinforced by lines of closely planted shade trees, and may be further 
reinforced by walls, hedges or fences which define front yards. 
 

b. Architectural Character.  Buildings may be either traditional in their architectural 
character, or be a contemporary expression of traditional styles and forms respecting 
the scale, proportion, character and materials of historic village and hamlet structures. 
 

c. Architectural Variety. A variety of architectural features and building materials is 
encouraged to give each building or group of buildings a distinct character. 
 

d. Scale. The  scale  of  new  construction,  including  the  arrangement  of windows,   
doors   and   other   openings   within  the   façade  shall  be compatible or similar with 
historic buildings in the region. 
 

e. Building Mass. Buildings of e ighty  (80) feet or more in width shall be visually 
divided into smaller increments to reduce their apparent size and contribute to a 
human scale development. The mass of these buildings shall be de-emphasized in a 
variety of ways through architectural details such as divisions or breaks in materials, 
window bays, separate entrances and  entry  treatments,  variation  in  rooflines,  
awnings,  or  the  use  of sections that may project or be recessed up to ten (10) feet. 
 

f. Consistent Cornice Lines. Attached buildings shall maintain cornice lines in buildings 
of the same height. 
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g. Fenestration. Windows and other openings shall have proportions and a rhythm of 

solids to voids similar to historic buildings in the region. 
 

h. Roof Materials. Roof materials and color should be traditional, meaning they should 
be within the range of colors found on historic buildings in the region.  The use of 
fascia’s, dormers and gables is encouraged to provide visual interest. 
 

i. Exterior Wall Materials.  Exterior wall materials and texture should be similar to 
that found on historic buildings in the region. 
 

j. Colors. Colors on exterior surfaces shall use pallets that blend with the surrounding 
landscape, or that are harmonious with surrounding development, whichever the 
Town Board determines to be most compatible with the scenic rural character of the 
neighborhood and the Town.   
 

k. Accessory Structures. All accessory structures, screen walls and exposed areas of 
retaining walls shall be of a similar type, quality and appearance as the principal 
structure. 

 
l. The Planning Board may require: 

 
1. Pedestrian facilities, including hiking or bicycle trails.  

 
2. Streetscape   and   landscaping   standards, including materials, street furniture, 

illumination, cross walks, and preservation of existing specimen trees. 
 

m. All other development standards of this zoning law for commercial structures 
including, but not limited to, lighting, landscaping, and signage standards shall be 
met. 
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Article III. Uses   
 
 A. Permitted and Special Permitted Uses 

 
1. No lot, building or premises shall be erected, altered, or used that does not comply with 

one or more of the uses designated in the following table for each zoning district. 
 

2. Acronyms in the following use table have these meanings: 
 

a. P -  designates a use permitted by right; 
 

b. SPR -designates a use subject to site plan review and approval by the Planning Board 
pursuant to Article VII of this Zoning Law; 
 

c. ASPR- designates a use subject to abbreviated site plan review and approval by the 
Planning Board pursuant to Article VII of this Zoning Law; 
 

d. SUP -designates a use subject to site plan review and to approval of a special use permit 
by the Planning Board 
 

e. X designates a use that is not permitted. 
 

3. Uses not included in the Use Table shall be considered prohibited.   
 

4. All uses for or within a Floating Business District (FBD) shall be determined at the time 
the FBD is approved by the Town Board pursuant to Article II (F) of this Law. 
 

5. Light manufacturing, service, and non-retail business are eligible uses for inclusion in a 
Floating Business District (FBD). This shall not be construed to constrain the ability of 
a landowner from seeking an area variance from the Zoning Board of Appeals. 
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                               USES 

Ancram, 
Ancramdale, 
Hamlets-B/R 

Ancram, 
Ancramdale, 
Boston Corners 
Hamlets AH-R2 

Ag RhoR1 I-1 CarsRd 

Residential Uses: 
ECHO temporary home * SUP SUP SUP SUP X SUP 
Farm-worker housing if on an 
actively farmed parcel  

ASPR ASPR ASPR ASPR X ASPR 

Group home*  SUP SUP SUP SUP X SUP 
 Manufactured home  

P, or 
 ASPR if it meets 
criteria of Article 
VII (G) 

P, or 
ASPR if it meets 
criteria of Article 
VII (G) 

P, or 
ASPR if it meets 
criteria of 
Article VII (G) 

P,  
ASPR if it 
meets 
criteria of 
Article 
VII (G) 

X 

P, 
ASPR if it meets 
criteria of 
Article VII (G) 

One–Family dwelling 
P, or 
ASPR if it meets 
criteria of Article 
VII (G) 

P, or 
ASPR if it meets 
criteria of Article 
VII (G) 

P, or 
ASPR if it meets 
criteria of 
Article VII (G) 

P,  
ASPR if it 
meets 
criteria of 
Article 
VII (G) 

X 

P, 
ASPR if it meets 
criteria of 
Article VII (G) 

Two-Family dwelling 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P,  
ASPR if it 
meets 
criteria of 
Article 
VII (G) 

X 
P, or ASPR if it 
meets criteria of 
Article VII (G) 

Residential Accessory Uses: 
Accessory apartment within an 
existing structure** Not allowed 
when associated with a two-family 
dwelling. 

P or ASPR if it 
meets criteria of 
Article VII (G) (1) 
(b) 

P or ASPR if it 
meets criteria of 
Article VII (G) (1) 
(b) 

P or ASPR if it 
meets criteria of 
Article VII (G) 
(1) (b) 

P or 
ASPR if it 
meets 
criteria of 
Article 

X 

P or ASPR if it 
meets criteria of 
Article VII (G) 
(1) (b) 
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VII (G) 
(1) (b) 

Accessory apartment in a new 
addition to an existing structure** 
Not allowed when associated with a 
two-family dwelling. 

ASPR ASPR ASPR ASPR X ASPR 

Accessory Dwelling to single-family 
dwelling when Free-standing and 
less than 1,000 square feet in size 

ASPR ASPR ASPR ASPR X ASPR 

Accessory Dwelling to a single-
family dwelling when Free-
standing and 1,000 square feet or 
more in size 

SPR SPR SPR SPR X SPR 

Agriculture—animals as 
hobby/home use 

SUP    SUP  P SUP X P 

Electric Vehicle (EV) Charging 
Station, Public Use and Private 
Use* 

P P P P P P 

Fence** P P P P X P 
Garage P P P P X P 
Greenhouse or Hothouse < 500  
square feet* 

P P P P X P 

Greenhouse or Hothouse 500 
square feet or greater* 

ASPR ASPR P ASPR X ASPR 

NC Wind power turbine/tower* SUP SUP SUP SUP X SUP 
Outdoor wood furnace1* SUP P P P X P 

 
1 All outdoor wood furnaces shall meet all standards of Article V (D) and NYS ECL Part 247 (Outdoor Wood Boilers).  
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Playhouse   <100 Square feet P P P P X P 
Playhouse 100 square feet or 
greater 

ASPR ASPR P ASPR X P 

Pool house/cabana P P P P X P 
Private aircraft hangar* X X SUP X X X 
Private airfield* X X SUP X X X 
Private animal training arena* SUP SUP P SUP X P 
Private barn/stable* SUP SUP SUP SUP X SUP 
Private bridge                               SPR SPR SPR SPR X SPR 
Private firing range* X X SPR X X SPR 
Private golf course* X X SPR X X SPR 
Private helipad* X X X X X X 
Private horse course* SUP SUP P SUP X P 
Private kennel* P P P P X P 
Private motor vehicle track/course* X X SUP X X X 
Self-storage pod placed less than 
120 days (See also J(10))* 

P P P P P P 

Self-storage pod placed 120 days or 
greater* 
 

SUP       SUP SUP SUP SUP SUP 

Small-scale solar energy system, 
rooftop and flush mounted, 25 KW 
or less * 

P  P P P P P 

Small-scale solar energy system, 
ground-mounted and freestanding, 
25 KW or less* 

SUP SUP SUP SUP SUP SUP 

Small-scale solar energy system, 
building integrated 

P P P P P P 

Storage batteries associated with 
small-scale solar energy facility 

P P P P P P 
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when located on same parcel as 
solar facility 
Storage batteries associated with 
small-scale solar energy facility 
when located on different parcel 
than solar facility 

SUP SUP SUP SUP SUP SUP 

Swimming pool* P P P P X P 
Tennis court* SPR P P P X P 
Residential-Commercial Uses: 
Bed & Breakfast* SPR SUP ASPR SUP X SUP 
Hotel* SPR X SUP X X X 
Inn* SPR X SUP X X X 
Lodge* SPR X SUP X X X 
Motel* SPR X SUP X X X 
Multi-Family including senior 
housing** 

SUP SUP SUP SUP X SUP 

Assisted living/continuous care 
Nursing home, convalescent home, 
half-way house, cancer treatment 
facility* 

SUP     SUP  SUP  SUP X SUP  

Manufactured Home Park** 

X X 

Allowed when 
approved by the 
Town Board per 
Article V (A) 
(15) 

X X X 

Short-Term Rental (See Article V, 
Supplemental Regulations related 
to Short-Term Rentals)* 

SUP SUP SUP SUP X SUP 

Commercial Agricultural Uses: 
Agriculture – animals (* in hamlet) P if in NYS Ag 

District, SUP if not 
P if in NYS Ag 
District, SUP if not 

P 
P if in 
NYS Ag 

X P 
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District, 
SUP if 
not 

Agriculture—crops, hay                         P P P P X P 
Aquaculture, Fish Hatchery (See 
Article V, D)* 

SUP   SUP  P SUP X P 

Barns  and Stables* 
P if 1000 sf or less, 
ASPR if greater 
than 1000 sf and 
in in NYS Ag 
District; SUP if 
>1000 sf if not in 
NYS Ag District 

ASPR if in NYS Ag 
District, SUP if not 

P if 1000 sf or 
less, 
ASPR if greater 
than 1000 sf 
and in in NYS 
Ag District; SUP 
if >1000 sf if 
not in NYS Ag 
District 

ASPR if 
in NYS 
Ag 
District, 
SUP if 
not 

X 

P if 1000 sf or 
less, 
ASPR if greater 
than 1000 sf 
and in in NYS 
Ag District; 
SUP if >1000 sf 
if not in NYS Ag 
District 

Beekeeping P P P P X P 
Christmas Tree Farm ASPR ASPR P ASPR X P 
Class B Biosolid Land Application 
(on a farm operation only) with a 
valid NYS DEC registration or 
permit pursuant to 6 NYCRR Part 
360 and as per Article VII (G) (6) 
(a) (11) with Footnote 22 

X when not in a 
NYS Ag District; 
ASPR if in NYS Ag 
District 

X when not in a 
NYS Ag District; 
ASPR if in NYS Ag 
District 

X when not in a 
NYS Ag District: 
ASPR if in a 
NYS Ag District 

X when 
not in a 
NYS Ag 
District; 
SUP if in 
NYS Ag 
District 

X when 
not in a 
NYS Ag 
District
; ASPR 
if in 
NYS Ag 
District 

X when not in a 
NYS Ag 
District; ASPR 
if in NYS Ag 
District 

Equipment shed when an accessory 
to an existing principal use 

ASPR if in NYS Ag 
District, SUP if not 

ASPR if in NYS Ag 
District, SUP if not 

P if in NYS Ag 
District, SUP if 
not 

ASPR if 
in NYS 
Ag 

X 
P if in NYS Ag 
District, SUP if 
not 

 
2 Except for application of Class A Biosolids, all other land application of biosolids not on a farm operation that is located in a NYS Ag District shall be prohibited. 
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District, 
SUP if 
not 
 

Equipment shed when a principal 
use 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

P, or 
ASPR if it 
meets 
criteria of 
Article 
VII (G) 

P, or 
ASPR if 
it meets 
criteria 
of 
Article 
VII (G) 

P, or ASPR if it 
meets criteria of 
Article VII (G) 

Farm stand ASPR ASPR P ASPR X P 
Fences** P P P P X P 
Greenhouse, Hot house* ASPR SUP P SUP X P 
Indoor  or covered training arena* 

SUP SUP 
ASPR if in NYS 
Ag District, SUP 
if not 

SUP X 
ASPR if in NYS 
Ag District, SUP 
if not 

Land Application of Recognizable 
and Non-recognizable Food Waste 
(on a farm operation only) with a 
valid NYS DEC registration or 
permit pursuant to 6 NYCRR Part 
360 and as per Article VII (G) (6) 
(a) (11)  

X when not in a 
NYS Ag District; 
ASPR if in NYS Ag 
District 

X when not in a 
NYS Ag District; 
ASPR if in NYS Ag 
District 

X when not in a 
NYS Ag District; 
ASPR if in NYS 
Ag District 

X when 
not in a 
NYS Ag 
District; 
ASPR if 
in NYS 
Ag 
District 

X when 
not in a 
NYS Ag 
District
; ASPR 
if in 
NYS Ag 
District 

X when not in a 
NYS Ag 
District; ASPR 
if in NYS Ag 
District 

Outdoor or uncovered training  
arena* 

SUP SUP P SUP X P 

Septage Land Application (on a 
farm operation only) with a valid 
NYS DEC registration or permit 

X when not in a 
NYS Ag district; 
ASPR if  in NYS Ag 
District 

X when not in a 
NYS Ag District; 
ASPR if in NYS Ag 
District 

X when not in a 
NYS Ag District; 
ASPR if in a 
NYS Ag District 

X when 
not in a 
NYS Ag 
District; 

X when 
not in a 
NYS Ag 
District

X when not in a 
NYS Ag 
District; ASPR 
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and as per Article VII (G) (6) (a) 
(11) with footnote 33 

ASPR if 
in NYS 
Ag 
District 

; ASPR 
if in 
NYS Ag 
District 

if in NYS Ag 
District 

Silos/Bunk Silos 
X X 

P if in a NYS Ag 
District, SUP if 
not 

X X 
P if in NYS Ag 
District, SUP if 
not 

Silviculture/forestry (** for 
Commercial Logging) 

X X P X X P 

Training track/course* SUP SUP P SUP X P 
Winery, Cidery, Distillery, Brewery 
(processing)* 

SUP, 
(in NYS Ag District 
P if <3000 sf, 
ASPR if 3000 sf or 
greater) 

SUP, 
(in NYS Ag District 
P if <3000 sf, ASPR 
if 3000 sf or 
greater) 

P if < 3000 sf, 
ASPR if 3000 sf 
or greater 

X SUP 

SUP, 
(in NYS Ag 
District P if 
<3000 sf, ASPR 
if 3000 sf or 
greater) 

 Agriculture-Related Commercial Uses: 
Agri-tourism  [not by farmer] X X ASPR X X ASPR 
Agri-tourism  [on-farm, farmer’s 
own] 

X ASPR P ASPR X P 

Cold Storage Facility X X ASPR X X ASPR 
Commercial Kitchen  [not by 
farmer] 

SPR SPR ASPR SPR X ASPR 

Commercial Kitchen  [on-farm] SPR ASPR P ASPR X P 
Farm equipment sales/service SPR X SPR X X SPR 
Farm market ASPR X ASPR X X ASPR 
Feed sales/distribution [farmer’s 
own] 

ASPR ASPR P ASPR X P 

 
3 All other land application of septage shall be prohibited.   
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Feed sales/distribution [not by 
farmer] 

SPR X SPR X X SPR 

Harvest storage/distribution  
[farmer’s own] 

ASPR ASPR P ASPR X P 

Harvest storage/distribution  [not 
by farmer]  

X X SPR X X SPR 

Shooting preserve* X X SUP X X X 
Slaughterhouse [not on- farm]* X X SUP X X X 
Slaughterhouse [on-farm]* 

X X 
ASPR if in NYS 
Ag District, SUP 
If not 

X X X 

Tannery [not on-farm]* X X SUP X X X 
Tannery[on-farm]* 

X X 
ASPR if in NYS 
Ag District, SUP 
if not 

X X X 

Veterinarian/animal clinic/animal 
hospital * 

SUP X SUP X X X 

Winery, Cidery, Distillery, Brewery 
—retail sales  [as part of farm 
operation]* 

X X SUP X X X 

Business Uses: 
Adult entertainment 
facility/service* 

SUP X X X X X 

Alcohol/beverage 
sales/distribution  

SPR X X X X X 

Amusement arcade SPR X X X X X 
Antique restoration* 

SUP 

P for minor impact 
home occupation 
only, 
X for all others 

P for minor 
impact home 
occupation 
only,  

P for 
minor 
impact 
Home 
Occupati

X 

P for minor 
impact home 
occupation 
only,  
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SUP for all 
others 

on only, 
X for all 
Others 

SUP for all 
others 

Antique sales 

SPR X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Appliance sales/service SPR X X X X X 
Art gallery SPR X SUP X X SUP 
Artisan/craftsman, e.g. glass, 
furniture, metal                                    

SPR 

P for Minor impact 
Home Occupation 
only, 
X all others 

P for Minor 
impact Home 
Occupation 
only, 
SUP all others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for Minor 
impact Home 
Occupation 
only, 
SUP all others 

Auctions* SUP SUP SUP SUP SUP SUP 
Auction house (agricultural items 
including animals and equipment) 

X X SUP X X SUP 

Auction house (non-agricultural 
items) 

SPR X X X X X 

Bakery 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

No retail, 
P for 
minor 
impact 
Home 
Occupati
on only 

X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 
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SUP for 
all others 

Bank/financial institution SPR X X X X X 
Barber or Beauty Salon                        

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Baseball hitting facility* SUP X X X X X 
Bowling alley* SPR X X X X X 
Butcher 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Camp, campground, campsite, 
summer camp, camping unit 
including RVs or Tents for 
educational, recreational or 
vacation uses*       

X X SUP X X SUP 

Cannabis Dispensary SPR X X X X X 
Car wash SPR X X X X X 
Casino X X X X X X 
Cemetery  (public) X X SPR X X SPR 
Clinic SPR X SUP X X SUP 
Commercial airfield X X X X X X 
Commercial bus station X X X X X X 
Commercial cleaning/janitorial 
services 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 

 X X 

P for minor 
impact Home 
Occupation 
only, 
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SUP all others SUP all others 
Commercial flea market  SUP X SUP  X X SUP  
Commercial kennel* X X SUP X X SUP 
Commercial race track/course, 
animal 

X X X X X X 

Computer/electronics sales/service 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Community scale solar energy 
system 10 acres or less in size* 

X X SUP X X X 

Consignment/thrift sales 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
X all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
X all others 

Construction equipment/supplies SPR X X X X X 
Contracting Office and Structures 
for excavating, construction, 
electrical, plumbing, heating, 
cooling, painting, roofing, gutter, 
snow removal, blasting services* 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Convenience store SPR X X X X X 
Counseling center, alcohol/drug 
treatment center, abuse treatment 
center, rehabilitation facility 

SPR with no 
overnight facility, 
SUP for an 
overnight facility 

X SUP X X X 

Day care (adult or children)* 
P 

P for minor impact 
home occupation 
only 

P for minor 
impact home 
occupation only  

X X 
P for minor 
impact home 
occupation only  
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X for all others SUP for all 
others 

SUP for all 
others 

Day spa SPR X SUP X X SUP 
Demolition services 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Discount store/plan/club SPR X X X X X 
Distance learning facility SPR X SUP X X SUP 
Driving range, Golf* X X SUP X X X 
Dry Cleaners—cleaning facility SUP X X X SUP X 
Dry Cleaners—drop off/pick up 
shop   

SPR X SUP X X X 

Electric [vehicle] charging station, 
Private Use and Public Use* 

P P P P P P 

Electronic entertainment 
sales/rent/svc 

SPR X X X X X 

Employment agency 

SPR X 

P for minor 
impact home 
occupation only 
X for all others 

X X 

P for minor 
impact home 
occupation only 
X for all others 

EMT/ambulance service SUP X SUP X X SUP 
 Equipment rental center SUP X SUP X X SUP 
Fair/circus permanent facility 

X X 
Only if 
permitted in a 
FBD 

X X 
Only if 
permitted in a 
FBD 

Fair/circus/similar temporary 
event 

SUP X SUP X X SUP 
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Firearms sales/service 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Firing range [Indoor only]* SUP X X X X X 
Florist 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Food & beverage establishment4* SPR X SUP X X X 
Funeral home/services, crematory 
(human or animal) 

SPR X X X X X 

Furniture refinishing/repair 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Furniture sales SPR X X X X X 
Garbage/rubbish/trash removal* SUP X SUP  X X SUP  
Gasoline filling station* SUP X X X X X 
Gift shop 

SPR X 
P for minor 
impact Home 

X X 
P for minor 
impact Home 

 
4 Includes banquet hall/catering, restaurant, café, coffee shop, bar/grill/pub/cocktail lounge, take‐out restaurant, ice cream parlor, accessory snack bar.  
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Occupation 
only, 
X all others 

Occupation 
only, 
X all others 

Glass sales/service 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Golf, 9 or 18 hole course* X X SUP X X SUP 
Grocery store SPR X X X X X 
Hardware SPR X X X X X 
Health spa/club, commercial 
swimming pool, Physical fitness 
facility/gymnasium 

SPR X X X X X 

Home Occupation, Minor impact* 5 P P P P X P 
Home Occupation, Major Impact* 5 SUP SUP SUP X X SUP 
Hospital* SUP X X X X X 
Hunting preserve/Shooting 
Preserve* 

X X SUP X X SUP 

Extracting Water for Off-Premise 
Consumption  

X X SUP X X SUP 

Hydro-fracturing for well water for 
consumption on premises 

P P P P SUP P 

Hydrogen fuel cell facility for 
distribution to vehicles* 

SUP X X X X X 

 
5 These two uses are intended to enable citizens to engage in a home occupation that is not explicitly addressed elsewhere in the Zoning Law if that proposed 

home occupation meets definitions in Article XIV, and if that proposed home occupation meets all standards in Article V (D), and if that proposed home 

occupation meets all conditions that the Planning Board may impose pursuant to Article VI. 
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Instruction, Performing arts, 
martial arts 

P      X 

P for minor 
impact home 
occupation 
only,  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Jewelry and Clothing Retail* SPR X X X X X 
Laboratory— medical 
test/diagnostic* 

SPR X SUP X SUP SUP 

Laboratory—animal research 
facility 

X X SUP X SUP SUP 

Laundry—commercial or self-
service Laundromat* 

SUP X X X X X 

Lawn/garden/landscape service, 
arborist, tree services 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Logging contracting 

X 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Building Materials, Retail  20,000 
sf  or less 

X X SUP X X SUP 

Mail order distribution SPR X X X X X 
Man Camp/Worker Camp X X X X X X 
Massage service 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  

X X 
P for minor 
impact home 
occupation only  
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SUP for all 
others 

SUP for all 
others 

Medical claims processing 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Medical eqpt/supplies 
sales/distribution/service 

SUP X X X X X 

Membership club/facility* SUP X SUP X X SUP 
Midwife 

P for minor impact 
or major home 
occupation only 
SPR for all others 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact or major 
home 
occupation 
only, 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact or major 
home 
occupation 
only, X for all 
others 

Miniature Golf* SUP X X X X X 
Motor Vehicle Sales/Service SUP X X X SUP X 
Motor vehicle towing  

SUP X 

P for minor 
impact home 
occupation with 
no repair on 
premises, 
X all others 

X X 

P for minor 
impact home 
occupation with 
no repair on 
premises, 
X all others 

Motor vehicle track/course* X X X X X X 
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Motor vehicle/trailer rental 
office/parking area 

SPR X X X X X 

Moveable Vending* SUP SUP SUP SUP SUP SUP 
Movie Making/Filming SUP SUP SUP SUP SUP SUP 
Movie theater SPR X X X X X 
Nursing/home care services 

P for minor impact 
or minor home 
occupation only 
SPR for all others 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation, 
SUP for all 
others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact home 
occupation, 
SUP for all 
others 

Paintball/Laser Tag Facility X X SUP X X X 
Parking area SPR X X X X X 
Party eqpt/supplies sales/rental SPR X X X X X 
Pawnshop SPR X X X X X 
Performing arts venue 

SPR X 
Only if 
permitted in a 
FBD 

X X 
Only if 
permitted in a 
FBD 

Pest control/exterminator SPR X SUP X X SUP 
Pet shop: sales/eqpt/supplies 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Pharmacy SPR X X X X X 
Photography 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 

P for 
minor 
impact 
Home 

X 

P for minor 
impact Home 
Occupation 
only, 
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SUP all others Occupati
on only, 
X for all 
Others 

SUP all others 

Physician, psychiatrist, 
psychologist, dentist, chiropractor, 
physical/occupational therapy, 
alternative medicine office 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

P for 
minor 
impact 
home 
occupatio
n only 
X for all 
others 

X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Pitch & Putt Driving Range/Ball 
Field* 

X X SUP X X SUP 

Pool/billiards hall* SPR X X X X X 
Pre-school 

SPR X SUP X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Printing/engraving 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X SUP 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Private/religious school, day 
school, boarding school, charter 
school, performing arts school, 
business/trade school (not college 
or university)* 

SUP X SUP X X X 
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Professional office 6 * 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only 
X for all others 

X 7 

P for minor 
impact home 
occupation only 
X for all others 

Racquet Sports Facility SUP SUP SUP X X X 
Radio/TV station office/studio SUP X X X X X 
Retail Communications sales/svc 

SPR X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Retail stores, not otherwise listed 
separately * 

SPR X X X X X 

Retreat Center/Conference Center* SUP X SUP X X SUP 
Self-storage Facility* SUP X SUP X X X 
 Septic sanitation service SUP X SUP X X SUP 
 Shopping center (Multi-business 
structure)* 

SUP X X X X X 

Skating or skateboard facility  
[Indoor & Outdoor]* 

SUP X X X X X 

Small animal grooming 

SPR 

P for minor impact 
home occupation 
only  
SUP for all others 

P for minor 
impact home 
occupation only  
SUP for all 
others 

P for 
minor 
impact 
home 

X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

 
6 Including but not limited to attorney, legal services, financial services, accounting, tax preparation, architect, engineer, bail bondsman, insurance, real estate 

sales or management, publishing, mail order sales 

7 Offices associated with a use allowed in the I‐1 District shall be allowed as an accessory use and reviewed together with the principal use. 
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occupatio
n only  
SUP for 
all others 

Small engine repair 

SUP X 

P for minor 
impact home 
occupation 
SUP for all 
others 

X X 

P for minor 
impact home 
occupation 
SUP for all 
others 

Solar energy eqpt 
sales/distribution/service 

SUP X SUP X X SUP 

Special Event Facilities* SUP SUP SUP SUP X SUP 
Storage batteries associated with 
community scale solar energy 
system when located on same 
parcel as solar system 

X X 

Accessory use as 
part of SUP 
review of entire 
facility 

X X X 

Storage batteries associated with 
community scale solar energy 
system when located on different 
parcel than solar system 

X X SUP X X X 

Tailor/seamstress 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Tanning salon 
SPR 

P for minor impact 
Home Occupation 
only, 

P for minor 
impact Home 

P for 
minor 
impact 

X 
P for minor 
impact Home 
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X all others Occupation 
only, 
SUP all others 

home 
occupatio
n only  
SUP for 
all others 

Occupation 
only, 
SUP all others 

Tattoo/body piercing 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

P for 
minor 
impact 
home 
occupatio
n only  
SUP for 
all others 

X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Taxi/limousine service: 
ofc/parking 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only 
X for all others 

X X 

P for minor 
impact home 
occupation only 
X for all others 

Telemarketing facility/service 

SPR 

P for minor impact 
Home Occupation 
only, 
X all others 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

P for 
minor 
impact 
Home 
Occupati
on only, 
X for all 
Others 

X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

Telephone and cable sales and 
service 
 SPR X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 
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Tent rental 

SPR X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Tourist information/services 

SPR X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

X X 

P for minor 
impact Home 
Occupation 
only, 
SUP all others 

 Transmission towers                             SUP X SUP X SUP SUP 
Welding shop 

SUP X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X SUP 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Wind energy eqpt 
sales/distribution/service 

SUP X SUP X X SUP 

Yoga and meditation 

SPR X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

X X 

P for minor 
impact home 
occupation only  
SUP for all 
others 

Industrial Uses: 
Concrete production/distribution X X X X SUP X 
Concrete Products Manufacture X X X X SUP X 
Composting Facility* X X SUP  X SUP SUP 
Food processing/distribution 
facility*   

X     X SUP X SUP SUP 

Foundry  (large: manufacturing 
heavy duty products)* 

X X X X SUP X 
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Foundry 
(artisan/hobby/blacksmith)* 

SUP X SUP X SUP SUP 

 Fuel  and oil bulk 
storage/distribution * 

X X SUP X X X 

Furniture manufacturing facility  
(see Article V (D)) 

X     X SUP X SUP SUP 

Gravel mine, small*, 750 cubic 
yards or less or 1,000 tons or less in 
12 consecutive months and not 
exempted pursuant to Article V (D) 
Gravel Mining 

X X SUP X X SUP 

Gravel mine small, exempt*, 750 
cubic yards or less or 1,000 tons or 
less in 12 consecutive months and 
exempted pursuant to Article V (D) 
Gravel Mining 

X X P X X P 

Gravel mine, large*, more than 750 
cubic yards or more than 1,000 
tons in 12 consecutive months 

X X SUP X X SUP 

Hazardous waste 
collection/disposal 

X X X X X X 

Hydro-fracturing for gas X X X X X X 
Light Manufacturing* 

X X 
Only if 
permitted in a 
FBD 

X SUP X 

Major pipeline, gas compressor 
station 

X X X X X X 

Manufactured housing 
manufacturing/distribution 

X X X X SUP X 

Manufactured housing sales office SPR X SUP X X SUP 
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Medical eqpt/supplies manufacture 
SUP X 

Only if 
permitted in a 
FBD 

X SUP 
Only if 
permitted in a 
FBD 

Moving & Storage X X X X SUP X 
Natural gas/propane bulk storage 
and distribution  

X X X X X X 

NC Wind Power* X X X X SUP X 
Nuclear power plant X X X X X X 
Oil and natural gas exploration, 
extraction, drilling, production, 
processing, storage of waste or 
natural gas ancillary uses 

X X X X X X 

Paving/blacktop contracting office 
and parking of vehicles, no storage 
of pavement material on site 

SUP  X SUP X X SUP 

Paving/blacktop plant X X X X X X 
Pipe yard X X X X X X 
Private Bridge X X X X SPR X 
Quarry* X X X X X X 
Recycling facility (small, 
unobtrusive)* 

SUP X SUP X X SUP 

Recycling/transfer facility (large)* X X X X X X 
Sawmill* X X SUP X SUP X 
Scrap/salvage yard X X X X X X 
Solar energy eqpt manufacture SUP X SUP X SUP SUP 
Staging Area as an ancillary use to 
natural gas exploration, extraction, 
drilling, production, processing, 
storage of waste  

X X X X X X 

Stump grinding/mulching facility* X X SUP X X X 
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Transmission facilities [e.g. 
substations] 

SPR X SPR X X SPR 

Trucking Center   X     X X X X X 
Utility scale solar energy system > 
10 acres and < 20 MW 

X X X X X X 

Utility scale solar energy system 20 
MW or greater 

X X X X X X 

Warehouse (large, tractor-trailer 
traffic)* 

X X X X X X 

Warehouse*  SUP X SUP X SUP SUP 
Water Well Drilling/boring 
business office and parking of 
vehicles, no storage of materials on 
site 

SUP  X SUP X X SUP 

Wind energy eqpt manufacture SUP X SUP X SUP x 
Public/Civic Uses: 
Detention/correction facility X X X X X X 
Government offices/facilities SPR X X X X X 
Non-profit organization offices 

SPR 

P for minor impact 
home occupation 
only 
X for all others 

P for minor 
impact home 
occupation only 
X for all others 

P for 
minor 
impact 
home 
occupatio
n only 
X for all 
others 

X 

P for minor 
impact home 
occupation only 
X for all others 

Parks SPR SUP SPR SUP X SPR 
Paths/trails SPR SUP SPR SUP X SPR 
Playgrounds SPR SUP SPR SUP X SUP 
Religious worship facility SPR SPR SPR SPR X SPR 
Reservoir/water treatment facility SUP SUP SUP SUP SUP SUP 
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Sewage treatment facility* SUP SUP SUP SUP SUP SUP 
Swimming pools SPR SUP SPR SUP X SPR 
Water tower* SUP X SUP X SUP SUP 
Library SPR X X X X X 
Museum SPR X SUP X X SUP 
Tourist information booth SPR X SUP X X SUP 

* Indicates that there are supplemental development standards associated with this use in Article V (D). Article V (D) also has standards that pertain to all retail, 
and service business uses. ** Indicates that there are supplemental development standards associated with this use in Article V (A). 



Article IV. Density and Dimensions 
 
 A. Purpose. 
In order to provide adequate open space for access of light and circulation of air, to facilitate the 
prevention and fighting of fires, to prevent undue concentration of population, to lessen 
congestion on streets, and to meet the other purposes established in this Law pursuant to Article 
I, no building or premises shall be erected, altered or used except in accordance with the standards 
set forth in this Article. 

 B. Density Control Schedule and Lot Requirements. 
The following schedule of density control regulations (Table 1) is hereby adopted and declared to 
be a part of this Law and is hereinafter referred to as the “Density Control Schedule.” 
 

Table 1: Density Control Schedule 
District Residential Density (# 

acres per dwelling) 
Minimum Lot Size 
or Average Lot Size,
(acres)  
 

 Ag 3.5 Variable8 
AH-B/R - ½ Minimum 
AdH-B/R - ½ Minimum 
AH-R2 - 2 Average9 
AdH-R2 - 2 Average 
BCH-R2 - 2 Average 
RhoR1 - 1 Minimum 
I-1 - 2 Minimum 
CarsRd - 3 Minimum 

 
The following schedule of lot dimension requirements (Table 2) is hereby adopted and declared 
to be a part of this Law and is hereinafter referred to as the “Lot Dimension Schedule”. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
8   Lot size in the Ag District is variable. The minimum lot size shall be ½ acre provided all minimum separation 

distances and design standards for on‐site water supply and/or sewage disposal systems as established by the 
Columbia County Department of Health are met and provided the average lot size is at least 3.5 acres.  

9     Lot size in the hamlet/residential districts (AH‐R2, AdH R‐2 and BCH‐R2) may be averaged. Use of an average lot 
size can result in variably sized lots provided that the average of all lots created in a subdivision is 2 acres. 
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Table 2: Lot Dimension Schedule10 
District Lot 

Width at 
front 
yard 
setback 
line (feet) 
Min.11 

Front 
Yard 
Setback 
(feet) 
Min. 12 13 

Front 
Yard 
Setback 
(feet) 
Max. 

Side Yard 
Setback, 
each Min. 
(feet) 

Rear 
Yard 
Setback 
Min. 
(feet)14 

Building 
Height 
Max. 
(feet) 

Maximum 
Lot 
Coverage 
(%) 

 Ag15 50 50 - 20 60 35 25 to 50%16 
AH-B/R 75 20 35 10 40 40 65 
AdH-B/R 75 20 35 10 40 40 65 
AH-R2 50 20  35 10 40 35 60 
AdH-R2 50 20  35 10 40 35 60 
BCH-R2 50 20  35 10 40 35 60 
RhoR1 50 20 - 20 50 35 75 
I-1 200 50 - 30 100 40 60 
CarsRd 125 50 - 20 60 35 25 

 
 C. Density Calculation.   

1.  For all hamlet residential, business/residential districts, industrial, and RhoR1, the 
density of development shall be based upon the total gross acreage of the parcel and 
calculated using the required minimum lot size pursuant to Table 1 of this Article. 

2.  For the Ag District and Carson Road District, the density of development for any 
subdivision shall be based upon the net acreage of the parcel and calculated using the 
required density of Table 1 of this Article. Net density shall be calculated upon net acreage 

 
10   Minimum lot width, front, side and rear setbacks do not apply to lots created as part of a conservation 

subdivision. Those bulk dimensions will be established at the time of subdivision. 
11   For a multi‐family dwelling, lot width is this measurement plus 2.5 feet per dwelling unit. For Flag Lots, lot 

width shall be a minimum of 50’. For all lots other than flag lots, the lot depth cannot be more than twice the 
width. 

12   Measured from the right of way line of the street on which the building fronts. New buildings in any hamlet 
district will have the option of conforming to the front setback of adjacent buildings. The right‐of‐way shall be 
measured from the center of the highway, as determined from measuring from pavement edge to pavement 
edge. 

13   Attached garages and carports (front‐loaded and facing the street) shall be 15 feet behind the front edge of 
the house.  Detached garages (front loaded) shall be 35 feet from the street right‐of‐way. 

14   Accessory structures shall be allowed to build within the rear yard setback provided there is a minimum 10 
foot setback between the structure and the property line. 

15     For slaughterhouse, veterinarian clinic/animal hospital/animal clinic, tannery, commercial kennel, barns and 
stables, private barns/stable, indoor or covered training arena, greenhouse/hothouse, silo/bunk silo, and 
equipment sheds, there shall be a setback equal to a distance of at least 10% of the square footage of the 
proposed structure, plus the applicable required side and rear setbacks established in Table 2 from the 
property line of any existing adjacent residence. In no case shall the proposed structure be sited closer than 
the side and rear yard setbacks established in Table 2.   

16    Smaller lots shall be allowed to have a higher percentage of lot coverage than larger lots.  Lots ½ acre up to 1 
acre in size shall be allowed to have a maximum lot coverage of 60%, lots that are at least 1 acre but less than 
2 acres shall be allowed to have a maximum lot coverage of 50%, lots 2 acres in size but less than 3 acres shall 
be allowed to have a maximum lot coverage of 40%, and lots 3 acres or greater shall be allowed to have a 
maximum lot coverage of 25%.    
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after exclusion of the following lands adjusted with the multiplication factor of Table 3 of 
this section. Calculate this by determining the total acreage of the following environmental 
features: 

 
a. The 100-year flood plain as defined by the Federal Emergency Management Agency 

(FEMA) Flood Hazard Boundary maps as those maps now exist or as they may be 
amended from time to time; 
 

b. Wetlands, including New York State designated wetlands (excluding the 100-foot 
buffer), wetlands regulated by the U.S. Army Corps of Engineers or any successor 
agency, and wetlands designated on the Ancram Biodiversity Map, the DEC Ancram 
Habitat Summary, and the Ancram Town Map of Vernal Pools, as may exist, as those 
wetlands may now exist or as may be found to exist; 

 
c. Lands covered by natural or constructed water bodies including retention and detention 

basins. 
 

3.  Calculate Adjusted Density.  The maximum allowable number of lots to be created in any 
subdivision is calculated by multiplying each of the environmentally constrained acreage 
by the multiplication factors (Table 3 below) and the 3.5 density. The total number of new 
lots in any subdivision allowed to be established through this process is the maximum 
number permitted for the entire parcel.  The number of lots created shall be rounded up 
to the nearest whole number if the density calculation results in a fraction greater than 
0.5.  If the number calculated is a fraction of 1 (one) then the adjusted density is rounded 
up to 1 unit.  

 
  Table 3. Density Multiplication Factors 

Site Characteristic Multiplication Factor* 
Open Water 0.0 
Wetlands, State and Federal 0.05 
100 Year Flood Hazard 0.2 
Steep Slope 15% to 20% 0.3 
Steep Slopes > 20% 0.4 

* Where two or more constrained areas overlap, the more restrictive multiplication 
factor shall be used.   
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4.  Allocation of Density.     All lots created or remaining from the original parcel shall have 

at least one allocated dwelling unit unless that land or lot is being permanently joined to 
an adjacent parcel which either contains an existing dwelling or has allocated to it the right 
to construct at least one (1) dwelling. If a parcel is not fully subdivided at the time of a 
subdivision, the remaining lots that could be created from the original parcel pursuant to 
the Density Control Schedule shall be allocated and recorded (see (5) Monitoring Lot 
Splits, below) or the Planning Board shall allocate the remaining lots evenly across the 
remaining acreage of the parcel.   

 
a. Whenever a minor or major subdivision occurs on parcels that are not subdivided into 

the maximum number of lots allowed by this Law at one time, the Planning Board shall 
require a notation to be placed on all plat maps to clearly inform the landowner(s) how 
many additional lots remain eligible to be created in a future subdivision. An 
additional plat note shall be required stating that the 60% open space requirement 
may be triggered if, in the future, a major subdivision is created from cumulative 
multiple minor subdivisions. In such case, all major subdivision requirements, 
including maintaining 60% of the parcel as open space shall be met.  
 

5.  Monitoring Lot Splits.   The adjusted density calculated pursuant to this Article, is the total 
and maximum development potential for a particular parcel, regardless of the number of 
times a parcel is subdivided. Once this full development potential has been reached 
through subdivisions, no further density or subdivision activity shall be allowed.  The 
Town of Ancram recognizes that proper administration of the average density concept is 
important in meeting the intent of this law. The following procedures have been 
established to help ensure proper monitoring of lot splits. 

 
a. An official parcel map indicating existing lots, parcel numbers, and land ownership 

shall be established along with an official register containing this information. 
 

Readers Aid Box: 
 An example of how to calculate adjusted density in Ag District 
 A parcel has 100 acres 
 There are 5 acres of state wetlands, 20 acres of slopes over 20%, and 5 acres of 

slopes 15% to 20% 
 The parcel is in the Ag district with 3.5 acre density. 
 The adjustment would be: 
   5 acres of wetlands X 0.05 = .25 
   20 acres of >20% steep slopes X .4 = 8 
   5 acres of 15% to 20% slopes X .3 = 1.5 
 Total Adjustment = .25 + 8 + 1.5 = 9.75 
 Adjusted Density = 100 acres total minus 9.75 adjustment = 90.25 
 90.25 acres @ a density of 3.5 = 25.8 lots, rounded to 26 potential lots 
 Total eligible Lots = 26 
 

This explanation is only a reader’s aid and is not part of the Zoning Law. 
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b. The Town shall maintain a record of the estimated allotment of lots and dwelling units 
possible under this law for each parcel under review. 
 

c. The Planning Board shall calculate the number of lots allowed as per Article IV of this 
law. 
 

d. A property owner submitting a minor or major subdivision plan shall be required to 
specify on his/her plan and on any approved final plat, which lot or lots shall carry 
with them the right to erect or place any unused allocation of dwelling units the parcel 
may have. Plat notes shall be required to indicate the total number of lots eligible to be 
created, the number of lots proposed to be allocated as part of the subdivision, and the 
number of remaining lots that could be created in future subdivisions pursuant to the 
density requirements of this sub-section. 
 

e. As allotments are used up, the official parcel map and register shall be updated to 
reflect these changes.  All future plat maps shall also reflect this information. 
 

f. The official map and register shall be maintained by the Planning Board Clerk upon 
final approval of each subdivision and copies made available for inspection by the 
public. 

  
  
 D. Corner Lots. 
W h e r e v e r  a side or rear yard is adjacent to a street, the standards f o r  f r o n t  y a r d s  s h a l l  
a p p l y .  

 E. Projections into Required Yards.  
The following projections into required yards may be permitted; 

 Open fire escapes – four feet into required side or rear yard  

 Awnings or movable canopies - six feet into any required yard  

 Cornices, eaves and other similar architectural features - three feet into any required 
yard 

 Septic systems only when lot dimensions prevent adequate separation distances and 
setbacks from side and rear lot lines. 

Any open or enclosed porch or carport shall be considered a part of the building in the 
determination of the size of the required yard or lot coverage. 

Accessory uses not enclosed in a building shall not be located in a required front or side yard 
but may be located in a required rear yard subject to the provisions of Article V (A) (1) and 
provided any accessory building is not located closer than 10 feet to the rear lot line. See also 
Article V (A) (19) for  sanitary disposal projections. 
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 F. Height Exceptions. 
District building height regulations shall not apply to barns, grain elevators, silos, flagpoles, 
radio or television antennae, transmission towers or cables, spires, or cupolas, chimneys, 
elevator or stair bulkheads, parapets or railings, water tanks or cooling towers, or any similar 
structures, provided that such structures in their aggregate coverage occupy no more than 10% 
of the roof area of the building.  

 
 G. Compliance with Minimum Lot Area per Dwelling Unit 

Requirements. 
A residential lot of required or larger than required size as set forth in this Law shall not be 
reduced in size for transfer of ownership if the lot so subdivided will form two or more lots 
that will not be in compliance with the requirements for the minimum lot area per dwelling 
unit for the district in which such lot or lots are situated, except as provided in Article V (C) 
(Open Space Conservation Subdivision) or pursuant to Article VIII (Non-conforming uses).   
 

 H. Side Yards for Semi-Detached and Attached Dwellings. 
Side yards for semi-detached and attached dwellings shall be required at the ends 
of the total structure only. 

 I. Density Bonuses. 
 

A. Purpose, Applicability, and Incentives.  
1.  Purpose.  Pursuant to §268-b of the New York State Town Law, the Town of Ancram hereby 

establishes a program to encourage the preservation of open space, to promote 
environmentally sustainable development, to enhance public access for recreation, and to 
promote development of affordable housing by providing incentive(s) to applicants seeking 
approval of a subdivision, special use permit, or site plan.  The Town Board may grant 
zoning incentives that are in compliance with the Town of Ancram Comprehensive Plan 
and with the provisions of this section.     

 
2.   Applicability.   

a. The incentives set forth herein shall be applicable to all permitted uses in all zoning 
districts in the Town for which an application for a subdivision, special use permit, or 
site plan approval has been submitted to the Town of Ancram Planning Board pursuant 
to this law. 

 
b.  Where an application seeks more than one type of approval, the project shall be 

considered in its entirety and incentives shall not be granted separately for more than 
one approval.   

 
c. Incentives shall be granted only when the community benefits or amenities offered 

would not otherwise be required or likely to result from the applicable planning process 
before the Planning Board.   

 
d. Incentives shall not be granted where the community benefits or amenities offered are 

already required under other provisions of this zoning law or other Town of Ancram 
Law or State law, including any mitigation measures required pursuant to the State 
Environmental Quality Review Act. 

3.  Incentives.  Notwithstanding any contrary provision of Town or State law or this law that 
limits or restricts the maximum unit density of a proposed project or subdivision, an 
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applicant may apply for an incentive adjustment to the total unit density pursuant to the 
Density Control Schedule of this Law in exchange for the following benefits.  In no case 
shall the total approved incentives exceed a 20% aggregate increase to the total unit density 
for the proposed project. 

 
a.  Permanent Conservation of Natural Areas or Open Spaces.  A bonus may be granted for 

the permanent preservation of open space lands when a subdivision is designed to 
preserve greater than 60% of the parcel as open space pursuant to Article V (C) of this 
law. Up to a ten percent (10%) increase to the maximum unit density for the zoning 
district may be approved. 

 
b.  Public Access or Recreational Uses.  A bonus may be granted for the creation of public 

recreational lands or facilities open to the public including but not limited to public 
access to streams, access to old railroad beds, access to other open space lands, the 
provision of fishing rights, or provision of trails and trail linkages. Up to a ten percent 
(10%) increase to the maximum unit density for the zoning district may be approved.  

 
c. Affordable Housing.  For the provision of houses or lots as residential units dedicated 

for use only by qualified Ancram residents who meet criteria and procedures as 
established by the Town Board for needing affordable housing, a density bonus of up to 
a twenty percent (20%) increase to the total unit density as allowed pursuant to the 
Density Control Schedule for the zoning district may be approved as follows:  

 
1. When at least 15% of the total allowable units/lots in a proposed development are 

to be dedicated as affordable units/lots and provided on-site, up to a 20% bonus 
may be approved. 

2. When at least 15% of the total allowable units/lots in a proposed development are 
to be dedicated as affordable units/lots and are provided off-site, up to a 10% bonus 
may be approved.  

  
d.  Calculation of Density.  To determine the total number of units or lots that may be 

approved: 
 

1. Calculate the total number of units or lots that may be allowed in accordance with 
the Density Control Schedule of Article IV (B) and (C) (Density and Dimensions). 

2. Use Article IV (I) (A) (3) to identify the maximum percentage of increase that may 
be approved for the benefit(s) being proposed.  (The total of all incentives may not 
be more than a 20% increase). 

3. Multiply the number of units or lots determined from subsection (d) (1) by the total 
percent increase from subsection (d) (2). The total is rounded to the nearest whole 
number. 

4. Add the total bonus number of units or lots from subsection (d) (3) to the total 
number of units allowed by the Density Control Schedule (d) (1). 
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Reader Aid Box:  
 
Example 1: if a developer is eligible for 25 lots in accordance with the Density Control 
Schedule and is awarded the maximum 20% bonus for providing benefit(s) in 
accordance with A(3), then they would receive 5 bonuses for a total of 30 units or 
lots. That is 25 x 20% = 5 bonuses plus the original 25 = 30 total.  
 
Example 2: When affordable housing is included in the density bonus request, and 
if a developer is eligible for 25 lots in accordance with the Density Control Schedule, 
15% of those 25 units, or 4 units must be dedicated as affordable.  Thus, 4 units would 
be affordable units and 21 would be regular units.  If the 4 units were provided on-
site, they would be eligible for up to 5 bonuses for a total of 30 units.  If the 4 units 
were provided off-site, they would be eligible for up to 3 bonus units for a total of 28 
units. 
 
This explanation is only a reader’s aid and is not part of the Zoning . 

 
4. Where the plat falls within two or more contiguous districts, the Planning Board may 

approve an incentive development as follows: 
 

a. The total density allowed shall be calculated by summing the total number of residential 
lots allowed in all such districts together with the incentive density,  
 

b. The Planning Board may authorize actual construction to take place in all or any portion 
of one or more such districts. 

 
5. Affordable units constructed on-site shall be compatible with the design or use of the 

remaining units in terms of appearance, materials, and finish quality. Affordable units off-
site shall be compatible with the finished quality of on-site units and also compatible in 
appearance with the off-site neighborhood. 

 
6.  Procedures and Criteria for Approval of Incentives.   
 

a.  Authorization of density incentives is subject to the approval by the Town Board prior 
to the grant of preliminary plat, special use, or site plan approval by the Planning Board.  
Applicants may seek non-binding input from the Planning Board prior to application to 
Town Board as to whether the proposal is worthy of consideration for an incentive prior 
to the preliminary plat, special use, or site plan application. The Town Board, together 
with the Planning Board, may schedule a workshop to discuss the incentive application 
with the applicant. The intent of that workshop is to share information between the 
applicant, the boards and interested members of the public. The workshop will not 
supplant the formal hearing which will be conducted later in the review process. 

 
b.  Methods to achieve community benefit.  The Town Board shall approve, in its sole 

discretion, the method or combination of methods that shall be used to achieve the 
community benefit based on the unique characteristics of the application being 
reviewed and based on a recommendation of the Planning Board.  Community benefits 
may be accomplished by:  
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1. Use of permanent conservation easements. 
 
2. Donations of land in fee simple for conservation and other community benefit 

purposes. 
 
3.  Construction of amenities, serving a Town-wide need, accessible to the general 

public, above and beyond that required to mitigate proposed impacts in accordance 
with SEQRA and the Town law. 

 
4.  Construction or improvement to public works above and beyond that required to 

mitigate proposed impacts in accordance with SEQRA and the Town law. 
 
5. The following methods could be used to provide affordable housing: 

(a) Construction of affordable housing on site; 
(b) Construction of affordable housing off site within the Town; 
(c) Rehabilitation of substandard housing to standard affordable housing; 
(d) Provision of affordable lots on site;  
(e) Provision of affordable lots off site; and 
(f) A combination of the above. 

 
c. Applications for incentives in exchange for amenities shall be submitted to the Town 

Board.  In order to preliminarily evaluate the adequacy of amenities to be accepted in 
exchange for the requested incentive, the following information shall be submitted by 
the applicant: 

 
(a)  The requested incentive. 
 
(b)  The proposed amenity. 
 
(c)  The estimated cash value of the proposed amenity. 
 
(d)  A narrative which describes the benefits to be provided to the community by the 

proposed amenity. 
 
(e)  A site plan and narrative information showing all information required in Article 

V, Section 3 (A) of the Town of Ancram Subdivision Regulations (Major Subdivision 
Preliminary Plat and Accompanying Data). Further, the submittal shall contain a 
narrative which describes the method and adequacy of sewer, water, 
transportation, waste disposal and emergency service protection facilities in the 
zoning districts in which the proposal is located and a description on what 
additional demands the incentive and amenity, if it is an on-site amenity, may place 
on these facilities beyond the demand that would be placed on them as if the district 
were developed without the density bonus. 

 
(f)  A narrative that explains how the amenity helps implement the physical, social or 

cultural policies of the Town of Ancram Comprehensive Plan. 
 

d. The Town Board may engage an attorney, engineer, planning or other consultant to 
assist in review of the application, the cost of which will be borne by the applicant. The 
Town shall establish an escrow account to fund such costs pursuant to Local Law #4 of 
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2004 (Reimbursement of Taxpayers for Fees and Expenses). If an escrow account has 
already been established for a particular application, such account may also be used to 
cover costs related to review of a density bonus request provided that additional funds 
shall be deposited in such account to cover costs related to the review of the bonus 
request above and beyond those needed for other site plan, special use, or subdivision 
reviews. 

 
e. Compliance with SEQRA.  All applicable requirements of the State Environmental 

Quality Review Act shall be complied with as part of the review and hearing process.   
 

(a)  Every decision by the Town Board concerning an application for use of incentive 
zoning on a particular project will fully comply with the provisions of SEQRA. 

 
(b)  The applicant will submit an Environmental Assessment Form, Part 1, to the Town 

Board. 
 

f. The Town Board shall, before taking action, refer the proposal for review and comment 
to the Planning Board (pursuant to sub-section B (Referrals) of this section). The Town 
Board shall also refer the proposal to the Ancram Conservation Advisory Council, and 
may refer to other governmental agencies, and other boards and officials in the Town, 
for review and comment.  The Planning Board shall review the proposal pursuant to the 
criteria of this section and advise the Town Board as to whether a zoning incentive 
should be approved, approved with conditions or disapproved. 

 
g.  The Town Board shall hold a public hearing, noticed in the official newspaper of the 

Town of Ancram.  Within 45 days of the close of the public hearing and upon receipt of 
the advisory opinion from the Planning Board and completion of the SEQRA process, 
the Town Board may approve, approve with modifications or conditions, or deny the 
proposed incentive zoning application.  A written statement of the findings will be 
prepared by the Town Board documenting the basis of its decision.  The findings will 
include, but not be limited, to the following:  

 
(a)  That the proposed density adjustments would not have a significant adverse impact 

on the property, or to adjoining property, or to the neighborhood in which the 
property is situated. 

 
(b)  That proper easements, surety or performance guarantees, if necessary, between 

the applicant and the Town is or will be in existence as of the date the final plat map 
is signed by the Chairman of the Planning Board. 

 
(c)  That the necessary water and septic requirements can be met with the proposed 

density adjustments. 
 
(d)  That the proposed amenity provides sufficient public benefit to provide the 

requested incentive. 
 
(e)  SEQRA. That all requirements of SEQRA have been met, including the required 

findings under that law. 
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(f)  Development capacity. That the proposed project, including the incentive, can be 
adequately supported by the public facilities available or provided as a result of the 
project, including but not limited to sewer, water, transportation, waste disposal 
and fire protection, without reducing the availability of such facilities for projects 
permitted as of right under the Town of Ancram Zoning Law. 

 
(g)  Public benefit. That the public benefit realized by the amenity provided by the 

applicant is commensurate with the incentive granted by the Town Board.  
 
(h)  Project quality. That the project is in harmony with the purpose and intent of this 

law, and with the stated objectives and will promote the purposes herein, that the 
project is sufficiently advantageous to render it appropriate for grant of an incentive 
and that the project will add to the long-term assets of the Town of Ancram. 

 
(i)  Comprehensive Plan. That the use of an incentive for the particular project is 

consistent with the Comprehensive Plan. 
 

h. The Planning Board may recommend, and the Town Board impose, conditions on a 
project to ensure that the above findings are ensured through the subsequent plan 
review and construction phases of the project. 

 
i. In no circumstances shall the Town Board be compelled to approve any 

amenity/incentive proposal and it may deny any such proposal.   
 

j.  Upon approval by the Town Board, the Planning Board is authorized to act on the 
application for preliminary and final approval pursuant to the Subdivision Regulations, 
Special Use Permit Regulations and/or Site Plan Review pursuant to this law.   

 
k. Certificates of occupancy shall be issued for market rate dwellings in the development 

only when the required percentage of affordable dwellings or lots have been created, 
constructed, acquired, or provided for to the satisfaction of the Town of Ancram Town 
Board.   

 
l. Notes shall be placed on any site plan or final subdivision plan reciting the affordable 

housing obligations of the application in conjunction with the plan.  If affordable lots or 
units are on-site, the final plan shall include the recording of notes indicating which lots 
or sites are to be set aside for the construction of affordable housing.  The Town Board 
shall also require the imposition of deed restrictions ensuring that future use of the lot 
or units whether on-site or off-site are limited to the construction and use as affordable 
housing. 

 
B. Referral Process.   

1. Within thirty (30) days of receipt of the application for the incentive, the Town Board shall 
refer the application to the Planning Board and Conservation Advisory Council for comment.  
The Planning Board’s referral to the Town Board shall include a report with the following 
information: 

 
a.  An evaluation of how the incentive would benefit the site and how increased density 

relates to adjacent uses and structures.  The Planning Board shall assess whether such 
benefits would not otherwise result as provided in the provisions of the Town’s laws.  
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(This evaluation is not intended to serve as a site plan or subdivision review, which would 
otherwise occur after a final decision of the Planning Board on the incentive application.) 

 
b.  A SEQRA determination as to whether the proposal will have a significant impact on the 

environment. 
 
c.  An assessment that there are adequate resources, sewer, water, transportation, waste 

disposal, and emergency service facilities to serve the proposed incentive development 
and that such development will note substantially and deleteriously impact upon the 
development prerogatives of neighboring lands pursuant to local law. 

 
2. The Planning Board and CAC shall review the application and report and, within sixty-two 

(62) days of their receipt, transmit advisory comments and any suggested modifications 
to the Town Board for its consideration. 
 

3. If after receiving the advisory comments from the Planning Board and CAC on the 
application, the Town Board decides to further consider the application for incentives, a 
public hearing shall be held.  The public hearing related to the incentive application may 
be combined with any public hearing the Town Board holds pursuant to SEQRA or any 
other state or local law.  At least five days’ notice (fourteen (14) days if a draft 
environmental impact statement or supplemental environmental impact statement is 
required) of the time and place of a hearing will be published in an official newspaper of 
the Town. 
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Article V Supplemental Regulations  
 
 A. Regulations for All Districts 

 
1. Accessory Buildings and Uses 

a.  Accessory Apartments and Free-standing Accessory Dwellings.   
1.  Accessory apartments within an existing structure are a permitted use in all 

districts except I-1, where they are prohibited, and may need an abbreviated site 
plan review (ASPR) if criteria of Article VII (G) (1) (b) are met.  

 
2.  Accessory apartments in a new addition to an existing structure are permitted with 

an ASPR pursuant to Article VII in all districts, except in I-1, where they are 
prohibited.   

 
3.  Free-standing Accessory Dwellings associated with a single-family dwelling are 

permitted with ASPR/SPR in all districts as per the Use Table, except in I-1, where 
they are prohibited.  

 
4.  Conversions of single family to three or four family dwellings shall be considered a 

multi-family use and shall follow applicable standards as established in this local 
law.  

 
5. In all cases, only one accessory apartment within an existing structure or one free-

standing accessory dwelling shall be allowed per lot, but not both.   
 
6.  No accessory apartment or free-standing accessory dwellings shall be allowed when 

on the same parcel as a two-family residential structure.  
 

b.  When Accessory Apartment is in Single-Family Dwellings. 
1. No exterior changes shall be made which will alter or extend the existing 

foundation of the principal structure.  
 
2. The accessory apartment is self-contained, with separate cooking, sleeping and 

sanitary facilities for use by the occupant(s).  
 
3. The accessory apartment is subordinate to the principal. 
 
4. The accessory apartment within a single family dwelling shall not occupy more 

than 40% of the square footage of that single family dwelling.  
 
5. The conversion of any existing single-family dwelling to accommodate an 

accessory apartment is limited to one accessory apartment per principal residence.  
 
6 Parking, as required for an accessory apartment/principal residence, shall be a 

minimum of two spaces per dwelling unit on-site and shall be designed and located 
to be convenient without encroaching on any required yard or setback area.  

 
7.  Columbia County Department of Health approved water supplies and sanitary 

systems shall be required prior to granting of any zoning permit for an accessory 
apartment.  Such systems may be connected to existing or upgraded water supply 
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and sanitary systems of the single-family dwelling or may be separate facilities. If 
a separate system is necessary, all other standards, setbacks and requirements of 
this Law and of the County Department of Health shall be met.  

 
8.  In the AR and Carson Road districts, the lot may not be an existing nonconforming 

lot of less than the prescribed lot area or lot width. In all other districts, 
nonconforming lots may be used for accessory apartments. 

 
9. When an existing single-family dwelling is altered to accommodate an accessory 

apartment, all construction associated with adaptation of the existing structure 
shall be performed in a manner that retains and enhances the character of the 
structure. The design and construction of the adaptation of the accessory structure 
shall further be compatible with the parent structure on the premises and with the 
overall character of the neighborhood.  

 
c.  When Accessory Apartment is in Accessory Structure to Single-Family Dwelling. 

1. The principal dwelling and the accessory apartment shall be, at the time of 
construction, on a single lot with a lot area no less than the minimum specified for 
the zoning district.  All existing and new accessory apartments shall satisfy all 
setback requirements set forth for a principal structure within the zoning district. 
An area variance may be requested for those that do not meet the setbacks. 

 
2. The accessory apartment is self-contained, with separate cooking, sleeping and 

sanitary facilities for use by the occupant(s).  
 
3. Parking, as required for an accessory apartment/principal residence, shall be a 

minimum of two spaces per dwelling unit on site and shall be designed and located 
to be convenient without encroaching on any required yard or setback.  

 
4.  The accessory apartment in structure that is accessory to a single-family dwelling 

shall not occupy more than 40% of the accessory structure and shall not exceed 
1000 square feet. 

 
5.  No accessory apartment in an accessory structure shall be housed in a mobile 

home. 
 
6.  Columbia County Department of Health approved water supplies and sanitary 

systems shall be required prior to granting of any zoning permit for an accessory 
apartment.  Such systems may be connected to existing or upgraded water supply 
and sanitary systems of the single-family dwelling or may be separate facilities. If 
a separate system is necessary, all other standards, setbacks and requirements of 
this Law and of the County Department of Health shall be met.  

 
 7.  Only one accessory apartment shall be allowed in any single-family dwelling and 

only one accessory apartment shall be allowed on any single-family residential lot. 
 
8.  The design of any proposed addition to the principal single-family dwelling or any 

accessory structure in which the accessory apartment is proposed shall conform to 
the general character and appearance of the principal dwelling and be consistent 
with the general character of the neighborhood. 
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9.  The driveway for ingress and egress to the accessory apartment should utilize the 

existing driveway utilized for the ingress and egress of the principal single-family 
dwelling to the maximum extent practicable. If another driveway is needed, its 
location and design should not adversely affect the existing driveway on the lot or 
driveways of neighboring lots in the area with respect to safety and layout. 

 
10.  The location and use of the accessory apartment shall not reduce the value, cause 

a nuisance or otherwise adversely affect neighboring properties. 
 
11.  The design, size, and layout of the accessory apartment shall be consistent with the 

continual use of the apartment as an accessory use to the principal single-family 
dwelling on the lot. Such accessory apartment shall not be subdivided from any 
parcel containing a single-family dwelling for any use. 

 
d.  Other Accessory Buildings or Uses 

1.  An accessory structure may be established on a vacant lot prior to any principal 
use only pursuant to Article V (A) (1) (f).  Any structure placed on a vacant lot and 
used as a dwelling for any period of time is then a dwelling and shall be considered 
the principal use. 

 
2. Accessory structures not attached to principal buildings shall be located no closer 

to the principal building than 12 feet or a distance equal to the height of each 
accessory building, whichever is greater.  This shall not apply to barns, silos, corn 
cribs, or other structures used for agricultural purposes. 

 
In a residential district, (the Ancram/Ancramdale Hamlets B/R, Ancram, 
Ancramdale, Boston Corner (AH R2) and RhoR1 districts), and the I-1 district, 
accessory uses not enclosed in a building, including swimming pools and tennis 
courts, may not be located in front yards of such lot and shall be distant not less 
than 20 feet from any lot line.   
 
In the Ag and CarsRd districts, accessory uses not enclosed in a building, including 
swimming pools and tennis courts, shall be at least 20 feet from any lot line, shall 
not be located in any required front yard setback, and shall be set back a minimum 
of 100 feet from the road edge.   
 
No truck over one ton capacity  or boat shall be parked or stored, whether 
registered or un-registered on any residential lot in the R-2 District except in the 
rear yard and not closer than the required side yard to any side lot line. 
 

3. Accessory buildings shall not exceed the height regulations of the applicable zoning 
district.  

 
4. Setbacks for accessory structures shall be the same as that allowed for the principal 

use pursuant to Article IV, Table 2, except where otherwise noted. 
 

5. An accessory structure may require an ASPR pursuant to Article VII (G) (1) (b).  If 
an accessory building is proposed at the same time with a principal residential use 
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that also requires an ASPR, then one ASPR process shall be sufficient for review 
and approval of both uses.   

 
e. Free-Standing Accessory Dwellings.  

1. Any free-standing accessory dwelling that does not conform to all principal building 
lot size, density, frontage, yards, setbacks, and other dimensions of the Zoning 
Law, Table 2, for the district in which it is proposed may not be subdivided from 
the lot to become a principal dwelling.  Such structure shall conform to Article V 
(A) (1) (d) (2) and all other setback and dimension requirements for an accessory 
structure including Article V (A) (1) (c) (1), (2), (3), (6-11). 

 
a. Free-standing accessory dwellings that are 1,000 square feet or more of building 

footprint shall conform to all principal building lot size, density, frontage, yards, 
setbacks, and other dimensions of the Zoning Law, Table 2, for the district in 
which it is proposed. 

 
f. When an Accessory Building is Constructed on a Vacant Lot Prior to a Principal Use. 

1. A building or structure normally considered an accessory structure, including but 
not limited to an equipment shed, may be constructed on a vacant lot prior to 
establishment of a principal use only with a Building Permit and shall be 
considered the principal structure and use on such lot until such time as another 
principal structure/use is established. 
 

2. All lot size, setback, height, lot coverage, road frontage, buffer or other dimensional 
requirements of this Zoning Law shall be met at the time the structure/use is 
constructed or initiated.  Under no circumstances shall a non-conforming lot be 
created. 

 
3. At such time as a second structure is erected on the lot so that it becomes the 

principal building or structure, the first structure previously established shall 
thereafter be considered an accessory structure.  In such case, all requirements for 
accessory buildings or uses of Article V (A) (1) (d) shall be met in addition to such 
requirements for any principal structure or use. 

 
4. In all circumstances, structures placed or constructed on a vacant lot and intended 

to be used for temporary or permanent residential purposes, including but not 
limited to recreational vehicles and campers, shall be considered the principal use 
and as such, shall meet all related requirements of this Zoning Law. 
a. The vacant lot shall have, at the time of construction, a lot area no less than the 

minimum specified for a residential use for the zoning district. 
b. All accessory structures/uses shall satisfy all setback requirements set forth for 

a principal structure within the zoning district. 
c. At such time as a second structure is erected on the lot so that it becomes the 

principal residential structure, the first structure previously established shall 
then be considered an accessory structure/use. 

 
2.  Agricultural Data Statement, Disclosures, Coordination with NYS 

Agricultural Districts.  
a.  When parcels of land are located within a certified New York State Agricultural 

District, or within 500 feet of the boundary of a certified New York State Agricultural 
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District as defined in Article 25AA of the New York State Agriculture and Markets Law, 
the following shall apply to any residential or non-residential development: 
1.  Required Disclosure.   The Planning Board shall require the applicant to issue a 

disclosure to potential purchasers of lots or dwelling units, or place as a plat note 
as follows:  
 
"It is the policy of this state and this community to conserve, protect and encourage 
the development and improvement of agricultural land for the production of food, 
and other products, and also for its natural and ecological value. This disclosure 
notice is to inform prospective residents that the property they are about to acquire 
lies partially or wholly within an agricultural district and that farming activities 
occur within the district. Such farming activities may include, but not be limited 
to, activities that cause noise, dust and odors. Prospective residents are also 
informed that the location of property within an agricultural district may impact 
the ability to access water and/or sewer services for such property under certain 
circumstances. Prospective purchasers are urged to contact the New York State 
Department of Agriculture and Markets to obtain additional information or 
clarification regarding their rights and obligations under Article 25-AA of the 
Agriculture and Markets Law."  
 
This disclosure shall be required as a note on a subdivision plat or Site Plan, and 
may also be required to be made through other means reasonably calculated to 
inform a prospective purchaser, such as by posting, distribution of handbills, 
inclusion in an offering plan or real estate listing information sheet, or letter of 
notification.  
 

2.  Agricultural Data Statement.   All applications for a Special Use Permit, Site Plan 
approval, use variance, or subdivision approval requiring Planning Board or 
Zoning Board of Appeals review and approval for a proposal located on property 
within a New York State certified Agricultural District containing a farm operation, 
or other property with boundaries within five hundred (500) feet of a farm 
operation located in such agricultural district shall include an agricultural data 
statement.  
 

b.  The reviewing board shall evaluate and consider the agricultural data statement in its 
review of the possible impacts of the proposed project upon the functioning of farm 
operations within such agricultural district.  

 
c.  When the planning board or zoning board of appeals receives an application requiring 

an agricultural data statement, the agricultural data statement shall be mailed to the 
owners of land as identified by the applicant in the agricultural data statement. Such 
notice shall include a description of the proposed project and its location, and may be 
sent in conjunction with any other notice required by state or local law, ordinance, rule 
or regulation for the said project. The cost of mailing said notice shall be borne by the 
applicant.  The agricultural data statement shall include the following information: the 
name and address of the applicant; a description of the proposed project and its 
location; the name and address of any owner of land within the agricultural district, 
which land contains farm operations and is located within five hundred feet of the 
boundary of the property upon which the project is proposed; and a tax map or other 
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map showing the site of the proposed project relative to the location of farm operations 
identified in the agricultural data statement. 

 
d.  The Planning Board may request an advisory opinion from the Columbia County 

Farmland Protection Board, Columbia County Soil and Water District, New York State 
Department of Agriculture and Markets or other suitable agencies as needed with any 
costs borne by the applicant. 

 
e.  Further, the Town must refer all applications that require an agricultural data 

statement to the County Planning Board as required by Sections 239-m and 239-n of 
the NYS General Municipal Law. 

 
f.  The reviewing board shall evaluate and determine if appropriate mitigation measures 

are necessary to prevent conflict with farming practices. 
 
 
3.  Buffers  

 
a. Buffers between Farm and Non-Farm Uses. 

1. All major subdivisions and commercial developments in the Ag District shall 
provide for an agricultural buffer between itself and an agricultural operation that 
may be present.  Buffers shall be established to reduce the exposure of non-farm 
uses to odors, noise, and other potential nuisances associated with the agricultural 
operation and to protect the agricultural operation from potential complaints 
related to same. Buffers shall also be required between new agricultural-related 
businesses and residential areas or uses in the Ag District.  

 
2. Agricultural buffers between farms and minor subdivisions and single and two-

family residences are not required provided the applicant states, in writing, that 
they acknowledge the potential odors, sounds and other potential nuisances 
associated with an adjacent agricultural operation, that they accept those 
nuisances, and that they choose to not provide an effective buffer against those 
agricultural operations and effects. This written statement shall be entered into the 
official file for that application with the Planning Board. Absent such a written 
statement, the Planning Board may require an agricultural buffer to be provided 
for by the non-farm applicant.  

 
3. When a buffer is required, the following standards shall be met. 

 
4. Such buffers may consist of vegetative screening, woodlands, vegetated berms, or 

natural topographic features and shall be no less than fifty (50) feet in width.  This 
buffer shall be within the prescribed setbacks, rather than in addition to the 
setbacks required for such district.  If the setback is less than 50 feet, the buffer 
shall be to the extent of the setback. 

 
5. Buffers may be required to be larger depending upon the type of agriculture or 

farm use adjacent to the non-farm use, the topography and the proposed design 
and planting of such buffer.  
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6. It shall be the responsibility of the non-farm applicant, including new agricultural-
related businesses, subject to approval by the Planning Board, to provide an 
effective buffer that will reasonably protect adjacent non-farm areas from 
agricultural procedures. 

 
b. Protection of Agricultural Lands. For all site plan, abbreviated site plan, special use 

permits, and subdivision approvals, land disturbance shall be identified and located in 
a manner to protect the maximum amount of prime and statewide important farmland 
soils insofar as practical as follows: 
 
1.  on the least fertile soils for agricultural uses and in a manner which permits access 

to active agricultural land. 
 
2.  Within any woodland contained within the parcel, or along the far edges of open 

fields adjacent to any woodland, to reduce impact on agricultural operations and 
to enable new construction to be visually absorbed by natural landscape features. 

 
3.  in locations least likely to block or interrupt scenic vistas as seen from public 

roadways. 
 

c. Stream Buffers and Streamside Vegetated Buffers. 
1. There shall be a 150 feet buffer established along all streams, and any adjacent 

wetlands, floodplains, or slopes where there shall be no structure, soil removal or 
disturbance, clearing, filing or vegetation disturbance.  In areas such as, but not 
limited to the Drowned Lands Swamp, the Planning Board may require a buffer in 
excess of 150 feet. In this buffer, except for agricultural uses (animals or crops) – 
clearing, soil removal or disturbance, filling, dumping, ditching, storage and use of 
pesticide or herbicides, placement of septic systems, and placement of dwellings, 
other kind of development, mining, and commercial logging are prohibited in 
order to protect water quality and ecological health of streams.  
 

2. There shall be a minimum 25 feet of undisturbed vegetated buffer along all 
streams, fens, seeps, vernal pools or other hydrologically sensitive areas as 
identified on the current Ancram Significant Habitats Map. This streamside 
vegetated buffer shall consist of undisturbed vegetation designed to conserve the 
areas immediately adjacent to streams and rivers extending along both sides of a 
water course and including any adjacent wetlands, floodplains or slopes. The 
presence of these habitats on the Ancram Significant Habitats Map confirms the 
need to protect such habitat during development. If native vegetation is not 
present within the minimum 25 feet streamside vegetated buffer areas, then a 
planting plan to establish native vegetation, preferably trees, to create a vegetated 
buffer is required. 
   

3. Open space subdivisions, solar facilities, and site plan reviews pursuant to this 
local law all require identification of any stream buffer or streamside vegetated 
buffer on plat or site plans, and the Planning Board shall review the proposed 
development and ensure such buffers are in place. 
 

4. Waivers, under certain circumstances, may be allowed by the Planning Board 
pursuant to Article VII (B) (6) of this local law. 



Zoning as Amended 8 18 22 

69 

 

 
4.  Buffers between Zoning Districts 

Where a lot in any business district or industrial district abuts a lot in a residential or 
agriculture district, the business uses shall provide along each abutting side or rear lot line 
a wall, fence, compact evergreen hedge or a landscaped strip of trees or shrubs designed 
to form a visual screen not less than 6 feet in height at the time of planting.  Except for the 
required landscape areas and parking areas, a business use which is not conducted within 
a completely enclosed building shall be screened by a 6 foot solid masonry wall, chain link 
fence covered with an evergreen vine, or compact evergreen hedge. 

 
Where a lot in an industrial district abuts a lot in a residential district, such lot in the 
industrial district shall meet the requirements of Article V (B) (2). 

 
5. Cemeteries 

No burial or memorial plats or buildings shall be located closer than 50 feet to any 
residential lot line, except when a dense evergreen hedge, wall or landscaped strip at least 
6 feet in height provides complete visual screening from all adjacent residential property.   
Burial or memorial plats with mausoleums or monuments not exceeding six feet in height 
may be located no closer than 20 feet from any residential lot line.  

 
6. Commercial Logging. 

a. To protect neighbors and the environment from unprofessional logging practices, a 
logging permit issued by the Zoning Enforcement Officer is required for any 
commercial logging activity that proposes harvesting more than 30,000 board feet of 
timber as measured by the international “¼” log rule in any successive twelve months. 
This shall also include commercial logging operations that use a portable log chipping 
plant to process the equivalent of more than 30,000 board feet, or an equivalent 
weight, of whole-trees or tops/limbs for pulp at the site of forest operations by 
chipping, shredding, or grinding. Landowners who are cutting less than 30,000 board 
feet of timber for their own use or for sale shall be exempt from this section. 

 
b. No unattended burning of slash shall be allowed. 
 
c. All commercial timber harvesting shall comply with the most current Timber 

Harvesting Guidelines for New York and Best Management Practices, as promulgated 
by the New York State Department of Environmental Conservation (DEC) and 
available from the Town's Building Inspector.   

 
d. All commercial timber harvesting shall take place between the hours of 6 AM and 8 

PM on Monday through Saturday and shall not take place on any Sunday. No 
commercial timber harvesting operations or removal of products shall take place 
between the hours of 8:00 p.m. and 6:00 a.m. 

 
e. Prior to issuance of a logging permit, the applicant shall provide to the Zoning 

Enforcement Officer a map clearly identifying the area to be logged, the name of the 
access road,  locations of logging roads and all loading areas, and all stream crossings.  
The applicant shall also submit a logging permit application, provided by the Zoning 
Enforcement Officer. The logging permit will require a forest management plan which 
will comply with the most recent versions of  Timber Harvesting Guidelines for New 
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York and Best Management Practices, as set forth by the New York State Department 
of Environmental Conservation.  

 
Among other best practices criteria, this forest management plan shall describe the 
methods to be used to maintain water quality of streams and wetlands, to prevent 
erosion on landings and stream banks, logging trails, skid trails, and steep slopes, to 
maintain the aesthetic character of the roadside, and flag the line designating the 
protected 150’ buffer for streams and 100’ buffer for wetlands and use selective timber 
cutting.  The plan shall provide for cleanup and restoration of the logged area, 
including control of invasive vegetation and the planting of native trees at least as 
diverse as those that were harvested, that will allow for regeneration of forest and shall 
comply with the New York State Fire laws as per the DEC Timber Harvesting 
Guidelines. The plan will also mark all trees selected for harvest and mark any 
specimen trees identified for protection. Plans prepared by a consulting forester, a 
DEC forester, or one to meet the requirements of the New York State 480-a program 
will be acceptable to meet the informational needs requirements of this sub-section if 
they satisfy the requirements set forth above. 

 
f. No logging permit shall be issued until a performance guarantee is posted in 

accordance with the requirements and procedures specified in Sections 274-a (7) and 
277(9) of the New York State Town Law and of Local Law #1 of 2004. The 
performance guarantee shall be in the form of a check deposit into an escrow account 
established by the Town, or a performance bond.  The amount and sufficiency of such 
performance guarantee shall be determined by the Zoning Enforcement Officer after 
consultation with the Town Highway Department, Town Attorney, the Town 
Engineer, other local officials, or other Town designated private consultants. The 
performance guarantee shall remain in effect until completion of the logging 
operation and inspection by the Zoning Enforcement Officer or the Town of Ancram 
Highway Superintendent.   The Town shall utilize such performance guarantee to 
make any repairs needed to roads, bridges or culverts damaged by the logging 
operation.  Upon acceptable inspection, or full repair of damaged infrastructure, the 
Zoning Enforcement Officer shall release any unused portion of the performance 
bond to the applicant.  
 

g. The Zoning Enforcement Officer may seek advice from the Columbia County Soil and 
Water Conservation District in relation to logging road layout and stream 
disturbances. 
 

h. The Zoning Enforcement Officer shall have the authority to order the suspension of 
logging operations if, in his opinion, conditions created by spring thaw, adverse 
weather or any other cause make soil erosion probable. 

 
i. The Town Highway Superintendent shall have the authority to: 

 
a. Order the suspension of logging operations if it is determined that conditions 

created by the spring thaw, adverse weather or other cause may likely damage 
a public road. 

 
b. Require the repair of roads, bridges and culverts damaged as a result of a 

logging operation by the landowner. If the landowner does not complete this 
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repair within thirty (30) days, the Town has the authority to proceed with all 
necessary repairs and then charge the landowner for all costs incurred related 
to such repair. 

 
j. The term of this permit shall be for one term consisting of twelve consecutive months. 

However, since the operation may be adversely affected or delayed by unusual 
circumstances of weather or other occurrences, a one-year extension may be granted 
by the Zoning Enforcement Officer. Any additional extensions shall require 
application to the Planning Board. 

 
k.  Any logging operation in existence at the time of the enactment of this chapter may 

continue without interruption, provided that application for a logging permit is made 
within thirty (30) days of enactment of this law. 

 
7. Corner Clearance. 

To minimize traffic hazards at street intersections, no obstruction shall be allowed on any 
corner lot between a height of two and one half feet and ten feet above the centerline 
elevation of adjacent pavement.  Nothing shall be planted, erected or maintained within 
the triangle formed by the intersecting pavement lines and a straight line that meets those 
pavement lines 50 feet from where the pavement lines intersect (or would intersect if 
rounded corners are projected). 

 
8. Demolition 

Demolition/Reclamation. Whenever any principal structure is demolished within any 
hamlet district, the lot shall be graded and seeded within 15 days of demolition and all 
debris shall be removed and disposed of in appropriate waste facilities. 

 
9. Environmental Performance Standards.   

The Planning Board shall ensure during project review that a proposed development 
conforms to these standards:  
 
a. Odor, smoke, dust, and other atmospheric pollutants.  The emission of odor, smoke 

and other particulate matter shall not be permitted in violation of any applicable 
federal, state, county or town law or regulation, including, but not limited to, Article 6, 
Part 201 of the New York State Code of Rules and Regulations. For the purpose of 
grading the density of smoke, the Ringlemann Smoke Chart or US Environmental 
Protection Agency (EPA) Method 9 or 22 shall be used to determine the total smoke 
emitted.  The emission of one smoke unit per hour or more and smoke with discernable 
density of No. 2 or higher on the Ringlemann Smoke Chart shall be prohibited. The 
production of odors of concentrations of noxious or explosive gases shall be 
prohibited. 
 

b. Heat.  No heat shall be produced that is perceptible beyond the boundaries of the lot 
from which the heat is emanating.    
 

c. Industrial wastes.  All State and federal laws, rules and regulations applicable to the 
discharge of solid and liquid waste shall be met. No solid or liquid wastes shall be 
discharged into any public sewer, private sewage disposal system, stream, or on or into 
the ground, except in strict accordance with the standards approved by the New York 
State Department of Health or other duly-empowered agency. 
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d. Fire and explosion hazards.  All State and federal requirements applicable to fire and 

explosion hazards shall be met.  The Planning Board may request an advisory opinion 
from the local fire department as to the department’s capacity to address any potential 
fire and explosion hazards which may be generated by the application.  
 

e. Vibration and noise.  No vibration shall be permitted which is capable of being felt by 
any person lawfully at any adjoining lot line. Noise levels shall not exceed 55 dBA, 
except for agriculture unless where noted.  
 

f. Light Pollution and Glare.  No use shall produce glare so as to cause illumination 
beyond the boundaries of the property on which it is located.  All exterior lighting, 
including security lighting, signs or other uses shall be directed away from adjoining 
streets and properties.  No direct glare shall be permitted and all lighting fixtures shall 
be shielded so that the angle of illumination is directed downwards rather than out.  

 
10. Fences and Walls 

 
No fence or wall, other than the wall of a permitted structure, shall exceed a height of 4 
feet in the front yard or where corner sight distances are required for traffic safety.  No 
fence or wall, other than the wall of a permitted structure shall exceed a height of 6 feet in 
the side or rear yard. Fence height restrictions do not apply in the I-1 district only when 
the lot does not abut a residential or commercial district and when the fence height and 
location do not adversely affect site distance at street or driveway intersections.  
A fence may be constructed of permanent material, such as wood, chain link, stone, rock, 
concrete block, masonry brick, brick, decorative wrought iron, or other materials that are 
similar in durability. 

 
 
 

11.  Flag Lot 
Exception to lot frontage requirements may be granted for lots designed as “flag lots” in 
any zoning district provided that:  

 
a.  In the opinion of the Planning Board, the character of the land precludes typical 

subdivision development, or a unique and desirable lot can be created; 
 
b.  The purpose of creating the flag lot is not to circumvent typical subdivision with 

internal street development and does not negatively impact the continuing use of 
farmland. Flag lots are not permitted where they will increase the number of lots 
accessing roads in the Town of Ancram; 

 
c.  The proposed lot has a minimum “Lot Frontage” of twenty-five (25) feet, as measured 

along the right-of-way of the fronting highway throughout the entire length leading to 
the buildable portion of the lot and there shall be 100 feet  width at the actual building 
line; 

 
d. The required setbacks can be met when measured from the point where the lot meets 

the required minimum lot width for that zoning district.  
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e. The minimum driveway width for a flag lot is 10 feet. 
 
f.  The flagpole portion of the lot shall not be considered in determining the area of the 

lot. 
 
g.  Land subdivisions shall be restricted to minor subdivisions or where necessary in a 

major subdivision to eliminate direct access to roads.  Subdivisions with two or more 
flag lots are prohibited unless the subdivision is part of a major subdivision. 

 
h.  The flagpole portion of the flag lot shall be under the same ownership as the flag 

portion of the lot. 
 

 
12. Flood Prevention 

a.  The regulations contained in Local Law #1 of 1990 (Flood Damage Prevention) shall 
apply. In addition, the Planning Board shall review subdivision, special use, and site 
plan applications located within the mapped floodplain to assure that all such 
proposals are consistent with the need to minimize flood damage or potential pollution 
of sensitive groundwater supplies in those locations.  All structures and public utilities 
and facilities shall be located, elevated and constructed to minimize or eliminate flood 
damage and adequate drainage shall be provided so as to reduce exposure to flood 
hazards.  In order to minimize ground and surface water pollution, the following uses 
are prohibited within the mapped floodplain: 

 
 
Golf courses 
Storage of petroleum or chemical products  
Slaughterhouse 
Dry cleaners 
Manure storage 

 
b.  In instances where the current Industrial District coincides with the mapped 

floodplain at the time this law is adopted, owners and operators of businesses within 
the I-1 district shall take all prudent precautions and measures to store and protect 
petroleum and chemical products from exposure to and distribution by floods, or to 
store petroleum and chemical products outside the mapped floodplain. 

 
13. Landscaping. 
1.  Landscaping shall be required for all new commercial uses in all districts and shall include 

at least the following measures: 
a.  Planting areas shall consist of permeable surface areas only. 
 
b.  Trees, when required, shall be planted 15 feet to 40 feet on center and at least 30 inches 

from the edge of any paved surface. 
 
c.  Required plants shall be maintained in a healthy condition at all times. Any plant that 

dies shall be replaced with another living plant that is comparable to the existing plant 
specified in the approved landscape plan within 90 days. 
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d.  Trees shall measure a minimum of 1-1/2 inch caliper when measured 6 inches above 
grade. Shrubs shall reach a mature height within five growing seasons. 

 
e.  Landscaped berms, when required by the Planning Board, shall have a slope not 

greater than the slope created in 3 horizontal feet with a 1-foot vertical rise.  The 
surface of the berm that is not planted with trees and shrubs shall be covered with 
grass, perennial ground cover, vines, and woody and herbaceous materials. 

 
f.  All off-street loading spaces, refuse and outdoor storage areas, mechanical equipment 

and the bases of antennas and satellite dishes located within the street yard shall be 
screened from public streets.  The screen shall be of a height sufficient to obscure the 
area or equipment requiring screening.  The screen may be provided by plants, a solid 
screen fence or wall, or a combination. 

 
g.  Proposed developments that require a site plan or special use permit shall provide 

landscaping along or within any street providing access to the use. 
 
h. Plants, shrubs, and trees used in landscaping shall be native to the Northeastern 

United States to the maximum extent practical. 
 

14. Lighting. 
1.  No use shall produce glare so as to cause illumination beyond the boundaries of the 

property on which it is located.   
 
2.  All exterior lighting, including security lighting, signs or other uses shall be directed away 

from adjoining streets and properties.   
 
3.  No direct glare shall be permitted and all lighting fixtures shall be fully shielded so that 

the angle of illumination is directed downwards rather than out with the exception of 
incandescent lamps equal to or less than 1650 watts, or glass filed tubes filled such as neon 
or argon.  

 
4.  Light source locations shall be chosen to minimize the hazards of glare. The ratio of 

spacing to mounting height shall not exceed a 4:1 ratio. 
 
5.  All poles or standards used to support outdoor lighting fixtures shall be anodized or 

otherwise coated to minimize glare from the light source. 
 
6.  The maximum height of the luminaire shall not exceed 18 feet. 
 
7.  The installation of any mercury-vapor fixture or lamp for use as outdoor lighting is 

prohibited. 
 
8. The Planning Board may require all exterior lights to be extinguished 30 minutes after the 

close of business, or after 11:00 PM unless the use is open 24 hours per day.  Emergency 
lighting and pedestrian security lighting may be allowed to remain on after the close of 
business. 
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9.   The unshielded outdoor illumination of any landscaping, signing, or other accessory 
purpose is prohibited, except with incandescent fixtures of 150 watts or less, or low-
pressure sodium fixtures. 

 
10. Any light source may be used for lighting of outdoor recreational facilities (public or 

private), such as, but not limited to, football fields, soccer fields, baseball fields, softball 
fields, tennis courts, or show arenas, provided that all of the following conditions are met: 
a.  All fixtures used for event lighting shall be fully shielded, or shall be designed or 

provided with sharp cut-off capability, in order to minimize up light, spill light, and 
glare; and 

 
b.  All events shall be scheduled in order to complete all activity before or as near to 10:30 

PM as practical, but under no circumstances shall any illumination of the playing field, 
court, or track be permitted after 11:00 PM except to conclude a scheduled event that 
was in progress before 11:00 PM and circumstances prevented concluding before 11:00 
PM. 

 
15. Manufactured Home Parks. 
 
a. Establishment of a Manufactured Home Park. The Town Board may, after Planning Board 

review, and public notice and hearing, approve establishment of a Manufactured Home 
Park pursuant to this sub-section.  
 

b. The following process shall be followed to review and permit a Manufactured Home Park 
(MHP):  
1.  Informal Meeting with Town Board. Prior to submission of an application, the 

Applicant shall schedule one or more preliminary meetings with the Town Board to 
discuss its proposal to determine if the Town Board is willing to commence the MHP 
review and decision process. The Town Board, in its sole discretion, may decide at any 
time not to discuss the proposal with the Applicant, nor to accept, process, and review 
any proposal or application.   

 
2. Town Board Petition. The applicant shall petition the Town Board for approval to 

approve a MHP. Five copies of this petition, along with any fee as may be established 
by the Town Board shall be submitted to the Town Board and shall include the 
following information:  

 
a. A site plan that contains the following information: 

 
1. A boundary survey of the land to be designated as a Manufactured Home Park 

at a scale no smaller than 1” = 50 feet, and prepared by a New York State 
Licensed Land Surveyor; 
 

2. Existing topography with 2’ contours to show the general gradient of the site, 
existing structures, existing roads and rights- of-way, major topographic 
features; 
 

3. Existing land uses within five hundred (500) feet of the area to be rezoned; 
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4. Names of all property owners located within five hundred (500) feet of the 
boundary of the property to be rezoned, as listed on the Town Assessor’s 
records; 
 

2. An Ag Data Statement with all adjacent agricultural land uses identified; 
 

3. Limits of wetlands, watercourses and floodplains; 
 

4. Identification  of  any  known  natural  and/or  cultural  resources  (e.g..,  stone 
walls, foundations, archeological sites, significant natural features including, 
but not limited to, streams, wetlands, steep slopes, floodplains, critical 
habitats, heritage trees, etc.) on the site. 
 

5. Location and size of all proposed buildings and structures, including signs, and 
locations of proposed home site pads. 
 

6. General proposed water supply facilities, documentation on availability of 
water supplies (such as well data from existing wells on or near the site) and 
proposed sewage disposal facilities, including test pit data and suitability for 
on-site disposal, if required. 
 

7. Description   of   stormwater   drainage   improvements. 
 

8. General locations of utilities to serve the area; 
 

9. Identification of anticipated traffic to be generated by the MHP; 
 

10. Proposed parking plans, and public and private streets proposed by the 
applicant; 

 
11. Existing and proposed pedestrian facilities; 

 
12. Public and private open spaces, both improved and natural, and the square 

footage or acreage thereof; 
 

13. General landscaping plans, including existing vegetation to be preserved and 
general location of landscape buffers, if any.  

 
14. Proposed project phasing of components, including phasing of public 

improvements and provisions to address construction traffic; 
 

b.  The applicant shall certify that he/she understands and accepts that the Town 
Board, in its sole discretion, may reject the application at any time during the 
review process for no reason and that he/she willingly and voluntarily makes the 
application and incurs any expenses thereof with full knowledge of this Town 
Board prerogative. 

 
3.  SEQRA. If the Town Board agrees to proceed with the MHP review process, the Town 

Board shall comply with the provisions of the State Environmental Quality Review Act 
under Article 8 of the Environmental Conservation Law and its implementing 
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regulations. The MHP application shall not be deemed complete until such time as the 
Town Board issues a negative SEQRA determination or a Draft Environmental Impact 
Statement is accepted as complete for purposes of commencing public review.   

 
4.  Planning Board Opinion. If the Town Board agrees to proceed with the MHP review 

process, the Town Board shall refer the MHP petition and all accompanying 
application information to the Planning Board for written report and 
recommendation.  The Planning Board may request such additional documentation 
and information from the Applicant as it deems necessary to prepare its report and 
recommendation to the Town Board.  The report and recommendation of the Planning 
Board shall include a recommendation as to whether the MHP application should be 
granted, denied or granted with conditions.  The Planning Board shall make its report 
within 62 days of the issuance of a negative declaration pursuant to Part 617 of the 
NYS ECL by the Town Board, or within 62 days following completion and acceptance 
of the DEIS by the Town Board, whichever is later.  This timeframe may be extended 
upon request and mutual consent among the Planning Board, Town Board and 
applicant. 

 
5.  Public Hearing 

a.  If the Town Board agrees to proceed with the MHP review process, the Town Board 
shall conduct a public hearing on any application for a MHP. The Town Board shall 
give public notice of the hearing in a newspaper of general circulation in the town 
at least ten (10) days prior to the date of the hearing. 

 
b.  In addition, the Town Board shall provide notice of such hearing by mail to all 

property owners within five hundred (500) feet of the parcel for which a Zone 
change is requested.  Such mailing shall be sent to at least one owner of each such 
property not more than fifteen (15) days nor less than ten (10) days before the date 
set for the public hearing, by transmitting the text of the public  hearing  notice as  
provided by the Town Board or  its  agent.   The applicant shall provide a copy of 
the list of property owners within five hundred (500) feet including names of all 
the property owners, street address per the Assessor’s map and Assessor’s map(s) 
and parcel number(s) for each property.  Such list shall be provided at the time of 
application submission.    

 
6.  Referrals 

a. At least ten days before any public hearing, the Town board shall refer the 
application thereof to the Columbia County Planning Board as required by Section 
239-m of the General Municipal Law. 

  
b. The Town Board shall refer the application thereof to the Town of Ancram 

Conservation Advisory Council for an advisory opinion on any environmental 
issues related to any application being considered for MHP approval. Any CAC 
advisory opinion must be submitted to the Town Board prior to any SEQRA 
declaration by the Town Board. 

 
7. Approval  

a.  The Town Board, in its sole discretion, may reject any request for a MHP at any 
time during the petition review process.  The Town Board, within 62 days of the 
close of the public hearing and upon completion of the SEQRA findings, shall make 
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its decision to approve, disapprove, or approve with conditions, the MHP.  The 
Town Board may attach any conditions required to ensure that the MHP is 
consistent with the Comprehensive Plan and the intent of the zoning law.  If the 
Town Board disapproves the MHP zoning change, the Town Board shall make a 
written statement that sets forth the reasons for the Board’s decision not to 
approve the application. Upon disapproval of the MHP zoning change, the Town 
Board shall, within five (5) business days, file the statement with the Town Clerk 
and mail a copy thereof to the applicant by certified mail, along with a letter stating 
the Town Board’s reasons for disapproval. 

 
If the Town Board determines to approve or approve with conditions the MHP 
request, the Town Board shall, in writing: 

 
1.  State the criteria used for decision making set forth in sub-section 7 of this sub-

section and state its finding as to what extent the proposed MHP meets these 
criteria and to what extent it benefits the Town of Ancram. 

 
2.  Establish such other conditions and requirements which the Applicant must 

adhere to in the development of the MHP.   
 

8.  Site Plan and Special Use Review and Approval by the Planning Board.  The approval 
of the petition as a MHP by the Town Board does not create any vested rights in the 
applicant or property owner.  The applicant shall be required upon approval of the 
MHP zoning to make a complete application to the Planning Board for site plan 
approval pursuant to Article VII. The Planning Board may utilize all information 
submitted to the Town Board by the applicant in preparation for site plan applications. 
The Planning Board may, at its own discretion, require such additional information as 
needed for conducting the site plan review. 

 
9.  Expiration of MHP Approval. The applicant shall submit an application for site plan, 

within 1 year of the date of approval by the Town Board. If this application is not made 
within one (1) year of the date the MHP zoning is granted, the MHP shall become null 
and void. Prior to said one year (1) period, the applicant may request from the Town 
Board an extension of time for the submission of a plan and reasons for such extension.  
The Town Board, in its discretion, may approve or deny the extension.   

 
All components of the MHP shall be completed no later than five (5) years after final 
approval of the MHP, provided that the Town Board may grant extensions of time 
where the developer demonstrates that it is making a good faith effort to complete the 
development and there are no outstanding violations of this zoning law with respect to 
the MHP.  Any failure to meet these deadlines shall result in the expiration of the MHP 
which shall become null and void.  
 
If the MHP becomes null and void, the Town Board shall notify the owners, and place 
notice of such change in the official newspaper of the Town.  

10.  Changes. Any significant changes to building location, sizes, type, configuration, site 
plan, or changes which the Planning Board deems may have the potential to have a 
significant impact or represents a significant deviation from the plans upon which the 
MHP is based, shall be referred back to the Town Board for its review and 
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consideration. The Town Board shall determine whether any changes require 
amendments to the MHP plan.  

 
c.  A Manufactured Home Park may be established only in the Ag district. 
 
d. Impact to Surrounding Properties: The Manufactured Home Park shall not be detrimental 

to present and potential surrounding uses.  
 
e. Existing and proposed streets within the Manufactured Home Park shall be suitable and 

adequate to carry anticipated traffic within the proposed development and in the vicinity 
of the proposed MHP.  

 
f. Existing and proposed utility services shall be adequate for the proposed development and 

such utility services shall be placed underground.  Each individual manufactured home 
unit shall be served by central water supply facilities and wastewater treatment facilities 
as approved by the New York State Department of Health Department. 
1. An adequate supply of pure water for drinking and domestic purposes shall be supplied 

by pipes to all manufactured home lots and buildings within the manufactured home 
park.  

 
2. Each manufactured home lot shall be connected to an on-site sewer plant, which shall 

connect to the manufactured home situated on the lot to receive the waste from 
shower, tub, flush toilets, lavatory and kitchen sink in the home.  Sewer connections 
in unoccupied lots shall be so sealed as to prevent the emission of any odors and the 
creation of breeding places for insects and secure from tampering or opening. 

 
3. Plumbing connections to each manufactured home shall comply with all regulations 

of the New York State Plumbing Code;  
 
4. Weatherproof electrical service connections and outlets shall be of a type approved by 

the New York State Board of Fire Underwriters; 
 
5. At least one (1) public telephone for emergency purposes or access to the office 

telephone shall be required.  
 

g.  Manufactured Home Park standards.  
1.  Site Development.  
 

a. Site Size. Manufactured Home Parks shall be located on a minimum of ten (10) 
acres and a maximum of twenty (20) acres; 

 
b. Grading.  The site shall be properly graded to ensure proper drainage so that no 

portion of the site is subject to flooding or erosion; 
 
c. The site shall have a minimum of fifty (50) feet of frontage on the highway 

providing primary access to the site.  
 
d. No manufactured home, manufactured home accessory building, Manufactured 

Home Park office or service building shall be located within fifty (50) feet from any 
property line encompassing the site unless otherwise determined by the Planning 
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Board that a lesser distance would be sufficient due to topography, existing on-site 
screening or other circumstance to ensure adequate screening and buffering of 
adjacent properties.  

 
e. The land lying wholly within the perimeter boundaries of any proposed 

Manufactured Home Park shall be held in single ownership and shall consist of 
separately dimensioned, individual lots, collectively held in single ownership and 
used entirely for rental purposes only. 

 
2. Density/Lot Standards.  
 

a. Lot Density/Lot Setbacks.   Each Manufactured Home Park shall be designed to 
accommodate separately identified manufactured home lots as follows:  
  
Minimum Lot Area 
Single wide unit……………..  7260 square feet (sf)  
Double wide unit……………  9700 sf 
Maximum # Units/Gross Acre……… 4 on Columbia County and NYS Highways 
Maximum# Units/Gross Acre………..2 on Town of Ancram roads 
Minimum Setback from Public Highway Right-of-Way Line…..100 feet (ft.) 
Minimum Setback from Non-Dedicated Street Centerline….. 75 ft. 
Minimum Unit Separation………….. 50 ft. 
Minimum Manufactured Home Lot Width.70 ft. 

 
b. Any single-wide unit proposed for expansion shall have a minimum lot area equal 

to that of a double-wide unit as specified in this Zoning Law.  
 

3. Required Manufactured Home Park Caretaker. Each Manufactured Home Park 
Licensee shall have a duly authorized attendant or caretaker on-site at all times who 
shall keep the Manufactured Home Park, its facilities and its equipment clean, orderly, 
and in a sanitary condition at all times.   

 
h. Open Space/Landscape Plantings. All areas of the site except wetland buffers, stream 

corridors, steep slopes, or other natural undisturbed areas not occupied by buildings, 
units, parking areas, driveways or walkways shall be maintained as lawn area with 
landscape plantings of trees and shrubs, or as natural areas as follows:  
 
1. All margins along the front, side and rear property lines of the Manufactured Home 

Park site shall be planted with evergreen or deciduous trees in a mass planting or 
hedgerow, for the purpose of visual screening and noise abatement.  Such plantings 
shall be provided to the extent needed in order to provide for the screening of 
objectionable views, adequate shade, and suitable settings for the manufactured home 
and other facilities as approved by the Town of Ancram;  

 
2. The design of individual sites shall take into consideration the natural growth 

presently on the site and the nature and condition of the terrain as well as the 
relationship of the site itself with respect to adjoining lands.  Screening and/or 
landscape plantings for such individual sites shall be provided as deemed necessary by 
the Town of Ancram Planning Board.  
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i.  Required Storage Space.  Storage space for the use of manufactured home park residents 
shall be provided within a fully enclosed building in an amount equal to at least eighty 
(80) cubic feet for each manufactured home lot in the Park.  

 
j. Required Recreation Area. A recreation area shall be incorporated into the design of the 

Manufactured Home Park to be a minimum of five hundred (500) square feet per 
manufactured home unit with appropriate facilities to satisfy the needs of the Park 
residents.   

 
k.  Recreation Areas.  The Town of Ancram Planning Board shall also have the authority to 

require certain recreation or community service facilities at the location of any proposed 
Manufactured Home Park.  These include, but are not limited to, laundry facilities, public 
telephone, recreational facilities, parks, open spaces, playgrounds, meeting room and rest 
rooms.  The Planning Board may find that due to size, topography or location of the 
Manufactured Home Park, land for parks, open spaces, playground or other recreational 
purposes cannot be properly located on the property. In that case, prior to approval and 
filing of the proposed plan, the Planning Board shall require that a payment in an amount 
to be determined by the Planning Board shall be made per manufactured home lot within 
the proposed Park by the applicant to the Town of Ancram and added to Town recreation 
funds pursuant to Section 277 of the New York State Town Law.  Such amount shall be 
paid to the Town of Ancram at the time that final approval of the plan is made and no such 
plan shall be finally approved nor filed until such payment has been made.  

 
l. Snow Removal.  The Owner of the Manufactured Home Park shall be responsible for snow 

removal from the Manufactured Home Park to the public highway. The owner shall be 
required to accomplish snow removal promptly so as to ensure the safety of the residents 
and access for emergency vehicles. 

 
m. Site Lighting. Street lighting shall be provided at all entrances and exits to the 

Manufactured Home Park and on all internal streets, intersections, walkways and 
common areas.  Such lighting shall provide an illumination of .6 foot candles to those areas 
and shall use full cut off or shielded light fixtures to reduce glare.  

 
n. Fire Protection.  The owner/operator of a Manufactured Home Park shall provide suitable 

and operable fire extinguishers and other fire alarm and protection devices as may be 
prescribed by the fire district where the Manufactured Home Park is located.  There shall 
be clear numbering of manufactured homes within the Manufactured Home Park with a 
layout map provided to the fire and disaster coordinator and to ambulance and police 
agencies. The local fire department and ambulance service shall review and approve access 
plans for the Manufactured Home Park to ensure adequate safety and emergency 
response. 
 

16. Multi-Family Dwellings 
a. There shall be a minimum dimension of 800 square feet per unit. 
 
b.  All structures containing multiple family units shall have a minimum roof pitch of 6 over 

12. 
 
c. All front yards attached to multiple family structures shall have a clearly defined front yard 

using landscaping, fencing, hedging, or brick or stone wall.  Front yards of attached 
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townhouses may be unified into one common yard treated as a single front yard for the 
entire building. 

 
d. All multiple family units shall have the following dimensions: 

1.  The maximum impervious surface area coverage, excluding paved areas for 
recreational facilities, such as a basketball or tennis court or a pool, shall be fifty 
percent (50%). 

 
2.  Maximum building size and density: The maximum number of dwellings shall be no 

more than the residential density established for that district.  The Planning Board 
shall ensure that any proposed density will meet all New York State Board of Health 
requirements for waste water treatment systems and water supplies.  When multiple 
structures are included within a multi-family development, there shall be no more 
than four dwelling units per individual structure provided that density is allowed 
pursuant to Tables 1 and 2.    

 
3.  Open space between buildings on the same lot: minimum 30 feet 
 
4.  Rear yard garage or parking shall be provided. 
 
5.   All front, side and rear yards shall be as required by the dimensions table. 

 
e. All multiple family developments shall: 

1.  Consist of structure of an architectural style that emulates single-family residences in 
building design, entrance, and other architectural details. 

 
2.  Buildings should vary in appearance but share a common design style. 

 
f. Paved off-street parking areas shall be provided as follows: 

1. On-site pedestrian and vehicle circulation shall be designed to limit traffic hazards. 
 
2. Parking spaces shall be required as per Article V (A)(17). 
 
3. Parking and traffic circulation should include appropriate signs and striping to direct 

traffic on and off-site. 
 
4. Sidewalks shall be provided, as appropriate, to connect the residential units with 

parking areas, public streets, recreation areas, and other apartment building(s) and 
other existing sidewalks if present. 

 
5. Parking areas and drives shall be located no closer than 25 feet to a residential building 

in order to provide an adequate buffer between vehicular areas and residential uses, 
and to accommodate sidewalks from parking areas to the building.  The distance 
between parking areas and drives may be reduced or eliminated where the Planning 
Board determines that resident mobility needs demand closer placement of parking 
areas to the building served. 

 
g. Buffer areas shall be used to maintain natural areas between multi-family structures.  

Buffer strips shall consist of trees, hedges, dense plantings, earth berms, and other 
changes in grade. 
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h. Landscaping, lighting, and building elevation plans for each structure shall be submitted 

to the Planning Board for review.  Landscaping and screening shall conform to the 
following minimum standards: 
1. Use of existing vegetation to the greatest extent possible. 
 
2. Along road frontage, a ten (10) foot wide, landscaped buffer shall be provided and 

designed so as not to obstruct sight distance at road access points. 
 
3. Units shall be sited for maximum preservation of mature trees (trees of twelve (12) 

inches or more in diameter at breast height). 
 
4. Clear cutting of the entire parcel is prohibited. 
 
5. Lighting provided on the site to ensure safe movement of persons and vehicles and for 

security purposes shall conform to the following standards: 
 
a. All lighting shall be designed and arranged so as to prevent glare  and reflection 

on adjacent properties. 
b. The maximum height of pole-mounted lights should not exceed eighteen (18) feet. 
c. The source of the lights shall be shielded or located such that it shall not be visible 

outside the boundaries of the parcel being developed. 
 
6. The Planning Board may require that all utilities, exclusive of transformers, be placed 

underground at the time of initial construction.  Required utilities may include water, 
sewer, storm drainage, telephone, TV cable, electricity, gas, and wiring for streetlights.   

 
7. Solid waste and recycling receptacles of adequate capacity shall be provided for the 

maximum number of residents.  Receptacles shall be screened from view by fencing or 
landscaping and regularly emptied to prevent odor and unsanitary conditions.  The 
receptacle shall be designed to prevent loose litter. 

 
8. Snow storage areas shall be indicated on the site plan and shall not interfere with 

required parking or traffic circulation.  
 

i. One sign per entrance that identifies the development is permitted and should be 
compatible with the general environment of the project site. Signs shall conform to Article 
V (A)(20).  

 
j. Private roads (those not maintained by the Town of Ancram) within a multi-family 

development shall not exceed an average grade of eight percent (8%).  No section shall 
exceed a grade of ten percent (10%) unless otherwise allowed by town standards. The local 
fire department and ambulance service shall be consulted to ensure adequate accessibility 
for emergency vehicles and services.  
 
 

17. Off-Street Parking, Loading, and Access. 
In all districts, off-street automobile parking spaces and truck loading areas for the various 
permitted uses shall be required at the time any of the main buildings or structures of such 
uses are constructed or altered as follows: 



Zoning as Amended 8 18 22 

84 

 

 
a. Off-Street Automobile Parking Spaces: The minimum cumulative number of spaces shall 

be determined by the amount of dwelling units, bedrooms, floor area, members, 
equipment, employees, and/or seats contained in such new buildings or structures, or 
added by alteration of building or structures, and such minimum number of spaces shall 
be maintained by the owners of such buildings or structures.  Since uses vary widely in 
their need for off-street parking, the parking requirements shall be based on the specific 
operational characteristics of the proposed use at the time of site plan and/or special use 
permitting by the Planning Board. The Planning Board, in its sole discretion, shall 
determine the parking requirements for any proposed use. When making that decision, 
the Planning Board shall consider: 

 
1.  Parking spaces should be sufficient to satisfy 85% of the anticipated peak demand or 

maximum capacity of an establishment.  In most instances, requiring spaces beyond 
the 85% peak demand is likely to result in parking lots that are larger than necessary. 

 
2. The size of the structure and the site. 

 
3.  The environmental, scenic or historic sensitivity of the site.  In order to protect these 

resources, the Planning Board may allow a reduction in the size of the parking lot. 
 
4.  The Planning Board may refer to generally accepted traffic engineering and planning 

manuals.  However, such standards should be used as a guide only.   
 
b. Parking Lot Guidelines: In addition to the general considerations for determining parking 

lot requirements, the Planning Board shall use the following guidelines for determining 
the amount of requisite parking: 

 
1. Office, Business, Commercial, and Governmental Uses: 

For retail business or service, bank, or post office, one space for each 100 square feet 
of customer floor area. 
 
For office, including professional, personal service, public utility, one space for each 
200 sq. ft. of gross office floor area or 1 space for every employee. 
 
For restaurant, bar, or nightclub, one space for each 50 sq. ft. of customer floor area. 
Parking spaces should be sufficient to satisfy 85% of the anticipated peak demand or 
maximum capacity of the establishment. 
 
For funeral home, one space for each five seats of chapel or chapels capacity. 
 
For any commercial use, one space for each company vehicle in addition to other 
required spaces. 
 
For bed and breakfast, hotel, inn, lodge and motel, one space for each bedroom, plus 
one space for each four employees. 
 
Spaces in municipal parking lots, designed to serve non-governmental uses where 
provided, may be credited toward the parking requirements for these non-residential 
uses, provided that: 
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(a) these spaces are within 400 feet of the uses to be served; 

 
(b) the parking needs of existing facilities (within 400 feet and computed on the same 

basis as for new facilities) are satisfied first and only excess capacity is used for this 
purposes; and 
 

(c) a special permit for such use is obtained from the Planning Board. 
 

2.  Industrial Uses: 
One space for each 400 square feet of floor area devoted to manufacture, including 
printing, publishing, wholesale, business and laundry or dry cleaning plants. 
 
One space for each 2, 000 sq. ft. of floor area devoted to storage. 
 
One space for each 3, 000 sq. ft. of area devoted to outside storage including 
equipment rental or sales yards. 
 
For any industrial use, one space for each company vehicle in addition to other 
required spaces. 

 
 
3.  Public and Semi-Public Uses: 

For places of public assembly (including churches, theaters, concert halls) one space 
for each three seats of seating capacity.  Parking spaces should be sufficient to satisfy 
85% of the anticipated peak demand or maximum capacity of the establishment. 
 
For elementary school or day nursery, two spaces for each classroom or the above 
auditorium requirement whichever is greater. 
 
For high school or college, five spaces for each class-room or the above auditorium 
requirement whichever is greater. 
 
For museum, art gallery, institution, or philanthropic use, one space for each 800 sq. 
ft. of gross floor area. 
 
For hospital, sanitarium, nursing or convalescent home, one space for each two beds 
plus one space for every two employees. 
 
For club, one space for each 200 sq. ft. of gross floor area or one space for four seats of 
seating capacity whichever is greater. Parking spaces should be sufficient to satisfy 
85% of the anticipated peak demand or maximum capacity of the establishment. 

 
4.  Recreational Uses: 

For golf course, bowling alley, four spaces for each tee, or alley. 
 
For skating rinks, one parking space for each 250 sq. ft. of area available for skating. 

 
5.  Residential Uses: 



Zoning as Amended 8 18 22 

86 

 

For one or two family dwelling - 3 spaces per dwelling unit. For multi-family dwellings 
- 2 spaces per dwelling unit plus 1 guest parking space for every 2 units. A driveway 
within a front yard for a single-family or two-family residence may count toward 
meeting the requisite number of parking spaces. 
 
Customary home occupation or professional office in a dwelling unit, one space for 
each 150 sq. ft. devoted to such customary home occupation or professional office plus 
one space for each non-resident employee, plus the required spaces per dwelling unit. 
 
Boarding house, one space for each bedroom. 

 
6.  For uses not listed herein, the Planning Board shall determine the parking 

requirements based on the general considerations in Article V (A) (17).  In such 
instances, the applicant shall provide adequate information by which the proposal can 
be reviewed including, but not limited to type of use, number of employees, building 
size, hours of operation, and parking spaces for visitors. 

 
c. Calculation of required spaces: In the case of a combination of uses, the total requirements 

of off-street automobile parking spaces shall be the sum of the requirements for the 
various uses, unless it can be proven that staggered hours of use would permit 
modification. When-ever a major fraction of a space is required, a full space shall be 
provided. 

 
d.  Dimensions for Off-Street Automobile Parking Space: Such space provided shall be at 

least nine feet wide and 19 feet long and every space shall have direct and usable drive-
way access to a street or alley with minimum maneuver area between spaces as follows: 

 
1. Parallel Curb Parking: Twelve-foot aisle width for one-directional flow and 24 foot 

aisle width for two-directional flow. 
 

2. 30° Parking: 12-foot width for one-directional flow and 19 foot aisle width for two-
directional flow. 
 

3. 45° Parking: 12-foot aisle width for one-directional flow and 19-foot aisle width for two 
directional flow. 
 

4. 60° Parking: 16-foot aisle width for one-directional flow and 20-foot aisle width for 
two-directional flow. 
 

5. Perpendicular Parking: 24-foot aisle width for one-direction and two direction flow. 
 
e. Location of Required Spaces: In any residential district, no open or enclosed parking area 

shall encroach on any required front yard. For commercial uses, parking lots shall be on 
the side or in the rear of the building.  If front parking is the only feasible location for 
parking due to lot configuration, such parking shall be landscaped or screened. Open 
parking areas may encroach on a required side or rear yard to within three feet of a 
property line.  In business districts or industrial districts, such spaces shall be provided on 
the same lot, or not more than 400 feet from that lot. Any parking lot for any use in any 
district shall be setback 100 feet from any wetland and water body. 
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No entrance and exit drives connecting the parking area and the street shall be permitted 
within twenty-five feet of the intersection of two public rights-of-way. 

 
f. Set-aside for Future Parking in Phased Projects.  For projects consisting of more than one 

phase, or for those anticipating significant growth, the Planning Board may require that 
an applicant set aside additional land to meet potential future parking needs. Such land 
may remain in its natural state or be landscaped, but may not be used in a manner that 
would prevent it from being used for parking in the future.   

 
g.  Cross-Access and Shared Parking.  In cases where two or more commercial developments 

are adjacent, the Planning Board may require cross-access easements between adjacent 
parking lots to provide for interconnected parking lots and to facilitate traffic and control 
access on the main road. Shared parking facilities are encouraged. 

 
h. Required Off-Street Truck Loading Areas: For funeral homes, one berth for each chapel. 
 

For bed and breakfast, hotel, inn, lodge, and motel, one berth for floor area in excess of 
10,000 sq. ft. 
 
For office, business, and commercial uses, one berth for 10, 000 sq. ft. to 25, 000 sq. ft. of 
floor area and one additional berth for each additional 25, 000 sq. ft. of floor area, unless 
it can be proven that truck deliveries shall not exceed one vehicle per day. 
 
For light manufacturing and permitted industrial uses, one berth for the first 10, 000 sq. 
ft. of floor area and one additional berth for each additional 40, 000 sq. ft. of floor area. 
 
For other permitted non-residential uses, one berth for 10, 000 sq. ft. to 25, 000 sq. ft. of 
floor area, and one additional berth for each additional 25, 000 sq. ft. of floor area, unless 
it can be proven that truck deliveries shall not exceed one vehicle per day. 

 
i. Dimensions for Off-Street Loading Berths: Each required loading berth (open or enclosed) 

shall have the following minimum dimensions: 35 feet long, 12 feet wide, and 14 feet high, 
except that berths for funeral homes may be 20 feet long, 10 feet wide and 8 feet high. 

j. Location of Required Berths: All off-street loading areas shall be located on the same lot 
as the use for which they are permitted or required. Open off-street loading areas shall not 
encroach on any required front or side yard, access way or off-street parking area, except 
that in Business Districts off-street parking areas where they exist may be used for loading 
or unloading, provided that such spaces shall not be so used for more than three hours 
during the daily period that the establishment is open for business. 

 
k. Construction of Parking Areas: Required parking areas for more than 5 cars accessory to 

commercial, industrial or multi-family uses shall be paved with either an impermeable 
surface such as asphalt or concrete, or a permeable surface such as crushed gravel.  The 
Planning Board may require individual spaces to be visibly marked with paint or other 
durable material. Parking areas to be used at night shall be lighted.  

 
l. Landscaping: At least fifteen percent of the area of the lot usable for off-street parking 

shall be devoted to landscaping with lawn, trees, shrubs or other plant material. All loading 
berths and parking areas of three or more spaces that abut a residential lot line, and any 
parking lot for more than 20 cars shall be screened by a six-foot high solid masonry wall, 
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or compact evergreen hedge or a landscaped strip of trees and shrubs so designed as to 
form a visual screen from the adjoining property. All parking areas and landscaping shall 
be properly maintained thereafter in an aesthetic and well-kept condition. 

 
m.  Lighting in parking lots. Lighting in parking lots shall adhere to standards in Article V (A) 

(14).  Lighting shall be arranged so that the source of light is concealed from public view 
and from adjacent residential properties and does not interfere with traffic by way of glare. 
All lights shall be shaded or so directed so as not to cause glare on adjoining residential 
properties and shall be so directed so as not to cause a traffic hazard due to glare or color. 

 
n.  Handicapped Parking.  Adequate parking for handicapped persons shall be provided in 

accordance with applicable laws and designed in accordance with all State and Federal 
ADA regulations (ICC/ANSI A117.1). 

 
o.  Parking Lot Design. 

1. No more than two curb cuts shall be created for access into a parking lot. 
 

2. Landscaping shall be integrated into parking areas to visually break up large expanses 
of paving and to provide shade.  All off-street parking areas shall have a minimum 
landscape area equal to 15% of the paved parking area.  Landscaping shall be placed at 
parking entryways, and at parking end islands, and shall help define vehicular access 
and pedestrian movement. One deciduous tree per six parking spaces is required. For 
parking lots greater than thirty cars, planting islands nine feet wide by 18 feet deep, 
constructed with sub-surface drainage and compaction resistant soil will be required 
to be placed in the interior of the parking area. 
 

3. Curbing may be required to assure proper drainage, delineate the parking area and 
driveway access. 
 

4. Stacking lanes may be required to avoid stacking of vehicles into the public right-of-
way. 
 

5. The Planning Board may also require bicycle parking spaces at the rate of one per 20 
parking spaces. 
 

6. Parking lots are encouraged to be designed with pervious pavement.  Low impact 
stormwater methods such as bioswales and rain gardens shall be required to control 
runoff.  

 
18. Protection of Springs and Seeps.  
It is the intent of the Town of Ancram to protect springs and seeps of high hydrogeological 
and ecological significance. Springs and seeps shall be identified and included on all 
applications for site plan, special use permit or subdivision permits.  If a spring or seep is 
identified, the applicant shall provide information to the Planning Board about such identified 
spring or seep that further defines its characteristics and its role in the hydrology and ecology 
of the area.  The Planning Board may establish measures to protect springs and seeps that it 
determines to be of high hydrogeological and ecological significance including, but not limited 
to setbacks precluding construction, dredging, filling or other disturbance of the spring or 
seep; erosion control; and sediment control. In determining the hydrogeological and 
ecological significance of a spring or seep, the Planning Board may, but shall not be limited to 
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inquiring as to the size, hydrology, seasonal or permanent nature, vegetation in or dependent 
on it, whether such spring or seep is used as a water supply for an agricultural operation, 
whether it affects other properties, or other pertinent information. 

 
19. Sanitary Disposal 
No person shall undertake to construct any new building or structure in the Town without 
first meeting the requirements for a system, or facilities for, the separate disposal of water-
borne sewage, domestic or trade wastes in accordance with applicable regulations of the Town, 
the Columbia County Department of Health and other governmental agencies. Septic systems 
may be allowed to be placed in the front yard of a lot only if lot size and dimensions make it 
impossible to meet required setbacks and separation distances along side or rear yards. 

 
20. Signs. 
 
A. Purpose Statement: The purpose of this section is to regulate the size, illumination, 

movement, materials, location, height, and condition of all signs for exterior observation 
for the following reasons: 
1. Preserve the rural character of Ancram, and to provide reasonable, yet appropriate 

conditions for identifying businesses and services offered. 
 

2. Reduce traffic hazards by restricting certain signs, including those with lights and/or 
motion, which may increase risk of accidents created by distracting driver’s attention 
or obstructing vision. 

 
3. Preserve attractiveness, maintain open spaces, and avoid the appearance of clutter. 
 
4. Ensure that signs are constructed and maintained in a structurally sound and 

attractive condition. 
 
5. Ensure compatibility with surrounding landscape and architecture including, but not 

limited to, areas of historic significance and in hamlet areas. 
 
6. Encourage the aesthetic quality in the design, location and size of all signs. 
 
7. Protect and encourage an attractive economic, business, and overall physical 

appearance of the community.  
 
8. Signs shall be compatible with the use of the property to which they are appurtenant 

and with the landscape and architecture of surrounding buildings.  
 
B. Interpretation:  This section shall be interpreted in a manner consistent with the First 

Amendment guarantee of free speech.  If any provision of this section is found by a court 
of competent jurisdiction to be invalid, such finding shall not affect the validity of other 
provisions of this section which can be given effect without the invalid provision. 
 

C. Exempt Signs.  Signs require Planning Board approval and a permit from the ZEO, except 
for the following signs that are exempt in all districts from the requirements of this law 
and shall require no permit or approval by the Planning Board. 

 



Zoning as Amended 8 18 22 

90 

 

1.  Permanent signs having a maximum of 6 square feet per side. 
 
2.  Building mounted residential signs with a maximum 4 square feet per side. 
 
3.  Temporary signs placed for no more than 60 days (maximum 20 square feet per side) 

including seasonal signs used by farm stands and farm markets, to be removed not 
more than seven days after the event concludes. 

 
 
4. Municipally sponsored and non-commercial event banners, memorial signs, historical 

markers or tablets, names of buildings, and dates of erection when cut into any 
necessary surface or when constructed of bronze, stainless steel, or similar material. 
Such banners, signs and markets shall not exceed 12 sq. ft. in area per side and may be 
placed on public buildings or structures.   

 
5. Any sign erected or maintained by the Town, County, State or federal government, or 

required to be posted by the municipality such as but not limited to traffic or other 
municipal signs, legal notices, and such temporary, emergency, or non-advertising 
signs as may be authorized by the Town Board. 

 
A non-commercial use of a bulletin board sign is allowed if it is connected with a 
church, museum, library, school, and public structures, with one per premise 
(maximum 20 square feet per side) provided the sign is located on the premises. 

 
D. Signs in Agriculture, R-2, RhoR1, and CarsRd Districts: No sign of any kind may be erected 

or established in any Agriculture or Residential District except issued pursuant to this Law 
as follows: 
 
1. One freestanding sign and one building mounted sign are allowed per each permitted 

non-residential use in any B/R or other business district, and when associated with a 
commercial farm operation, or other permitted business in the Ag, R-2, RhoR1, and 
CarsRd districts.  The Planning Board may require that a freestanding sign be placed 
within a landscaped base.  Seasonal farm stands shall be allowed to have more than 
one freestanding sign provided the signs are removed upon the farm stand’s closing at 
the end of the growing season. Farm markets shall be allowed to have more than one 
freestanding sign provided the signs are removed upon the farm market’s seasonal, 
annual, or permanent closing. A commercial use of a bulletin board sign instead of a 
freestanding sign is allowed one per premise (maximum 20 square feet per side) 
provided the sign or bulletin board sign is located on the premises.  
 

2. Signs for low impact and high impact home occupation shall be allowed pursuant to 
Article V (D) (Home Occupations).  One sign, not exceeding two square feet in size per 
side shall be allowed for low impact home occupations.  One sign, not exceeding four 
square feet in size per side shall be allowed for high impact home occupations.   

 
3. Freestanding signs may have an aggregate total face area of not more than 24 square 

feet, with no more than two sides, and shall not exceed 12 feet in height. Signs shall be 
no nearer than 10 feet to any property line or road, whichever requires the greater set 
back. 
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4. Building signs mounted parallel to a building facade may not be more than 12 inches 

from the principal building to which they are attached.  Projecting signs mounted on 
a building shall have the top edge of the signboard not exceed the height of the wall 
from which the sign projects or extend beyond the bottom of any second story window, 
if attached to a multi-story building. The distance from the ground to the lower edge 
of a projecting sign shall be at least eight feet.  

 
 
5. Dwellings for five or more families may display signs having an aggregate total face of 

not more than 12 sq. ft. , and not projecting beyond the principal building on the lot 
more than 12 inches. 

 
E. Signs in Hamlet B/R Districts:  

1. One freestanding sign, and one building mounted sign are allowed per each permitted 
non-residential use.  A commercial use of a bulletin board sign instead of a 
freestanding sign is allowed one per premise (maximum 20 square feet per 
side)_provided the bulletin board is located on the premises. 
 

2. The Planning Board may require that a freestanding sign be placed within a 
landscaped base. The face area of a freestanding sign shall not exceed 24 square feet. 
 

3. A principal building with more than one tenant is permitted a sign that is no larger 
than 24 square feet as the freestanding sign for the premises.  Each individual business 
in the multi-business building will be allowed one sign to mark their individual 
entrance that is no larger than four square feet. 
 

4. For building mounted signs, one sign shall be allowed with the total surface display 
area not exceeding one square foot per lineal foot of principal frontage of the lot, but 
not to exceed 50 sq. ft. in area  
 

5. The top of ground mounted signs shall not extend more than 8 feet above the ground 
level.  
 

6. Where a corner lot faces two principal streets, only one such frontage shall be 
considered the "principal frontage for sign placement." In the case of a corner lot such 
square foot sign area may be increased by an additional O.5 sq. ft. lineal foot of frontage 
of the lot on the secondary street but not to exceed 25 sq. ft. Such signs in general 
business districts shall not project more than 12 inches beyond the principal building 
on the lot.   
 

7. A new business, or a business in a new location, awaiting installation of a permanent 
sign, may use a portable sign for a period of not more than 60 days or until installation 
of a permanent sign, whichever occurs first.  Such portable sign must meet all the 
requirements of this Law. 

 
F. In Industrial District (I-1): One freestanding sign having an aggregate total face area of not 

more than 36 sq. ft. may be displayed, provided that such signs shall be located no nearer 
than 10 feet to any property line and provided the top of such signs shall not extend more 
than 15 feet above ground level. Necessary traffic directional signs shall be permitted. 



Zoning as Amended 8 18 22 

92 

 

  
G. Off-Premise Signs: All off-premise signs are prohibited except for directional signs and 

other signs which are expressly exempt from regulation under this Zoning Law. All 
billboard signs are prohibited.  

 
H. Directional signs may be erected in any district, providing such signs shall not exceed 4 

sq. ft. in area per establishment. Such sign shall conform to applicable regulations of the 
district in which they are located, shall be grouped on community sign poles to the 
maximum extent feasible. Temporary directional signs shall be allowed without Planning 
Board review. However, permanent directional signs shall be approved by the Town 
Planning Board.   

 
I.  Projecting Signs: No sign may project into any public right-of-way. 
 
J.  Subdivision Signs: Subdivided lots may have non-illuminated signs within the limits of the 

subdivision, or adjoining property in the same ownership, having an aggregate total face 
area of not more than 50 square feet. The permit for such signs shall be issued for a period 
of one year, each following a determination by the ZEO/CEO that the signs have been 
repainted or are in good condition in each case. Subdivision signs shall be removed after 
all lots are sold. 

 
K.  Roof Signs: No sign shall be placed on the roof of any building or above the roof line of any 

building However, signs placed on a porch roof or other subordinate roof of a building 
shall be allowed provided the sign does not project above the highest roof line of the 
building. 

 
L. Neon-type lighted signs and portable signs mounted on wheels are not allowed. Non-

flashing, neon signs are allowed only in windows, provided they are inside the building.  
 
M. Illuminated Signs: Illuminated signs shall not exceed 12 square feet per side.  Illumination 

of signs shall not be of intermittent or varying intensity or produce direct glare beyond the 
limit of the side property line. Red, green, and amber lights of such shape and hue that 
may be confused with official traffic lights and signals shall be prohibited. Any illuminated 
sign shall use only lights emitting a light of constant intensity, and no sign, including 
electronic message center signs shall be illuminated by or contain flashing, intermittent, 
rotating or moving light or lights.  Electronic Message Center signs shall be allowed only 
when there are no moving or flashing letters or graphics and letters are static and 
monochromatic on a gray or black background.  All bare incandescent light sources and 
immediately adjacent reflecting surfaces shall be shielded from view. No revolving or neon 
signs shall be allowed. No illuminated sign shall be placed or directed to cause beams of 
light to be cast on any public highway, sidewalk, or adjacent premises or to cause glare or 
reflection that will be a traffic hazard or nuisance. The Planning Board may require an 
illuminated sign to be turned off two hours after the close of business. All electronic 
message center signs shall be equipped with automatic dimming capabilities. 

 
N. Banners: Temporary use of banners for no more than 60 days is permitted when 

associated with a commercial use.  No such banners shall exceed 12 sq. ft. in area per side.  
Banners may be placed on commercial buildings or in associated parking lots or lawn areas 
but shall not be placed in road right-of-way’s or in any location that obstructs vehicular 
sight distances.   No sign or part thereof shall contain or consist of pennants, ribbons, 
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streamers, spinners or other similar moving, fluttering or revolving devices. These devices, 
as well as year-round use of strings of lights, shall not be used.  

 
O. Window Signs: Interior window signs may occupy up to 50% of a window. The Planning 

Board shall determine the percent of coverage up to 50% based upon the size and location 
of the window and other particular circumstances.   

 
P. Placement of Temporary Signs.  No such sign shall be attached to a tree or utility pole. 
 
Q. All non-residential signs shall be reviewed by the Planning Board for approval of a sign 

permit before a permit is issued by the Zoning Enforcement Officer/CEO.  
 
R. Procedures and Sign Permits.  

1.  No sign shall be erected without a permit from the Planning Board, except those listed 
in sub-section (20 (C)) above.   

 
2. An applicant may seek sign permit approval in conjunction with a special use or site 

plan application and no separate sign application shall be required.  If no site plan or 
special use permit approval is required, signs shall be permitted and approved by the 
Planning Board prior to issuance of building permits.   
  

3.  Upon approval of an application for a sign permit by the Planning Board, the Zoning 
Enforcement Officer shall issue a sign permit.    

 
4.  Information to be submitted to the Planning Board shall include a scale drawing of the 

sign, dimensions,  materials, and method of illumination, method of structural 
support, colors, location on the land, and name of sign owner responsible for 
maintenance of the sign.  The Planning Board will accept a hand-drawn illustration of 
the sign to convey the above information. 

 
S. All signs must be kept clean, neatly painted and free from all hazards, such as but not 

limited to, faulty wiring, loose fastenings, and must be maintained at all times in such safe 
condition so as not to be detrimental to the public health or safety. Any sign not in use 
shall be removed within six months after cessation of business. 

 
T. Violations. In the event of violation of any of the foregoing provisions, the ZEO/CEO  shall 

give written or personal notice, specifying the violation to the owner of the sign and the 
owner of the land upon which the sign is erected, sent to the addresses as stated in the 
application for the sign permit, to conform or remove such sign. The owner shall then 
ensure the sign conforms to the regulations within 30 days from the date of said notice. In 
the event such sign is not brought into conformance within 30 days, the building inspector 
shall thereupon revoke the permit, and such sign shall be removed by the owner of the 
sign (and/or) the owner of the land. 

 
U. If the building inspector shall find that any sign regulated by this Law is unsafe or insecure, 

or is a menace to the public, he shall give written notice to the named owner of the land 
upon which the sign is erected, who shall remove or repair the said sign within 30 days 
from the date of said notice. If the said sign is not removed or repaired, the building 
inspector shall revoke the permit issued for such sign, as herein provided, and may remove 
or repair said sign and shall assess all costs and expenses incurred in said removal or repair 
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against the land or building on which such sign was located. The building inspector may 
cause any sign which is a source of immediate peril to persons or property to be removed 
summarily and with-out notice. 

 
 
21. Stormwater 

a.  Stormwater runoff rates after development shall not exceed the rates that existed prior 
to the site being developed.  Existing natural areas that already provide storm water 
erosion control shall be protected to the maximum extent practical. 

 
b.  Erosion and stormwater control management practices shall be designed and 

constructed in accordance with the Stormwater Design Manual of the New York State 
Department of Environmental Conservation State Pollutant Discharge Elimination 
System (SPDES), and with the requirements of the Environmental Protection Agency’s 
Phase II National Pollutant Discharge Elimination System (NPDES) regulations. 

 
c.  All non-residential land disturbances of one (1) acre or larger and applicable 

residential developments that disturb one to five or more acres shall conform to the 
substantive requirements of the NYS Department of Environmental Conservation 
State Pollutant Discharge Elimination System (SPDES) General Permit for 
Construction Activities (GP-0-10-001), or as amended or revised.  

 
d. The Planning Board may require the stormwater treatment to be designed through 

low-impact stormwater management practices. Bioretention (bioswales), dry wells, 
filter and buffer strips, grass swales, rain gardens, and infiltration trenches should be 
installed to infiltrate runoff from parking lots and other impervious surfaces to the 
maximum extent practical.  Where vegetative solutions are not feasible, the Planning 
Board shall include porous surfaces to allow infiltration of stormwater to the 
maximum extent practical. 

 
 
 
22. Supplemental Commercial Design Standards 

a.  General.  These standards are in addition to all requirements of the New York State 
Uniform Fire Prevention and Building Code and to all design standards of Article VII 
(D) (2) (O) (Site Plan).  It is not the intent of this sub-section to discourage 
contemporary architectural expression but rather to preserve the integrity and 
authenticity of the zoning district and to ensure the compatibility of new structures 
within the existing district zoning.  The standards established in this sub-section are 
for the purpose of promoting quality development that is attractive, convenient and 
compatible with surrounding. These standards are intended to be general in nature 
and not to restrict creativity, variety or innovation. During project development and 
review, attention should be given to the compatibility of adjoining developments when 
reviewing project proposals.   

 
b.  Applicability. These standards apply to all commercial development required to have 

site plan approval pursuant to Article VII. 
 
c.  Context and Compatibility.   These standards and guidelines establish an expectation 

that new development is similar in context and compatible with existing development. 
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Context and compatibility with respected neighborhood buildings can be judged by the 
following major points of comparison: 

 
1. Roof shapes, slopes and cornices are consistent with the prevalent types in the 

area. 
 

2. Rhythm of building spacing along the street and overall scale are not interrupted. 
 

3. Proportions for facades and window openings are in harmony with the traditional 
types within the district. 
 

4. Materials, textures, and colors are similar, with natural and traditional building 
materials preferred. 
 

5. Site details (porches, entrances, signs, landscaping, lighting, screened parking and 
mechanical systems) complement traditional examples in the area. 
 

6. Design standards for agricultural businesses and other non-residential uses in the 
Ag zoning district are established to ensure that the character of the buildings used 
protects the rural character of the area. These should emphasize ‘farm like’ 
buildings, including gambrel roofs, wood siding, and a traditional appearance. 

 
d.  Building Placement.   

1. Buildings shall be designed so that entrance doors and windows, rather than blank 
walls, garages, side walls or storage areas, face the street.  Blank walls for 
commercial applications are discouraged but may be allowed at the discretion of 
the Planning Board under certain circumstances such as when the structure is 
along an alley or when facing another blank wall.  
 

2. The front façade of the building shall be parallel to the main street unless 
traditional orientation of buildings on that street differs for the majority of 
buildings.   

 
d. Building Scale. 

1. The scale and mass of buildings shall be reviewed by the Planning Board during 
Site Plan Review and determined to be compatible with that of adjacent and nearby 
buildings as viewed from the exposed (public) vantage points. 
 

2. In order to minimize the apparent scale of buildings greater than 40’ in width, 
facades facing the main street should be broken by periodic setbacks, façade 
breaks, and rooflines should include offsets and changes in pitch.  Other design 
features such as porches or cupolas, window bays, separate entrances and entry 
treatments, or the use of sections that may project or be recessed may also be used. 

 
f.  Building Façades 

1. Exterior materials of new construction shall be compatible with those traditionally 
used in the Hamlet and may include wood or wood-simulated (clapboard, board 
and batten or shingles, vinyl, red common brick, natural stone, and man-made or 
processed masonry materials if they simulate brick or stone and have the texture 
and architectural features sufficiently similar to that of the natural material to be 
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compatible).  Primary façade materials such as stucco, sprayed-on textured surface 
finishes, modular metal panels, and concrete blocks are not permitted. 

 
2. The front facade of the principal building on any lot shall face onto a public street.  
 
3. A variety of architectural features and building materials is encouraged to give each 

building or group of buildings a distinct character. 
 

4. There shall be no blank walls. 
 

5. New buildings should relate to the surrounding context to form a unified sense of 
landscape in each district.  Repetition of design in multiple building projects 
should be avoided. 
 

6. Formula-based architectural styles. All businesses, including commercial 
franchise or formula-based businesses shall meet all design standards of this 
Zoning Law. Formula-based architectural styles including, but not limited to 
uniform color schemes, facades, or signage shall be allowed provided it is of a style 
consistent with the design standards of this sub-section.  In order to protect the 
public health, safety and welfare of Ancram, this provision is intended to preserve 
the Town’s unique neighborhood and community character and to contribute to 
the establishment of a diverse economy and revitalized hamlets as established as 
critical goals in the Town of Ancram Comprehensive Plan 

 
g.  Roof Types and Materials 

1. All roofs shall be pitched with a minimum pitch of 5” vertical rise for each 12” 
horizontal run and have a roof overhang of traditional proportions on all 
structures.    Mansard roofs are not acceptable. 
 

2. Peaked or slope roof dormers and cupolas are encouraged. 
 

3. Roofing materials of slate, metal, asphalt or fiberglass shingles or cedar shakes or 
composites that have the same appearance as these materials are acceptable.   
 

4. Porches, pent roofs, roof overhangs, hooded front doors or other similar 
architectural elements that define the front entrance to all residences are 
encouraged. 
 

5. Multiple Buildings within a development shall have a variety of different roof 
overhang profiles, proportioned to replicate a traditional downtown street-front 
rhythm. 

 
h.  Windows 

1. The spacing, pattern and detailing of windows and window openings shall be 
reviewed by the Planning Board during Site Plan Review and determined to be 
compatible with adjacent buildings, including historic buildings, where possible.   
 

2. The relationship of the width of windows to the height of windows in a building 
shall be visually compatible with adjacent buildings. 
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i. When more than one building is proposed per parcel, monotony and similarity shall 
be minimized through use of changes in façade planes, use of porches, varying roof 
orientation, roof styles and articulation, building orientation, and trim detailing.   

 
23. Utilities 

a. In all non-residential and multi-family residential developments, the Planning Board 
may require that all utilities, exclusive of transformers, be placed underground at the 
time of initial construction.   
 

b. Required utilities may include water, sewer, storm drainage, telephone, cable, 
electricity, and wiring for street lights.   

c. Propane gas supplies and three-phase power systems may be placed above the ground 
surface where completely fenced or screened and not located in front of the building. 
 

d. Reasonable provision shall be made for the extension of utilities to adjoining 
properties, and the granting and recording of easements as required. 
 

e. Fences that are not easily climbed and other safety devices shall be installed and 
maintained around electric and gas substations or other public utility facilities in order 
to make the facilities inaccessible to the general public.   
 

f. The Planning Board may require as-built drawings to depict water lines, vales, fire 
hydrants, and other elements of a water distribution system or waste treatment system 
constructed to serve a project.   
 

g. All roof, wall or ground mounted mechanical equipment including, but not limited to, 
heating and air conditioning units, exhaust fans, etc., shall be completely screened or 
located inside the principal building. If visible from the public street, an adjoining 
property, or a public parking lot, exterior utilities shall be screened by use of a fence, 
earth berm, or hedge of sufficient height and density. Satellite dishes shall be screened 
from view to the maximum extent practical.   

 
24. Type I Actions 

a.  For subdivision, site plan, or special use permit actions that meet or exceed a Type I 
threshold as classified pursuant to 6 NYCRR Part 617 (SEQR) and/or the Town of 
Ancram Environmental Quality Review Law Type I List (LL 3 of 2021), the Planning 
Board may require additional information to be included on Part I of the FEAF to 
enable the Planning Board to fully evaluate and determine consistency with the 
environment, community character, and the Town’s Comprehensive Plan.  

 
b.  When required, such information shall be sufficient to enable the Planning Board to 

complete Part 2 of the SEQR Full Environmental Assessment Form and evaluate 
whether the proposed use will result in: a change in residential density that may not 
be supported by existing infrastructure; new or expanded public infrastructure will be 
required; secondary development impacts in the community may be induced;  a 
demand for additional community services may be created, new or expanded public 
wastewater treatment facilities will be required; capacity of existing roads will be 
diminished; or new or upgraded electric supplies will be required. Pursuant to SEQR, 
the Planning Board shall compare the development-induced changes to existing 
conditions and may impose conditions to mitigate such impacts. 
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 B. Regulations for Specific Districts 

 
1. Ridgeline and Steep Slope Protection Overlay District  
1. Intent:  

 
a. Consistent with its Comprehensive Plan, The Town of Ancram seeks to protect 

topographically prominent and scenically important ridgelines and steep slopes as 
part of the larger Comprehensive Plan objective to maintain and protect the rural, 
scenic character of the Town. Accordingly, the Town of Ancram conducted an 
extensive analysis of the ridgeline and steep slope areas of the Town to identify 
ridgelines and steep slope areas that have both topographical prominence and scenic 
importance when viewed from publicly accessible locations. As a result of this effort, 
certain ridgelines and steep slope areas have been designated as “topographically 
prominent and scenically important” and are established as   a Ridgeline/Steep Slope 
Protection Overlay District (R/SSPOD) as detailed on the Town of Ancram Scenic 
Ridgeline/Steep Slope Identification and Protection Map. The R/SSPOD is intended 
to complement, but not replace, the existing Scenic Corridor Overlay Zone (SCOZ) and 
these two overlay zones may overlap in certain locations. 

 
b. The intent of this sub-section is to 

 
1. Establish standards, guidelines and procedures that minimize disturbance and 

adverse visual impacts to ridgelines and steep slope areas that have been 
designated by the Town as topographically prominent and scenically important. 
 

2. Ensure that such standards, guidelines and procedures do not have the practical 
effect of preventing principal and accessory structures from being built within an 
R/SSPOD, and that no lot becomes unbuildable due to the implementation of these 
ridgeline development standards. 

 
3.  Provide measures that the Planning Board can apply in order to mitigate adverse 

impacts to ridgelines/steep slope areas identified during any required reviews of 
projects in Ancram located within the R/SSPOD. 

 
2. Applicability:  

 
a. Standards Required: Compliance with the development standards of this sub-section 

shall apply mandatorily to all new structures proposed to be located within the 
R/SSPOD including: 

1. Structures within a major or minor subdivision, except those exempted in 
subsection (3) below.  These standards shall be in addition to those required for 
open space conservation subdivisions pursuant to Article V (C) of this Law. 

 
 
2. All new single family and two-family dwelling structures, and any accessory 

structures, proposed to be located within the R/SSPOD that require abbreviated 
site plan review subject to Article VII of this Law.  
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3. All development within the Town of Ancram, especially development within the 
Town Agricultural District, thereby protecting the Town’s visual and scenic 
resources as urged in Comprehensive Plan vision and goals.   

   
3.  Exemptions. The following land uses are exempt from compliance with the R/SSPOD 
requirements: 

 
a. Agricultural structures located on a farm operation are exempt from all R/SSPOD 

requirements. 
 

b. Wind turbines and telecommunication towers proposed within an R/SSPOD. For 
those land uses, all requirements of Local Law #5 of 2011 and Local Law #1 of 2011 
shall be met and negative impacts to the visual character of the R/SSPOD shall be 
mitigated to the maximum extent feasible as part of the reviews pursuant to those laws. 

 
4. Waivers. The applicability of the R/SSPOD and its standards may be waived by the 
Planning Board in its sole discretion on a case-by-case basis for a particular project as 
follows:  Waivers shall be explicitly requested by the applicant in writing, and expressly 
granted only by the Planning Board. In granting waivers, the Planning Board may, in its sole 
discretion, incorporate such reasonable conditions as will in its judgment substantially 
secure the objectives of the requirements so waived. Any waivers granted by the Planning 
Board shall be the minimum waiver  necessary to allow the requested flexibility by the 
applicant, but also to protect the environment. The Planning Board must state, in writing, 
its grounds for electing to waive the requirement(s),  cite whatever evidence that the 
Planning Board relied upon in making the determination,  and file such statement along 
with the site plan application and supporting documents. Requirements of this law may not 
be waived except as properly voted by the Planning Board. 

 
a. Project is not visible from publicly accessible locations.  Any applicant that 

believes that a structure proposed to be located within the R/SSPOD will not be visible 
from publicly accessible locations may provide to the Planning Board, at the 
applicant’s expense, a survey, photograph, photo-simulation, visual test or other 
credible evidence that substantiates the applicant’s position.  If the Planning Board 
agrees with the applicant, it may exercise its discretion to waive compliance with the 
requirements the R/SSPOD of this sub-section.    

 
b. Project site proven to be not located within mapped R/SSPOD. Any applicant 

that believes that the project site or building envelope is not actually within the 
R/SSPOD may provide to the Planning Board, at the applicant’s expense a survey or 
other credible evidence that substantiates the applicant’s position.  If the Planning 
Board agrees with the applicant, it may rule that the requirements of this sub-section 
do not apply to the project because it is not located in the R/SSPOD.    

 
c. Site visit by Planning Board verifies that R/SSPOD intent and standards 

are met. Any applicant may also request the Planning Board conduct a site visit to 
verify that a proposed structure or building envelope within an R/SSPOD meets the 
intent and standards of this section.  If the Planning Board determines that the 
proposed structure or building envelope meets the intent and standards, it may 
exercise its discretion to waive compliance with the requirements of the R/SSPOD.   
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d.  Lot becomes unbuildable due to R/SSPOD development standards.  If these 
ridgeline development standards render a ridgeline and steep slope lot unbuildable 
due to the size of a parcel or its topography, the Planning Board shall have the authority 
to waive some or all requirements. As part of such waiver, the Planning Board should 
establish mitigation measures that enable the proposed structure to be built while also 
ensuring that these ridgeline/steep slope area development standards are upheld to 
the maximum extent practicable.  The Planning Board is encouraged to include the 
CAC in establishing mitigation measures. 

 
5. Development Standards and Mitigation Tools:  

 
a. Where a designated ridgeline/steep slope area is forested, the continuity of the tree 

canopy when viewed from publicly accessible locations shall be retained to the 
maximum extent practicable. Development shall not produce an area in which trees 
and native vegetation have been removed to an extent that causes a structure to be 
silhouetted against the skyline or removes natural screening of the structure. 

   
b. Clearing of existing vegetation shall be limited to the minimum necessary for the 

building envelope.  However, at least 50% of the trees, shrubs, and other indigenous 
vegetation shall be retained to reduce erosion and preserve the natural character of the 
R/SSPOD.   

 
c. Forested vegetation shall be maintained to screen the structure and help it blend with 

the surrounding natural environment, except that tree trimming and minor removal 
of trees to create view corridors to open views from the structure shall be allowed.  

 
d. Exterior colors of the sides and roof of structures shall blend with the natural 

environment of the surrounding R/SSPOD so as to minimize the structure’s visibility 
from publicly accessible locations.    

  
e. The top of the structure’s roof shall not be higher than the designated ridgeline unless 

the structure is screened by existing vegetation when viewed from publicly accessible 
locations and conditions are placed on the approval to ensure that said vegetation is 
not disturbed.  

 
f. To maintain dark skies and minimize light pollution, exterior lights shall not exceed 

0.2 foot-candles at adjacent property lines and shall be fully shielded and angled so 
that all light is directed downward.  Night-time illumination and glare shall not extend 
beyond property boundaries.  

 
g. Roads and driveways shall be constructed so as to minimize erosion and the need for 

the clearing of vegetation. 
  

h. Where the designated ridgeline/steep slope area is not forested, and the proposed 
building envelope is on land that consists entirely of open fields or on land covered 
mostly with vegetation not more than ten (10) feet high, the following shall apply: 

 
1. All intents and standards cited above in 5 (b), (d), (f) and (g) shall be applied.   
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2.  The top of the structure’s roof shall not be higher than the designated ridgeline 
unless trees and shrubs are planted of such height, size, density, and species that 
will effectively screen the proposed structure from view at publicly accessible 
locations, and conditions shall be placed on the approval to ensure that said 
vegetation is not removed.  The structure shall blend with the natural environment 
at that location so that it is as unobtrusive as possible when viewed from publicly 
accessible locations. All conditions required by the Planning Board shall be 
included in both the Planning Board’s approval resolution and as a plat note added 
to the final approved plan.     

                                                                                                                                                 
3.  Whenever feasible, the building envelope shall minimize adverse impacts by being 

sited along the edges of open fields, especially if any woodland is adjacent, to 
enable new development to be visually absorbed by the natural landscape. 

 
i.    Within an R/SSPOD, cupolas, chimneys, satellite dishes, and antennas shall be the 

only portion of a structure allowed to project above the roofline. When any of these 
features are proposed to be placed in a manner that is above the top of the roofline, the 
applicant shall provide to the Planning Board plans or drawings that accurately depict 
them in accurate proportion to the structure, the ridgeline and the surrounding 
vegetation and environment.  

 
1.  A cupola is an ornamental structure placed in a prominent position on the top of a 

roofline or dome. Cupolas shall not contain habitable living space (e.g., office, 
studio, den, and bedroom).  

2.  Cupolas shall not be constructed primarily of glass or other reflective material and 
shall not be lit to the extent that more than 0.2 foot-candles of light emanating 
from the cupola are perceptible at the property boundary.   

 
3.  Cupolas that are constructed primarily of glass or reflective material shall be 

considered part of the roofline and shall be subject to the same screening 
requirements as all other parts of the structure pursuant to this section. 

 
4. The height and bulk of a cupola shall not be obtrusive against the skyline. Cupolas 

shall be considered part of the roofline and shall be subject to all screening 
requirements of this section if their height is more than eight (8) feet above the top 
of the roof and if the cupola’s bulk dimension, calculated as length of cupola times 
width in square feet, occupies more than ten percent (10%) of the square footage 
of the structure’s total roof area. Total roof area comprises all roof surfaces of the 
structure. 

 
6. Remediation for Unapproved Cutting. With regard to projects in the R/SSPOD for which 

compliance with R/SSPOD standards is required: 
 
a. During construction of an approved development, if a landowner removes trees or 

vegetation beyond that approved by the Planning Board, such approval shall be 
deemed a violation of this section and shall result in the suspension of the building 
permit and/or denial of Certificate of Occupancy for the construction project unless 
the trees and vegetation have been restored to the satisfaction of the Planning Board.  
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b. After construction is completed, removal of screening trees and vegetation, other than 
those that have died or become diseased from natural causes, shall constitute a 
violation of this section and shall be subject to enforcement pursuant to Article IX of 
this law entitled “Administration and Enforcement”.                                                                                        

 
7.  Conditions of Approval and Plat Notations 

 
a.  The Planning Board shall identify all development standards of sub-section Article V 

(B) (1) (5) that have been applied to protect lands within the R/SSPOD in its adoption 
resolution.  Any such standards that need to be maintained in the future shall also be 
included as a condition of approval.  These shall also be recorded as a plat note added 
to the final approved and filed plan so as to inform subsequent landowners and 
Planning Boards as to the required ridgeline/steep slope area development standards. 

    
2. Industrial District Performance Standards 
1. General standards: The following general standards are hereby adopted for the control of 

uses in any I-1 Industrial District. 
 
a. No use shall be permitted, established, maintained, or conducted in an I-1 District 

which shall cause excessive smoke, fumes, gas, odor, dust, or any other atmospheric 
pollutant beyond the boundaries of the parcel.  

 
i. Smoke is excessive when the shade or appearance of such smoke is darker 

than No. 2 on the Ringelman Smoke Chart, published by the U. S. Bureau of 
Mines.   

ii. Unacceptable noise is that which is perceptible beyond the boundaries of the 
lot used for an industrial use and that constitutes a nuisance. The volume, 
timing, duration, and frequency of noise all contribute to what may be deemed 
an unacceptable noise.  

 
b. There shall be no pollution by discharge of any waste material whatsoever into any 

watercourse, open ditch or land surface.   
 

c. Proper and adequate water supply, sewerage and waste disposal, other utility services 
and accessibility to and from public streets must be provided. 
 

d. There shall be no discharge of any waste material whatsoever into any sanitary 
disposal system or sewerage system, except only in accordance with Department of 
Health or the public body controlling such sewerage system. Any chemical or 
industrial waste which places undue loads, as determined by the Town, shall not be 
discharged into any municipal system and must be treated by the industrial use. 

 
e. All storage or stocking of any waste materials shall be in a completely enclosed 

building. 
 

f. There shall be no glare or vibration perceptible beyond the lot lines where such use is 
conducted. 

g. There shall be no hazard to persons or property by reason of fire, explosion, radiation, 
or other cause. 
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h. There shall be no other nuisance harmful to persons or property. 
 
2. Specific standards: The following specific standards shall be met by all uses in an I-1 

Industrial district. 
 

a. Storage Facilities: Materials, supplies, or semi-finished products shall be stored on the 
rear one-half of the property and shall be screened from any existing or proposed 
street. 
 

b. Loading Docks: No loading docks shall be on any street frontage. Provisions for 
handling of all freight shall be on those sides of any building which do not face on any 
street or proposed street. 
 

c. Landscaping: All areas of the plot not occupied by buildings, parking, driveways or 
walkways, or storage shall be landscaped attractively with lawn, trees, shrubs or other 
plant material. Such landscaping shall take into consideration the natural growth 
presently on the premises and the nature and condition of the terrain as well as the 
situation of the lands and premises themselves and with regard to adjoining lands and 
premises. 
 

d. Fences and Walls: Property that is adjacent to a residential or business district shall 
be provided along such property lines with a wall, fence, compact evergreen hedge or 
a landscaped strip of trees and shrubs so designed as to form a visual screen not less 
than six feet high at the time of planting. Except for landscaped areas and parking 
areas, a use which is not conducted within a completely enclosed building shall be 
screened by a six-foot solid masonry wall, chain link fence covered with an evergreen 
vine, or compact ever-green hedge. Where a front yard adjoins a street, the wall, fence, 
or hedge shall be located no closer to the street than the depth of the required yard and 
such yard shall be landscaped and maintained. 
 

e. Special consideration must be given to the traffic generated by each proposed use in 
an Industrial District and no undue traffic volume shall be permitted on residential 
streets.  

 
3. The Planning Board upon review of the proposed development may prescribe such 

additional conditions as are in its opinion necessary to secure the objectives of this Law. 
 
4. Principal vehicle access to and from the site shall be from a primary driveway. All loading 

shall be from the rear or side of the building and shall be completely screened from view 
at the street. These loading standards apply to new structures only, and existing buildings 
with loading docks facing the street may continue to be used, restored, or enlarged without 
being subject to the side or rear loading requirement of this sub-section. Loading docks 
may be located in the rear yard, or a side yard facing a street that is internal to an “I-1” 
district. 

 
3. Scenic Corridor Overlay Zone 

 
1. Intent: 
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The Town of Ancram, New York, recognizes that the New York State Route 22 corridor 
and that portion of the Harlem Valley lying within that corridor, including the Taconic 
State Park and its mountain ranges and Fox Hill, are some of the Town's and surrounding 
community's premium scenic assets. 
 
Within this corridor there exists a confluence of valuable assets for the Town and its 
residents including, but not limited to, environmental, recreational and scenic resources, 
and these scenic resources contribute significantly to the overall rural character of the 
town and possess attributes which the community seeks to preserve and enhance, while 
accommodating growth and change. 
 
In furtherance of this objective, the Scenic Corridor Overlay Zone is hereby established to: 
 
a. Further the Town's overall goal of providing a predominantly open and rural character 

to the Town, and to encourage agriculture and preserve the natural environment and 
achieve the other goals and objectives as stated in the Town's Development Plan. 
 

b. Protect one of the Town of Ancram's significant scenic resources as identified is the 
Scenic Resource Protection Plan adopted by the Town Board. 
 

c. Preserve the scenic beauty along New York State Route 22 and the Harlem Valley for 
the enjoyment of residents, commuters, recreational users and tourists. 
 

d. Improve the Town of Ancram's economic vitality by preserving one of the significant 
scenic resources within the Town, enhancing the Town's attractiveness to its citizens 
as well as visitors and tourists. 

 
2. Location of scenic corridor overlay zone. 

 
New York State Route 22 scenic corridor as designated on the Town Zoning Map as the 
Scenic Corridor Overlay Zone; said map includes the following areas: 
 
New York State Route 22 from the northern town line (with the Town of Copake ), to the 
southern town line (with the Town of Northeast), and to the eastern town line (with the 
State of Massachusetts and New York County of Dutchess), and fifteen hundred (1,500) 
feet west from the centerline for the entire length of New York State Route 22. 

 
3. Permitted uses, exempt uses and prohibited uses: 

 
a. Subject to the provisions set forth in this Zoning Law affecting the Scenic Corridor 

Overlay Zone, all uses permitted in the Town's underlying zoning districts are allowed, 
EXCEPT for those listed below: 

 
1. In an effort to protect and promote the local agricultural industry and in 

accordance with the New York State Right to Farm laws, specifically Agriculture 
and Markets Law Article 25-AA, section 305-a, all farming operations and uses 
necessary to the operation of a farm are exempt from the development standards 
and site plan review requirements set forth in the Scenic Corridor Overlay Zone. 
Farming operations are defined to include the land and on-farm buildings, 
equipment, manure processing and handling facilities and practices which 
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contribute to the production, preparation and marketing of crops and livestock 
products as a commercial enterprise, including a commercial horse boarding 
operation as defined in Agriculture and Markets Law (AML) section 301, 
subdivision 13. 

 
b. Prohibited Uses: 

 
1. Equipment, trailer rentals or sales yard 
2. Airport and flying fields 
3. Bus station 
4. Extractive operations and soil mining or excavation of minerals at a threshold that 

would require New York State Department of Environmental Conservation (DEC) 
permit in accordance with New York State Mined Land Reclamation Law, Title 27, 
Section 23 of the New York State Consolidated Laws, and the expansion of any 
existing extractive operations and soil mining or excavation of minerals. 
Excavations from construction projects or in aid of agricultural activities which do 
not require a DEC Permit shall not be deemed prohibited uses. 

 
c. Non-conforming Uses: Any use prohibited herein, or subject to the Development 

Standards of this Zoning Law, which lawfully exists at the date of adoption of Local 
Law 1 of 2003 shall be permitted to continue as a non-conforming use. However, the 
provisions of this Zoning Law shall prohibit, or apply, as the case may be, to any 
expansion of such use which requires the issuance of a Building Permit, Special Use 
Permit, and/or Certificate of Occupancy from the Town of Ancram, or a permit or 
amended or modified permit from the New York State Department of Environmental 
Conservation (DEC) or any other state agency. Any mining operation which lawfully 
exists at the time of the enactment of Local Law 1 of 2003 and which had been issued 
a Mined Land Reclamation Permit from DEC, may continue to operate as a non-
conforming use even if renewal permits are required from DEC, but only to the extent 
of the life of the mine area boundaries and limits of excavation as shown on the existing 
mining plans approved by DEC. Any expansion of such non-conforming mine beyond 
the mine boundaries, or at greater depths of excavation, than that shown on such 
approved and filed plans with DEC as of the date adoption of Local Law 1 of 2003 shall 
be a prohibited use. 

4.  Development Standards applicable to Major Subdivisions and Business Uses.  
 

The following development standards are only applicable to all major subdivision 
residential uses and business uses as defined in the Town's Subdivision Regulations and 
Zoning Law respectively. The development standards set forth in this section supplement 
and do not replace the use and bulk regulations and other supplemental regulations 
otherwise applicable to the underlying zoning district and proposed use. Any conflict 
between the provisions of these supplemental regulations and provisions of existing 
supplemental regulations pertaining to any development projects within the Scenic 
Corridor Overlay Zone shall be governed by these supplemental regulations. 

 
a. Preservation of Vegetation and Topography 

 
The attributes of the scenic corridor include the natural vegetation and topography in 
the foreground, middle ground and background that is within the visual range. The 
site of structures and active land use operations must not disturb more than 30% of 



Zoning as Amended 8 18 22 

106 

 

the existing natural topography and vegetation of the entire site whether it is one 
parcel or multiple parcels. Disturbance or excavation of earth, borrow areas or 
mounding of borrow material shall be remediated to predevelopment conditions with 
in a reasonable length of time not to exceed twelve (12) months without prior approval 
from the Town Board. Where practicable all new vegetation added shall blend in with 
the existing native vegetation. 
 
Buildings, machines, easements, access roads, parking areas, sidewalks and vehicle 
storage areas shall be located in a manner that preserves the maximum number of 
trees and native vegetation as well as natural topography. 

 
b. Air quality 
 

The generation of dust, smoke, and condensation may "cloud" the air and negatively 
impact the viewing distance and or viewing quality within the scenic corridor.  The 
generation of dust, smoke, and condensation must be mitigated to predevelopment 
levels or better. 

 
c.  Buffer Requirements 

 
1. A natural undisturbed buffer, a minimum twenty-five (25) feet wide and a 

maximum fifty (50) feet wide, with an average width of thirty (30) feet, shall be 
maintained along the portion of any lot adjacent to New York State Route 22. If 
existing vegetation does not satisfactorily provide an undisturbed buffer, as 
determined by the Planning Board, additional plantings shall be added to the 
buffer area. 
 

2. No development, including improvements, buildings, structures, parking areas or 
open-air uses are allowed within the buffer. However, streets or easements may be 
permitted to cross the buffer when necessary for access or provision for utilities. 
 

3. No development shall be required to have the buffer area exceed twenty-five (25%) 
of the total site. 

 
5.  Utilities 

 
All new utilities for development on private property and on public right-of-way along New 
York State Route 22 will be underground whenever practicable due to natural conditions. 
 
Existing poles will be used to provide required transition to underground service to new 
development projects where practicable. However, a new pole set in line with the existing 
overhead system, when necessary to serve approved new developments, shall not be 
deemed to be a new utility. Upgrades and reinforcements of existing overhead facilities 
are allowed. 
 
Relocation of overhead utility facilities required by public improvement districts within 
the scenic corridor overlay zone will conform to existing franchise requirements. 
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Where an existing development is expanded by fifty percent (50%) or more in floor area 
or land area, new and existing utilities to all portions of the development will be located 
underground whenever practicable. Incremental expansion will be cumulative. 

 
6.  Radio, Television and Other Communications Towers 

 
All radio, television and other communications towers and other accessory structures shall 
be restricted to a maximum height of 100 feet from the base of the entire structure. To 
minimize the impact of radio, television and other communications towers located within 
the overlay zone the applicant must demonstrate the need for a new tower structure by 
proving that the antennas cannot be co-located on an existing tower or located on an 
existing structure, building or barn. All radio, television and other communications towers 
and antennas shall be camouflaged to blend into the surrounding natural environment. 
All applications for radio, television and other communications towers within the Scenic 
Corridor Overlay Zone shall be subject to site plan review and approval by the Town 
Planning Board in accordance with the requirements of Article VII of the Town of Ancram 
Zoning Law. These requirements are in addition to the requirements and regulations 
contained in Local Law #1 of the year 2011 (Town of Ancram Telecommunication Towers). 

 
7. Additional Design Considerations applicable to Major Subdivisions and Businesses Uses 

 
a. Structures shall not exceed thirty-five (35) feet in height. 

 
b. Building and roof colors shall consist of natural earth tones, white, black, or shades of 

gray. Primary colors or bright colors shall be limited to trim and signage. Day glow or 
neon colors shall be avoided. All structures within the scenic corridor shall not have 
facades that exceed the maximum length of one hundred (100) feet. All view sheds 
shall be maintained to the extent practicable. Facades adjacent to New York State 
Route 22 shall include glass surface area when practicable and reflective glass shall be 
avoided. 
 

c. All outdoor lighting shall include diffusers or minimal wattage bulbs that minimize 
glare to adjoining roadways and properties. 
 

d. All garbage cans, garbage collection areas, loading area, docks and doors and 
mechanical equipment must be screened from view or not visible from the designated 
scenic corridor. Small rooftop mechanical equipment, including vents, need not be 
screened if the total area of such equipment does not exceed nine (9) square feet per 
structure. 
 

e. All signs shall be in accordance with the regulations set forth in Section V(E) in the 
Zoning Ordinance. 

 
8. Waivers. The Planning Board or the Zoning Board of Appeals, as the case may be, shall 

have the power to waive any of the developmental standards on a case-by-case basis 
provided the board makes a finding that the application of such standards to the specific 
project are inappropriate or otherwise not necessary to protect the scenic resources of the 
zone and will not adversely impact the neighboring community. Any such waiver shall be 
in writing, supported by the board's reasons supporting such determination, and shall be 
made a part of the record of the application. Nothing herein shall prevent the board from 
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imposing such additional conditions or developmental standards as part of its approval as 
may be warranted in conjunction with the approval and/or SEQRA review process. 

 
9.   Site Plan Review: 

 
All applications for development projects within the Scenic Corridor Overlay Zone shall be 
subject to Site Plan Review and approval by the Town Planning Board in accordance with 
the requirements of Section VII of the Zoning Law. For purposes of this section, the term 
"Development Project" shall include all major subdivisions, general uses, accessory uses, 
and business uses. All such applications shall be submitted to the zoning enforcement 
officer and then referred, as the case may be, to the Planning Board for Site Plan review 
(See Section VII of the Town Zoning Law). 
 
The decision by the Town Planning Board to approve, approve with conditions, or deny a 
Site Plan for a Development Project within the Scenic Corridor Overlay Zone shall be made 
with due consideration to the standards and criteria for Site Plan Review and Approval set 
forth in Section VII of the Zoning Law, and in addition, with due consideration given to 
the following: 
 
The development standards set forth herein, as well as the development criteria set forth 
under the Town's Zoning Ordinance, all of which provide for the preservation of: 

 
a. The view-shed or vista that provides the observer with a visual perspective of the area 

in terms of foreground, middle ground and background; and 
 

b. The scenic quality of the rural landscape and mountain environment through the 
retention of native vegetation and natural rolling topography. 

 
10. Pursuant to the powers granted by the Municipal Home Rule Law, this Sub-section 

supersedes all provisions of Article 16 of the Town Law pertaining to zoning and planning, 
insofar as such statutes are inconsistent with this law and any other laws or regulations of 
the Town of Ancram are superseded to the extent necessary to give the law full force and 
effect. 

 
 
  
 C.  Open Space Conservation Subdivisions 
 

1.  Purposes 
a. A purpose of this section is, through regulation of the subdivision of land, to plan for 

the orderly, economic, aesthetic, environmentally sound and efficient development of 
the Town consistent with its community character and the continuing needs of its 
people for conservation of natural and cultural resources, quality residential building 
sites and enjoyable open space. The Town of Ancram is home to important agricultural 
lands, significant scenic viewsheds, historic architecture, natural beauty, and rural 
landscapes. This section has been carefully designed in recognition of the need to 
protect such resources as part of the land development process.   
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b. A purpose of this section of the Zoning Law is to uphold the Town of Ancram 
Comprehensive Plan and achieve the following goals and policies of the 
Comprehensive Plan:  

 
1. To conserve open land, including those areas containing unique and sensitive 

natural features such as but not limited to steep slopes, streams, stream sides, 
vernal pools, floodplains, and wetlands, by setting them aside from development. 

 
2. To provide greater design flexibility and efficiency in the siting of services and 

infrastructure, including the opportunity to reduce length of roads and the amount 
of paving required. 

 
3. To provide for a diversity of lot sizes and housing choices to accommodate a variety 

of age and income groups. 
 
4. To conserve a variety of resource lands as established in the Town of Ancram 

Comprehensive Plan. 
5. To protect agricultural areas by conserving blocks of land large enough for 

continued agricultural operations. 
 
6. To create neighborhoods with direct visual or physical access to open land and that 

have strong neighborhood identity that is consistent with the rural character of 
Ancram. 

 
7. To provide standards reflecting the varying circumstances and interests of 

individual landowners and the individual characteristics of their properties. 
 
8.  To protect and conserve elements of the Town’s rural character. 

c. It is a purpose of this Article to supplement the Town of Ancram Land Subdivision 
Regulations so that, when applied together, this section of the Zoning Law and the 
Land Subdivision Regulations can better achieve the purposes set forth above. 

 
2.  Applicability 

a. This sub-section of the Zoning Law shall apply to all “major subdivisions” in 
accordance with the definition of that term in the Zoning Law and all major 
subdivisions shall be designed as an open space conservation subdivision in 
accordance with the requirements and provisions of this law. 
 

b. In their interpretation and application, the provisions of this section of the Zoning Law 
shall be held to be minimum requirements.  In approving an Open Space Conservation 
Subdivision, the Planning Board has the authority to impose such additional 
conditions and restrictions as are directly related to the proposed subdivision and 
protection of resources. 

 
3.  Compliance with other laws 

This section of the Zoning Law shall function as the site plan review process for major 
subdivisions. In addition to compliance with this sub-section, major subdivisions shall 
also comply with all of the applicable provisions of the Town of Ancram Subdivision and 
Site Plan Regulations. Should the requirements of this section conflict with, or otherwise 
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be inconsistent with, any provision of the Town of Ancram Land Subdivision Regulations 
and the Site Plan Regulations, the provisions of this section shall prevail. In further 
addition, no major subdivision application shall be approved pursuant to this law without 
full compliance with the State Environmental Quality Review Act (SEQRA) (6 NYCRR Part 
617).  

  
4. Procedures and integration 

Site plan review of major subdivisions under this section, and subdivision review pursuant 
to the Town of Ancram Land Subdivision Regulations each carries its own respective 
procedures. Whenever the circumstances of a proposed development or application 
requires compliance with this Open Space Conservation Subdivisions sub-section, the 
Town of Ancram Land Subdivision Regulations and/or with any other local law, ordinance 
or requirement of the Town, to the extent reasonably practicable, the Planning Board shall 
integrate or run in parallel as many of the applicable procedures and submission 
requirements as is reasonably practicable so as not to delay review and decision-making. 
 

5.  Dimensional standards 
The permitted number of dwelling units in an open space conservation subdivision shall 
not exceed the number of units that would be permitted according to the density 
requirements of the Town of Ancram Density Control Schedule [Article IV (B)], except 
when a density bonus has been granted by the Town Board. The Planning Board shall allow 
alteration of lot dimensions within an open space conservation subdivision in order to 
properly accomplish the purposes of the Town of Ancram Comprehensive Plan and this 
law to preserve the maximum amount of open space when a major subdivision is planned.  
Lots shall be arranged in a way that preserves open space, agriculture, and promotes land 
conservation as described in this section. 

 
a. A major subdivision must preserve at least sixty percent (60%) of the parcel’s acreage 

as open space land.   
 
b. Minimum street frontage per lot shall be twenty-five (25) feet.  
 
c. Minimum lot size.  The minimum lot size in major subdivisions where individual wells 

and septic systems are required shall be equal to that required by the Columbia County 
Department of Health to meet standards for water and septic system approvals.  For 
lots in major subdivisions that do not need individual well and septic systems, the 
minimum lot size shall be fifteen thousand (15,000) square feet, on average. Up to 
twenty percent (20%) of the lots may be reduced to a minimum of ten thousand 
(10,000) square feet. 

 
d.  Maximum impervious surface shall be thirty (30%) on each lot. 

 
e.  Maximum height of any building or structure to be placed on a lot shall be thirty-five 

(35) feet. 
 

f.  Setbacks from cropland or pastureland shall be one hundred (100) feet. The setback 
from barnyards housing livestock shall be three hundred (300) feet. 
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g. Stream and areas of high hydrogeological sensitivity setbacks17.  
1.  There shall be a minimum 25 feet of undisturbed vegetated buffer along all 

streams, fens, seeps, vernal pools or other hydrologically sensitive areas as 
identified on the current Ancram Significant Habitats Map18. The presence of these 
habitats on the Ancram Significant Habitats Map confirms the need to protect such 
habitat during development.  If native vegetation is not present within the 
minimum 25 feet streamside vegetated buffer areas, then a planting plan to 
establish native vegetation, preferably trees, to create a vegetated buffer is 
required.   

2. There shall be a 150 feet buffer established along all streams, and any adjacent 
wetlands, floodplains, or slopes where there shall be no structure, soil removal or 
disturbance, clearing, filing or vegetation disturbance.  In areas such as, but not 
limited to the Drowned Lands Swamp, the Planning Board may require a buffer in 
excess of 150 feet. 

 
6.  Sketch plan and site analysis 

 
a.  All requirements and procedures of the Town of Ancram Land Subdivision 

Regulations Article III, Section 1 (Sketch Plan) shall be followed in addition to this sub-
section.  

 
b.  Sketch Plan. In addition to requirements for a sketch plan of Article III, Section 1 of the 

Town of Ancram Land Subdivision Regulations, the following additional information 
shall be submitted by the applicant as a basis for informal discussions with the 
Planning Board regarding the design of a proposed major subdivision.  The Planning 
Board shall evaluate the proposed subdivision during the sketch meeting. The 
Planning Board shall determine whether the Sketch Plan meets the purposes of this 
section.  Complete and complex engineered plans and architectural drawings are 
premature and not required at this phase.  The sketch plan shall contain: 

 
1. The subdivision name or title, if any; the scale, which shall be no less than one (1) 

inch equals one hundred (100) feet; North direction, which shall be oriented 
toward the top of the plan; the plan date; and the label "Concept Plan."  

 
2. The subdivision boundaries and the owners of all contiguous properties.  
 
3. The zoning classification and tax map number(s) of the property to be subdivided.  
 
4. The total acreage of the subdivision and the proposed number and locations of lots.  

Lots shall be generally located using the four-step design process of Article V (C) 
(7) of this law. 

 
5. All existing streets, either mapped or built, adjacent to the tract.  
 

 
17 See Ancram Groundwater Protection Plan Map, page 34. 

18 The Ancram Significant Habitats Map shall be used for informational purposes only.  Any feature shown on this 

map shall be confirmed as present on the parcel through field verification. 
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6. All existing restrictions on the use of land, including easements and covenants, if 
any.  

 
7. All existing structures, general location of agricultural fields and wooded areas, 

watercourses, and other significant physical features of the parcel and within two 
hundred (200) feet of the parcel boundaries.  

 
8. If applicable, the location and required setbacks, if any, as may be required by this 

Law, the Town of Ancram Floodplain Law, or State or Federal laws from 
watercourses, wetlands, and floodplains.  

 
9. Site Analysis. The following site analysis shall be submitted by the applicant 

pursuant to this law in addition to requirements of Article III, Section 1 of the Town 
of Ancram Land Subdivision Regulations. A site analysis shall include an 
identification of primary and secondary conservation lands within a parcel(s). The 
site analysis shall include a Site Analysis Map that includes the information listed 
below.  Conditions beyond the parcel boundaries may be generally described on 
the basis of existing published data available from governmental agencies, or from 
aerial photographs. The applicant shall review all Ancram maps, plans and studies 
including but not limited to the Comprehensive Plan, the Biodiversity Map, and 
the DEC Ancram Habitat Summary in conducting its site analysis.  The applicant 
may obtain advice and assistance from an accredited land trust or environmental 
organization when preparing the site analysis.  The site analysis is not intended to 
be a highly engineered or exact document, but a general sketch and description 
illustrating the location and type of environmental features that are present on the 
site including:  

 
a. Areas where the slope exceeds fifteen percent (15%).  
 
b. Wetlands, vernal pools, areas of hydrological sensitivity including but not 

limited to aquifer and aquifer recharge areas, municipal water supply recharge 
areas, flood-prone areas as shown on Federal Emergency Management Agency 
maps, lakes, and streams, if any.  The Site Analysis Map shall delineate the 150 
foot required stream buffer and the minimum 25 foot required streamside 
vegetated buffer. 

 
c. Agricultural lands including farmland within, and adjacent to, a New York 

State certified Agricultural District, soils classified as being prime farmland or 
soils of statewide significance, if any, and the Land Prioritization Score found 
on the Town of Ancram Farmland Prioritization Map.  

 
d. Sites where community sewer, community water, or community water and 

sewer are available or planned, if any.  
 
e. Lands within, or contiguous to, a Critical Environmental Area designated 

pursuant to Article 8 of the New York State Environmental Conservation Law, 
if any.  

 
f. Lands contiguous to publicly owned or designated open space areas, or 

privately preserved open spaces, if any.  
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g. Historic structures or areas of national, state or local importance, if any, and 
specifically identifying those structures which are listed on either the federal or 
New York State Register of Historic Places.  

 
h. Sites in, or bordering on, known scenic locations identified in the Town’s 

Comprehensive Plan, if any, or sites within the Town of Ancram R/SSPOD and 
Scenic Overlay District.  

 
i. Areas with rare vegetation, significant habitats, or habitats of endangered, 

threatened or special concern species, or unique natural or geological 
formations, if any. This shall include a description of the biodiversity 
assessment methods used, site –specific habitat descriptions, discussion of 
biodiversity implications and alternatives, if needed, to minimize disturbance 
to sensitive habitats and species. 

 
j. General description and locations of the vegetative cover on the property 

according to general cover type including cultivated land, grass land, old field, 
hedgerow, woodland and wetland, and showing the actual line of existing trees 
and woodlands.  

 
k. Lakes, ponds or other significant recreational areas, or sites designated as such 

in the Town’s Comprehensive Plan, if any. 
 

l. Existing trails, inactive railroad beds, bikeways, and pedestrian routes of Town, 
State or County significance or those indicated in any Town, County or State 
plan for future trail development, if any. 
 

m. Ridgelines on the property. If any portion of the property is located within the 
mapped R/SSPOD, then the ridgelines shall be shown as depicted as on the 
Town map. 
 

n. Location of all existing streets, roads, buildings, utilities and other man-made 
improvements.  
 

o.  All easements and other encumbrances of property which are or have been filed 
of record with the Columbia County Clerk’s Office.  

 
p.  In addition to compliance with the requirements of this law, all other 

procedures and requirements of the Town of Ancram Land Subdivision 
Regulations related to Preliminary and Final Plat Approvals shall be followed. 
The Planning Board shall refer the Sketch Plan to the Ancram Conservation 
Advisory Council for review and an advisory opinion about the completeness 
of the Sketch Plan and the potential effects the subdivision may have on the 
environment. 

 
7. Site design of major subdivisions   

 
a. Subsequent to the Sketch Plan meeting and submission of the site analysis, a 

preliminary plat shall be developed pursuant to Article III, Section 3, of the Ancram 
Land Subdivision Regulations. The submission requirements for a Preliminary Plat 
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include the site analysis and the submission requirements pursuant to both this 
section and the Town of Ancram Land Subdivision Regulations.  

 
b. All preliminary plans in a major subdivision shall include documentation of the 

following four-step design process in determining the layout of proposed conserved 
lands, house sites, roads, and lot lines. Applicants may be required to submit four 
separate sketch maps indicating the findings of each step of the design process if so 
required by the Planning Board: 

 
c.  Step 1. Delineate Open Space Areas. Proposed open space areas shall be designated as 

follows: 
 

1. Primary Conservation Areas shall be delineated and designated on a map.  
 
2. Secondary Conservation Areas shall be delineated and designated on a map. In 

delineating Secondary Conservation Areas, the applicant shall prioritize natural 
and cultural resources on the parcel in terms of their highest to least suitability for 
inclusion in the proposed open space in consultation with the Planning Board.  
Secondary Conservation Areas shall be delineated on the basis of those priorities 
and practical considerations given to the parcel's configuration, its context in 
relation to resource areas on adjoining and neighboring properties, and the 
applicant's subdivision objectives. These features shall be clearly noted, as well as 
the types of resources included within them, on the map. Calculations shall be 
provided indicating the applicant's compliance with the acreage requirements for 
open space areas on the parcel.  

 
3. Building envelopes shall not encroach upon Primary Conservation or Secondary 

Conservation areas. The primary and secondary conservation areas, together, 
constitute the total open space areas to be preserved, and the remaining land is the 
potential development area.  

 
d.  Step 2. Specify Location of House Sites.  Building envelopes shall be tentatively located 

within the potential development areas.  House sites should generally be located not 
closer than one hundred (100) feet from Primary Conservation Areas and fifty (50) 
feet from Secondary Conservation Areas, taking into consideration the potential 
negative impacts of residential development on such areas. 
 

e. Step 3. Align Streets and Trails. After designating the building envelopes, a street plan 
shall be designed to provide vehicular access to each house, complying with the 
standards identified in this Zoning Law and bearing a logical relationship to 
topographic conditions. Impacts of the street plan on proposed open space lands shall 
be minimized, particularly with respect to crossing environmentally sensitive areas 
such as wetlands, traversing steep slopes, and fragmenting agricultural lands.  Existing 
and future street connections are encouraged to eliminate the number of new cul-de-
sacs to be developed and maintained, and to facilitate access to and from homes in 
different parts of the tract and adjoining parcels. Cul-de-sacs are appropriate only 
when they support greater open space conservation or provide extensive pedestrian 
linkages. All applicable requirements of the Town of Ancram Highway Law shall be 
met. 
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f.  Step 4. Draw Lot Lines. Upon completion of the preceding steps, lot lines are then 
drawn as required to delineate the boundaries of individual residential lots.  

  
g. Alternate Design Process.  The Planning Board is authorized to require use of 

traditional neighborhood design (TND) if such layout is appropriate for the parcel 
proposed to be developed and if it will result in a more effective open space design. For 
those subdivisions designed to be a TND, the design process shall be a variation on a 
conservation subdivision outlined in this law.  Just as with non-TND developments, 
the first step is to identify open space lands, including both Primary and Secondary 
Conservation Areas. However, in TND’s, where traditional streetscape is of greater 
importance, steps 2 and 3 in Sub-sections of Article V(C)(7)(d) and V(C)(7)(e) above 
may be reversed, so that streets and squares are located before house sites specified.  
TND’s typically have higher density of development, reduced lot sizes, narrow front 
setbacks, narrow streets, sidewalks, and have a clear demarcation between built and 
unbuilt lands at the edge of the neighborhood. 

 
8. Site design criteria 

a.  Residential structures in a major subdivision shall be located according to the 
following guidelines, which are listed in order of significance. If any of the guidelines 
below conflict with each other on a particular site, the Planning Board may use its 
discretion to resolve such conflicts. In order to be consistent with the goals of the Town 
of Ancram, and specifically the purposes of open space conservation subdivisions, 
major subdivisions shall be designed primarily to protect the environment, maintain 
open space, and protect Ancram’s rural character. The lots, house sites, roads and 
other infrastructure in a proposed major subdivision shall avoid or minimize adverse 
impacts by being designed: 

 
1. On the least fertile agricultural soils and in a manner which maximizes the usable 

area remaining for agricultural use. 
 
2. Away from the boundaries of any farm preserved with a conservation easement or 

other permanent protection, to reduce conflicting uses in areas where farmers have 
made long-term commitments to continue to farm. 

 
3. So that the boundaries between house lots and active farmland are well buffered 

by vegetation, topography, roads or other barriers to minimize potential conflict 
between residential and agricultural uses. 

 
4. To cause the least practicable disturbance to natural infiltration and percolation of 

precipitation to the groundwater table by avoiding placement of impervious 
surfaces where water is most likely to infiltrate and recharge the groundwater. 

 
5. To avoid disturbance to streams and drainage swales, fens, seeps, floodplains, 

vernal pools, wetlands, and their buffers.   Native vegetation shall be maintained 
to create a buffer of at least 25 feet and no other disturbance shall take place within 
100 feet of wetlands and vernal pools, pursuant to Article VII (C) (6) (d), and 
springs, fens and seeps pursuant to Article V (A) (18). There shall be a 150 foot 
buffer along any streams and any adjacent wetlands, floodplains and slopes.  
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6. All grading and earthmoving on slopes greater than fifteen percent (15%) shall be 
minimized and shall only be to create a house site, driveway and area for a septic 
system.  Such grading shall not result in cut and fills whose highest vertical 
dimension exceeds eight (8) feet. Roads and driveways shall follow the line of 
existing topography to minimize the required cut and fill.  

 
7. To avoid disturbing existing cultural and scenic features.  Views of house lots from 

exterior roads and abutting properties shall be minimized by the use of changes in 
topography, existing vegetation, or additional landscaping. The layout shall leave 
scenic views and vistas unblocked or uninterrupted, particularly as seen from 
public thoroughfares.  Where these scenic views or vistas exist, a deep non-
vegetated buffer is recommended along the road where those views or vistas are 
prominent or locally significant.   

 
8. To be as visually inconspicuous as practicable when seen from state, county and 

local roads, and in particular, from designated scenic routes or locations in the 
R/SSPOD or Scenic Overlay. The subdivision shall preserve woodlands along 
roadways, property lines, and lines occurring within a site such as along streams, 
swales, stone fences, and hedgerows to create buffers with adjacent properties.  
Preservation shall include ground, shrub, understory and canopy vegetation.   

   
9. To minimize the perimeter of the built area by encouraging compact development 

and discouraging strip development along roads.  House lots shall generally be 
accessed from interior streets, rather than from roads bordering the parcel. New 
intersections with existing public roads shall be minimized. Although two (2) 
access ways into and out of subdivisions containing twenty (20) or more dwellings 
are generally required for safety, proposals for more than two (2) entrances onto 
public roads shall be discouraged if they would unnecessarily disrupt traffic flow 
or unduly impact the environment.  

 
10.  On suitable soils for subsurface sewage disposal (where applicable). 
 
11.  Within woodlands, or along the far edges of open agricultural fields adjacent to any 

woodland to enable new residential development to be visually absorbed by the 
natural landscape.  

 
12.  Around and so as to preserve sites of historic, archeological or cultural value 

insofar as needed to safeguard the character of the feature. 
 
13.  To protect biodiversity and wildlife habitat areas of species listed as endangered, 

threatened, or of special concern by either the United States Department of the 
Interior or the New York State Department of Environmental Conservation, or 
critical habitats listed on the DEC Ancram Habitat Summary or the Ancram 
Biodiversity Map. 

 
b. Open space standards:  

1. The required open space land consists of a combination of Primary Conservation 
Areas and Secondary Conservation Areas.  The proposed subdivision design shall 
strictly minimize disturbance of these environmentally sensitive areas. The lot 
layout shall show how those sensitive areas will be protected by the proposed 
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subdivision plan.   
 
2. Open space lands shall be laid out in general accordance with the Town’s 

Comprehensive Plan to better enable an interconnected network of open space and 
wildlife corridors.  Open space lands shall also be laid out in such a manner that 
preserves ecological systems that may be present on the site including, but not 
limited to, preserving wetlands, vernal pools, and their associated upland habitats. 

 
3. Active agricultural land with farm buildings may be used to meet the minimum 

required open space land. Access to open space land used for agriculture may be 
appropriately restricted for public safety and to prevent interference with 
agricultural operations. Land used for agricultural purposes shall be buffered from 
residential uses, either bordering or within the parcel. 

 
4. Open space land shall, to the maximum extent practicable, be contiguous to avoid 

fragmentation and to create a critical mass of land either available for agriculture 
or left in a natural state.  

 
5. Open space lands shall be designated as one or more individual conservation lots 

owned in common, or designated and included as part of one or more house lots.  
A portion of any house lot five (5) acres or more in size may be used for meeting 
the minimum required open space land provided that there is a permanent 
restriction enforceable by the Town that states the future use shall be restricted to 
open space such as undisturbed wildlife habitat, managed agricultural field, or 
managed forest, and that prevents development of, or use as, a mowed lawn on 
that portion of the parcel, and that is contiguous to other lands to form 
unfragmented open spaces.   Any house lot less than five (5) acres does not qualify 
as contributing to open space.  

 
6. Walkways, trails, play areas, drainage ways leading directly to streams, historic 

sites or unique natural features requiring common ownership protection may be 
included in the preserved open space lands. 

 
7. The required open space may be used for community septic systems. 
 
8. Stormwater management ponds or basins and lands within the rights-of-way for 

underground utilities may be included as part of the minimum required open 
space.  

  
9. Recreation lands such as ball fields, golf courses, and parks shall not be considered 

part of the required open space unless such land is open to the public.  Such 
recreational lands with access only to residents shall not be counted towards the 
open space requirements but shall be counted towards any recreation land 
requirement as per the Town of Ancram Land Subdivision Regulations.  

 
10. Open space shall be directly accessible or viewable from as many home sites as 

possible.  
 
9. Streets, driveways and trails 

a. Common driveway access may be provided.  A pedestrian circulation and/or trail 
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system shall be sufficient for the needs of residents, unless waived by the Planning 
Board.  

 
b. New streets shall meet the Town Highway Specifications. Where appropriate, the 

Planning Board shall work with the Highway Department to ensure that the Town of 
Ancram Highway Specifications, normally applicable to conventional subdivisions, do 
not impact or detract from the rural and environmental character of a conservation 
subdivision.   

 
c. From an aesthetic and speed control perspective, curving roads are preferred in an 

informal rural cluster to avoid long straight segments. Shorter straight segments 
connected by ninety-degree (90º) and one hundred thirty five degree (135º) bends are 
preferred in a more formal or traditional arrangement.  

 
d. Whenever appropriate, street systems should produce terminal vistas of open space in 

accordance with the conservation emphasis of the subdivision design and to positively 
contribute to the Town’s open space goals.   
 

e. Use of reverse curves should be considered for local access streets in cluster 
subdivisions in conjunction with long horizontal curve radii [at least two hundred fifty 
(250) feet] and where traffic speeds will not exceed thirty (30) mph.  Further, use of 
single-loaded streets is encouraged alongside conservation areas to provide views of 
the conservation lands for residents and visitors. 
 

f.   Bike paths and other pedestrian trails are encouraged. 
 
10.  Protection of open space 

a.  All required open space shall be depicted and noted on the site plan as protected open 
space and restricted from further subdivision through one of the following methods to 
be proposed by the applicant and approved by the Planning Board: 

 
1. A permanent conservation easement, in a form acceptable to the Town and 

recorded at the County Clerk’s Office.  Due to the enforcement responsibilities 
carried out by easement grantees, this is the preferred method of ensuring 
permanent protection. 

 
2. A declaration of covenants or deed restriction, in a form acceptable to the Town, 

and recorded in the County Clerk’s Office.  
 
3. A fixed-term conservation easement, in a form acceptable to the Town and 

recorded at the County Clerk’s Office. 
 
4. A registry with the Planning Board and plat note. As part of the subdivision 

approval, the following shall be included:  
 
a.  An official register shall be established indicating 
 

1.  a record of the size of the parent parcel being subdivided; 
2.  the total number of lots and the total number of dwelling units approved as 

per the Town of Ancram Zoning Law Density Control Schedule; 
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3.  specification of which lot or lots carry with them the right to erect or place 
any unused allocation of dwelling units the parent parcel may have; and 

4.  which lands shall be reserved as open spaces and upon which no further 
allocation of dwelling units shall be made.   

 
b. For subdivisions having an unused allocation of dwelling units, the official 

register shall be updated as development allotments are used up to reflect these 
changes.   

 
c. The Planning Board shall require a plat note to be added to the final approved 

plat that includes all the information in sub-section 10 (a) (4) (a).   
 
d. The official register shall also be maintained by the Planning Board upon final 

approval of each subdivision and copies made available for inspection by the 
public. 

 
b.  Open space land may be held in any form of ownership that protects its conservation 

values, such as where the open space is owned in common by a homeowner’s 
association (HOA).  

 
1. Open space may also be dedicated to the Town, County or State governments, 

transferred to a qualified non-profit organization including a land trust, or held by 
single or multiple private owners.   The applicant shall provide proof that the 
receiving body agrees to accept the dedication.   

 
2. The Town seeks to ensure long-term maintenance of privately-owned lots 

dedicated to open space.  When open space lands are proposed to be privately 
owned on a lot dedicated for open space use, and such lands are not subject to a 
conservation easement or are not to be transferred to a qualified non-profit 
organization or municipality, such lands shall be owned by an HOA, or shall be 
designated as a house lot allowing only one residence. This house lot shall be 
considered part of, and not in addition to, the allowed density the parent parcel is 
eligible for. Any development permitted in connection with the setting aside of 
open space land shall not compromise the conservation or agricultural value of 
such open space land. 
 

3.  If the open space is to be owned by an HOA, the HOA must be incorporated before 
the final subdivision plat is signed. The applicant shall provide the Town with a 
description of the organization of the proposed association, including its by-laws, 
and all documents governing ownership, maintenance, and use restrictions for 
common facilities. 

 
 a. If land is held in common ownership by a homeowners association, such 

ownership shall be arranged in a manner that real property tax claims may be 
satisfied against the open space lands by proceeding against individual owners 
and the residences they own.  The HOA must be responsible for liability 
insurance, local taxes and the maintenance of the conserved land areas.  The 
HOA shall have the power to adjust assessments to meet changing needs. The 
Planning Board shall find that the HOA documents satisfy the conditions 
above. 
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b. The homeowners association shall be operating before the sale of any dwelling 

units in the development. The proposed homeowners association shall be 
established by the applicant and shall comply with the requirements of Section 
352-e of the New York State General Business Law, and have an offering plan 
for the sale of lots in the subdivision approved by the New York State 
Department of Law, if required. In the event that the NYS Department of Law 
grants an exemption from the requirement of an offering plan, the applicant 
shall have in place a maintenance agreement acceptable to the Town that 
ensures perpetual maintenance of the open space.  

 
c. Membership in the HOA must be mandatory for each property owner within 

the subdivision and for any successive property owners in title. 
 
d. The association shall be responsible for liability insurance, local taxes and 

maintenance of open space land, recreational facilities and other commonly 
held facilities.  

 
e. The association shall have adequate resources to administer, maintain, and 

operate such common facilities.  
 

c. The conservation easement, declaration of covenants or deed restriction, or approved 
subdivision plan shall permanently restrict development of the open space and shall 
specify the use of such space only for agriculture, forestry, recreation or similar 
purposes.  The Planning Board shall approve the form and content of any easement, 
declaration, restriction, or subdivision plan.  Regardless of which method of protecting 
the required or designated open space is selected, the restriction shall be made a 
condition of the final plat approval.  

 
d.  A conservation easement will be acceptable if: 

 
1. The conservation organization is acceptable to the Town and is a bona fide 

conservation organization as defined in Article 49 of the New York State 
Environmental Conservation Law. 

 
2. The conveyance contains appropriate provisions for proper reverting or re-transfer 

in the event that the conservation organization becomes unwilling or unable to 
continue carrying out its functions.  

 
3. A maintenance agreement acceptable to the Town is established between the 

owner and the conservation organization to insure perpetual maintenance of the 
open space.  

 
4. The conservation easement or other legally binding instrument shall permanently 

restrict the open space from future subdivision, shall define the range of permitted 
activities, and, if held by a conservation organization, shall give the Town the 
ability to enforce these restrictions.   

 
11.  Maintenance standards 
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a.  The owner of the open space shall be responsible for raising all monies required for 
operations, maintenance, or physical improvements to the open space.   

 
b.  Failure to adequately maintain any improvements located on the undivided open 

space and keep them in reasonable operating condition is a violation of the Zoning 
Law.  Upon appropriate authority or process, the Town may enter the premises for 
necessary maintenance/restoration, and the cost of such maintenance by the Town 
shall be assessed ratably against the landowner or in the case of an HOA, the owners 
of properties within the development, and if unpaid, shall become a tax lien on such 
property.  

 
12. Sewage treatment systems   

Sanitary sewage disposal systems, whether  individual or community systems,  may be 
located within, or extend into, required open space areas, provided that subsurface sewage 
disposal methods are employed, all required separation distances are observed and the 
ownership and maintenance responsibilities for those systems are clearly defined in 
agreements submitted for approval as part of the subdivision application. Applications 
shall be approved that provide lot buyers with both the legal authority and the 
responsibility, individually or collectively, to maintain all sewer facilities on a continuing 
basis. This may include the creation of a special district under Articles 12 and 12-a of New 
York State Town Law.  

 
13. Future subdivisions 

When an applicant includes only a portion of landowner's entire parcel, a sketch layout 
according to this section shall be included showing future potential subdivision of all the 
contiguous lands belonging to the landowner and allocation of density as per Article IV(C) 
(5) (Monitoring Lot Splits) to ensure that subdivision may be accomplished in accordance 
with this section and to allow the Planning Board to adequately assess segmentation under 
the State Environmental Quality Review Act.  Subdivision and review of the sketch plan of 
those locations at this stage shall not constitute approval of the future subdivision shown 
thereon. 

  
  
 D.  Individual Standards for Selected Uses 
 

In addition to Article V, Article VI (Special Use), Article VII (Site Plan), and other 
requirements of this zoning law, these development standards shall be met for the 
following uses requiring a special use permit: 

 
 
Adult Entertainment    

 
a.  All Adult Entertainment Uses shall comply with the following requirements:  

1. No adult entertainment establishment shall be located within the following designated 
areas19:  

 
19 The distances specified above shall be measured by a straight line at a 90 degree angle from the 
nearest property line of the premises on which the adult entertainment is to be located to the nearest 
boundary line of a residential zoning district, or to the nearest property line of any residential use, public 
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a. Within 500 feet from the nearest boundary line of any residential zoning district;  
 
b. Within 1000 feet from the nearest property line of any public or private school, any 

municipal building open to the general public; any church or other religious 
facility; any public park or recreation area and any principal or accessory private 
recreational facility use or club; and any group day care center, family day care 
center, nursing home and hospital. 

 
c. Within 1000 feet from the nearest property line of any other adult entertainment 

establishment.  
 
2. Not more than one (1) adult entertainment use or adult business uses shall be located 

in the same building or upon the same lot or parcel of land. 
 
3. Adult entertainment uses shall be on a minimum parcel size of three (3) acres and have 

a maximum building footprint of 5,000 square feet. 
 
4. All adult entertainment uses shall have a 250’ front setback. 

 
5. Screening (minimum height of 6 feet) of the building containing an adult 

entertainment use and/or the accessory uses from all adjacent roads and all parking 
lots shall be provided for.  Such screening may be a forever-live vegetated buffer, or 
stockade/weave fencing. Such stockade or weave fencing will be built and maintained 
at all times.   
 

6. An adult entertainment use shall not be allowed within a building containing other 
retail, consumer or residential uses, or within a shopping center, shopping plaza, or 
mall.  

 
7. The appearance of buildings for adult uses shall be consistent with the appearance of 

buildings in the adjacent area, and not employ unusual color or building design that 
would attract attention to the premises.  

 
8. There shall be screening of windows and doors to prevent the public's view of the 

interior from any public or private right of way or abutting property.  
 

9. Sign content shall identify the name of the establishment only.  Only one free standing 
or mounted on the building wall identification sign shall be allowed for an adult use 
and shall not be larger than 12 square feet.  All other signs whether on the exterior of 
the building or visible from the exterior of the building are prohibited.  

 
10. No adult entertainment business or establishment may have any flashing lights visible 

 
or private school, church or other religious facility, public park or recreational area, group day care 
center, family day care center, nursing home, hospital or any other adult entertainment use, as the case 
may be. 
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from outside the establishment. Furthermore, no sign shall rotate, be animated or 
contain reflective, fluorescent, or neon lighting elements.  

 
11. No pictures, publications, videotapes, movies, covers or other advertising items that 

fall within the definition of an adult bookstore, adult motion picture theater/media 
center, adult paraphernalia store, adult live nudity establishment or adult video store 
shall be displayed in the windows of, or on the building of, any adult entertainment 
use establishment.  

 
Animal Agriculture in the Hamlet - B/R and R2 Districts  

 
a.  Application submission requirements for animal agriculture in these districts shall 

include: 
 
1.  Location of all structures, barns, manure storage areas, ponds, equipment sheds, silos, 

and pastures to be included in the area used for agricultural purposes.   
 
2.  Description of all fencing to be used. 
 
3.  Location and ownership identification and address for all adjacent lands as shown on 

the latest tax records. 
 
4.  Description of any farm road or access to fields, pastures and barnyards. 
 
5.  Location of any wetland, stream, floodplain, vernal pool, or other water body on the 

parcel. 
 
6.  Description of methods to remove or manage manure waste from animals. 
 
7.  Description of agricultural operation and kind and number of animals to be raised. 

 
b.  The Planning Board shall ensure that: 

 
1.   Adequate acreage exists for proper care and feeding of animals as per the table below: 

1. Rabbits – No minimum acreage requirements if rabbits are kept in hutches.  
2. Poultry, outdoor: ½ acre for 12 birds or less, one acre per 13 to 20 birds, no 
roosters. 

3. It is recommended livestock should be stocked at one Animal Unit per acre. An 
Animal Unit is equivalent to a 1000 lb. non-lactating cow.  

4. Sheep, Goats – Maximum 5 adult animals per acre.  
5. Alpacas and Llamas – Maximum 6 llamas and adult alpacas per acre.  
6. Pigs – Finishing/market hogs (235 to 270 lbs.) – maximum 4 head per acre. 
Adult pigs (300-500 lbs.) – Maximum 3 head per acre. One or two sows with 
litter per acre.  

7. Cattle – 1 adult animal per acre.  
8. Horses – 1 adult animal per acre.  
9. Miniature equine – Maximum 4 adult animals per acre. 
10. Mink, Raccoons – 10 animals/two acres not to exceed 10% of the lot area. 

 
2.  Adequate methods are in place for addressing manure management. 
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3.  Buffers are established by the agricultural operator to ensure that noise or odors from 

the agricultural operation are minimized.  
 
4.  Setbacks from property lines and wetlands, streams, and floodplains are established 

pursuant to sub-section c, below. 
 

c.  The agricultural operator shall provide a minimum of fifty (50) foot buffer between all 
buildings and structures used to store feed, other materials or manure from adjacent 
properties to minimize impacts of noise or odor.  Such buffers may consist of plant 
screening, woodlands, vegetated berms, fences, or natural topographic features. A 
minimum of one hundred (100) feet shall be provided between any area or structure used 
for the storage of animal wastes and wetlands and waterways.  The Planning Board may 
require other setbacks if necessary to minimize noise, odor or risk of water pollution. 

 
d.  All livestock shall be fenced.  No animal shall have direct access to a wetland regulated by 

the New York State Department of Environmental Conservation or the US Army Corps of 
Engineers, impoundment, stream, and spring or well on the lot on which the livestock is 
located.  

 
e. No roosters shall be allowed in hamlet districts. 
 
Aquaculture and Fish Hatchery 
a.  The operator shall maintain any required license that may be required by the NYS 

Department of Environmental Conservation, the NYS Department of Health or other 
agencies. 

 
b.  Any water tank shall not be connected to any sewer system, if present. 
 
c.  All waste water from the facility shall be treated as per New York State Department of 

Health requirements and shall not be released into streams, wetlands, or surface or 
ground water. 

 
d.  The Planning Board shall ensure, prior to approval that an adequate water supply exists 

and that consumption of such water will not negatively impact wells in the vicinity of the 
facility. 

 
e.  The Planning Board may require that all structures be soundproofed so as to minimize 

noise from pumps or other operations beyond the parcel boundary. 
 

 
Antique restoration and Furniture Refinishing 
a.  All chemicals used in the restoration process shall be stored indoors. 
 
b.  All waste products resulting from the restoration process shall be properly disposed of in 

an acceptable waste management facility.   
 
c. No noxious fumes or odors shall be noticeable at property boundaries. 
 
Assisted living/continuous care facility, Nursing home 
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a.  The building shall not exceed two stories in height. Multiple buildings containing dwelling 
units are permitted on a single parcel provided each building is separated by at least 25 
feet. The maximum number of dwelling units within a single building shall be permitted 
at a density equivalent to four dwellings per acre, with a maximum of 20 units if the parcel 
size can accommodate that density.   

 
b.  The building shall conform to the setback and lot coverage standards generally applicable 

within the zoning district.  
 
c.  Applicants shall consult the Fair Housing Accessibility Guidelines (available online at 

www.hud.gov/fhefhag.html. The applicant shall comply with Section 804(f) (5) (C) of the 
Fair Housing Act of 1988 and the implementing regulations codified at 24 C.R. R. 100.205. 

 
d.  Common open space areas of 500 square feet per dwelling unit shall be required on the 

parcel. Open space provided shall be accessible to all residents of the development. 
 
e.  Sidewalks shall be provided for within the interior of the development to link residential 

buildings with other destinations, such as, but not limited to parking, mailboxes, trash 
disposal, adjoining sidewalks or open spaces, and on-site amenities such as recreation 
areas. 

 
f.  Building design shall emulate the typical single-family residence in Ancram. No 

monotonous, “barracks’-style buildings shall be allowed.  Buildings having facades wider 
than 80 feet shall incorporate wall plane projections or recesses.  Ground-floor facades 
that face public streets shall have windows, entry areas, awnings or other such features for 
at least 60 percent of the horizontal length. 

 
g.  No one building shall exceed 150 feet in length. 
 
h.  Buildings shall be arranged so that they are aligned parallel to a sidewalk, or around 

common open space such as courtyards or greens.  Buildings shall not face the rear of 
other buildings on the same lot or parcel. 

 
i.  Entryways shall face a street, sidewalk, or common area.   
 
j. Parking areas and drives shall be located no closer than 25 feet to a residential building in 

order to accommodate sidewalks.  The distance between parking areas and drives may be 
reduced where the Planning Board determines that resident mobility needs demand closer 
placement. 

 
k. A landscaping plan, lighting plan, building elevations, and floor plans for each residential 

dwelling shall be submitted as part of the review. 
 
l.  A centralized location, screened from view, shall be provided for on-site solid waste 

storage and recycling receptacles.   
 
Auctions 
a. The following auctions shall be exempt from requiring a special use permit: 

1. Raffles, silent auctions, and similar events conducted as fund-raisers by tax-exempt 
churches, social organizations, the fire company, and similar non-profit 
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organizations when those fund-raising events are secondary to a featured event such 
as a community dinner.   

2. Auctions at residential, farm or business properties, which are a one-time event 
occurring over the course of no more than 3 days, such as an estate sale or farm sale. 

3. Non-profit fund-raising auctions referred to in Article V (D) (a) (1) are exempt from 
requiring a special use permit, exempt from requiring a CEO operating permit, and 
exempt from any Town fees that may be established by the Town Board for auctions, 
but shall meet all other requirements of Article V (D) Auctions. 

4. One-time auctions referred to in Article V (D) (a) (2) are exempt from requiring a 
special use permit, but shall require a CEO operating permit, shall pay any Town fees 
that may be established by the Town Board for auctions and shall meet all other 
requirements of Article V (D) Auctions. 

b. Before approving a SUP, the Planning Board, (or in the case of auctions as defined in 
Article V (D) (a) (2), the CEO) shall review and approve the applicant’s plans to minimize 
traffic congestion; assure that sight lines and access to driveways and roads are not 
impeded; provide off-street parking for all anticipated participants of the event to the 
maximum extent possible; and otherwise assure that sanitation, noise, litter, waste 
management, and other likely effects of the auction are considered and eliminated or 
mitigated to the maximum extent practicable.  
 

c. No outdoor auction shall be situated within any front, side or rear yard setback. 
 

d. All sign requirements of Article V (A) (20) of this local law shall be met. 

 
Baseball Practice Facility 
a. Sports fields, courts and baseball cages, including any slabs, fences, overhead light-

standards, or other accessory fixtures, shall be setback at least fifteen (15) feet from all side 
property lines and at least 15 feet from the rear property line. . 

 
b.  Fencing shall not exceed a height of twelve feet, and shall be constructed of materials which 

reduce noise associated with their use. All fencing for batting cages must be lined with a 
mesh-netting interior to capture balls and reduce noise during use. For all batting cages, 
padding and a hanging net in front of the rear backstop shall be provided behind home-
plate to reduce noise resulting from balls hitting the back of the cage. All structural support 
posts and framing shall be padded to reduce noise. 

 
c. The following minimum standards shall be met in the installation of lights. In addition to 

the following standards, the Planning Board may impose other conditions which are 
deemed appropriate to minimize lighting impacts: 

  
1. Height. Light standards and fixtures shall not exceed twenty (20) feet in height, 

measured from the finished surface of the court. 
2. Hours of Illumination. Lights shall be turned off between ten p.m. and seven a.m. A 

timer shall be installed such that it automatically shuts off within one hour of non-use. 
3. Intensity Level. Lights shall not blink or flash. Lighting shall be shielded or recessed 

so that direct glare and reflections are confined to the maximum extent feasible within 
the boundaries of the site, and shall be directed downward and away from adjoining 
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properties and public rights-of-way. The intensity of lighting shall be not more than 
one foot-candle above ambient levels at property lines. 

 
d. Landscape Plan. A landscape plan shall be submitted.   
 
Bed and Breakfast 
a.  Bed and breakfasts shall be owner-occupied and their Certificate of Occupancy shall so 

stipulate.  Further, all bed and breakfasts must also be consistent with all New York State 
Uniform Fire Prevention and Building Code standards. 

 
b.   Off-street parking shall not be located in a front yard and shall be screened from roads and 

adjacent properties so as to provide no variation from the residential character of the site.  
Off-street parking spaces for members of the owner’s family residing in the dwelling unit 
as well as one (1) parking space per room shall be provided. 

 
c.  Each bed-and-breakfast shall be established, maintained and operated so as to preserve 

and complement the residential character and integrity of the surrounding area. 
 
d.  A single exterior sign or display may be established on the site of the bed-and-breakfast. 

The sign or display shall not exceed six (6) square feet in area. No freestanding sign shall 
be located less than fifteen (15) feet from the front property line or less than five (5) feet 
from the side property line. Further, the sign or display shall be as unobtrusive as 
reasonably possible and may be externally illuminated.  

e.  During Site Plan Review, the Planning Board shall consider the 
 

1. Adequacy and arrangement of vehicle traffic access and circulation,  
2. Location, arrangement, appearance and sufficiency of off-street parking,  
3. Location, arrangement, size and design of lighting and signs,  
4. Relationship and compatibility of proposed use (bed-and-breakfast) to uses of 

adjacent parcels in the immediate vicinity, together with their scale,  
5. Adequacy, type and arrangement of trees, shrubs, fences and other landscaping or 

improvement constituting a visual or noise-deterring buffer between the site and 
adjacent or adjoining uses. 

 
 
Camp, Campground 
a.  The minimum lot area shall be twenty five (25) acres. 
 
b.  Multiple buildings for sleeping quarters and tents may be permitted on the lot.  No 

building or structure shall be closer than one hundred (100) feet from any lot line and all 
activities shall be effectively screened as required by the Planning Board from adjacent 
lots. 

 
c.  Amplifier systems shall be designed so as not to be audible beyond the property lines. 
 
d.  Sanitary and wastewater disposal systems shall be approved by the New York State 

Department of Health. Sufficient supply of pure drinking water shall be provided for each 
camp site. Camps must be kept in a clean and sanitary condition and free of physical or 
fire hazards at all times and must in all respects conform to the provisions of Chapter I, 
Part 7, of the New York State Sanitary Code entitled "Temporary Residences," which 
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chapter and part are hereby incorporated herein by reference as though set forth herein at 
length. All camping grounds shall be provided with toilets, showers, sinks, and other 
sanitary facilities. Toilet facilities shall consist of not less than one flush toilet for every ten 
camp sites, one urinal for every ten camp sites, one shower with individual dressing 
accommodations for every ten camp sites, and one sink for every five camp sites. 

 
e.  Adequate emergency access shall be provided throughout the camp site. 
 
f.  No permanent dwellings shall be permitted except for one dwelling to be used by the 

owner or resident manager of the camp. 
 
g.  Summer camps shall be operational only between Memorial Day and Labor Day. 
 
h.  Any camping site within the campground shall contain not less than 1,600 square feet and 

shall not be less than 40 feet on its shortest dimension.  No two temporary dwellings shall 
be so located that they are within 20 feet of each other. No camp site shall be located within 
50 feet of any public highway or public street line or within 50 feet of any adjacent property 
line. All units shall be consecutively numbered with the number conspicuously posted on 
each camp site.   

 
i.   Garbage receptacles. Each camping ground shall provide equipment sufficient to prevent 

littering of the grounds, in or around the grounds with rubbish, garbage and refuse, and 
must provide metal depositories with tight-fitting covers at convenient locations 
throughout the grounds. Such depositories shall be located so that no camp site will be 
more than 100 feet from a depository collected daily. 

 
j.   Electric service and connections. All such connections and service outlets shall be 

weatherproof and shall be of the type approved by the New York Board of Fire 
Underwriters. 

 
Commercial Kennel and Veterinarian/Animal Clinic/Animal Hospital 
The Planning Board shall review any such proposed use to determine that it will not adversely 
affect the existing character of the neighborhood or surrounding area.  Any special use permit 
issued for a kennel shall be for a term of one year. Such permit shall be renewable by the 
Zoning Enforcement Officer provided all original special use permit conditions continue to be 
met.  In particular the Board shall review any application for such use according to the 
following: 

 
a. The minimum lot size shall be five (5) acres. 
 
b. All kennels, animal enclosures, buildings, or fences shall have a setback equal to a distance 

of at least 10% of the square footage of the proposed structure, plus the applicable required 
side and rear setbacks established in Table 2 from the property line of any existing, 
adjacent residence.  In no case shall the proposed structure be sited closer than the side 
and rear yard setbacks established in Table 2.  

 
c. All outdoor areas used by animals shall be located to the side or rear of the principal 

building on the site.  Such areas shall be enclosed by fencing of a type of construction and 
height sufficient to confine any animal on the premises. 
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d. In considering the application for a Special Use Permit for a kennel, the Planning Board 
shall consider the number, size, breed and temperament of animals to be sheltered in 
order to ensure the health, safety and general welfare of the community. 

 
e. Buildings in which animals are to be housed shall have adequate provisions for heat, 

ventilation and sanitation for proper maintenance of the health of the animals.  Sufficient 
housing shall be provided to ensure that all animals can be confined inside a building 
simultaneously. 

f. Adequate provisions shall be made for sanitary disposal of animal waste supplies and to 
preclude offensive odors becoming a nuisance. 

 
g. In issuing the Special Use Permit approval for a Kennel, the Planning Board shall stipulate 

the maximum number and type of animals to be boarded, harbored or trained. 
h. All animals being boarded, harbored or trained in a kennel facility shall be confined 

indoors during hours of darkness. 
 
Compost Facility 
a.  The applicant shall include plans and specifications to include: 
 

1.  All works to be constructed; 
2.   The design capacities of the facilities; 
3.   Leachate management plan; 
4.   A comprehensive odor management plan designed to prevent noxious odors from 

migrating off site; and, 
5.  An operating and closure plan 

 
b.   An impermeable surface for all areas of the compost facility with the exception of the 

compost curing area shall be provided for. 
c.  The site shall include appropriate buffer zones of at least 100 feet from adjacent land uses 

and environmental features such as streams and wetlands. 
 
d.  No composting facility shall be developed within any floodplain. 
 
e.  A leachate management system shall be provided for to remove sediment, reduce metals 

concentrations and destroy pathogens. 
 
f.   The Planning Board may require an equipment wash area with oil/water separator and 

water treatment separate from the management system. 
 
g.  The unloading and preparation area, and active composting areas must be an 

impermeable surface away from the main traffic flow pattern. 
 
h.  A designated area where all water is directed to a treatment or sewage system shall be 

required.   
i. The hours of operation shall be limited to between 8:00 AM and 7:00 PM. 
 
j.  The facility shall not generate noise exceeding 55 decibels at the property line. 
 
k. All exterior lights shall use full-cut off fixtures to eliminate glare at property lines. 
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Contracting Office – See Service Business. For equipment storage that may be associated 
with contractor uses, see Equipment Storage. 

 
Day care/ Pre-school 
a. The lot area shall be not less than (1) acre. 

 
b. All buildings, structures, and areas of organized activity such as play areas, swimming 

pools, etc., shall be not less than 75 feet from any property line. 
 

c. Off-street parking areas shall be not less than 50 feet from any property line. 
 

d. Public address systems are prohibited. 
e. Only one (1) identification sign shall be permitted as per Supplemental Regulations, 

Article V (A)(20), Signs. 
 

f. Landscaping and fencing shall be provided as required by the Planning Board. 
 

ECHO (Elder) Housing 
a. Occupancy. An elder cottage shall not be occupied by more than two persons, who shall be 

persons 55 years of age or older, and at least one of such person shall be a family relation 
of the owner occupant of the dwelling.  The family relationship may be waived by the 
Planning Board where the applicant can show a long standing relationship substantially 
equivalent to a familial relationship and the maintenance of the unit is not simply an 
economic relationship. 
 

b. The elder cottage shall not exceed 650 square feet in gross floor area and be no less than 
250 square feet. 

 
c. An elder cottage is permitted accessory to a single-family detached dwelling. No more than 

one elder cottage is permitted per lot. 
 
d. An elder cottage is permitted within a rear yard exclusive of the required setback. 
 
e. The exterior appearance of the elder cottage shall be in harmony with the existing single 

family detached dwelling. 
 
f. An elder cottage shall be constructed so as to be easily removable.  

 
g. The special use permit shall be renewed annually.  The owner of the dwelling to which the 

elder cottage is accessory shall submit a letter substantiating that circumstances of the 
original application have not changed.  Special permit approval shall terminate 120 days 
after the death or permanent change of residence of the original occupant or occupants of 
the elder cottage. 

 
h. The site plan application shall include the following: 

 
1. Name and age of proposed occupants of the elder cottage and relationship to owner of 

the dwelling to which the elder cottage will be accessory. 
 
2. Proposed location and size of the elder cottage. 
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3. Photos, sketches, or other materials which describe the floor plan and exterior 

appearance of the proposed elder cottage. 
 
4. A signed agreement consenting to remove the elder cottage upon special permit 

expiration, including consent for the Town to enter on the property and to remove the 
elder cottage if the owner fails to timely remove it, said cost to be borne by the owner. 

 
Educational Facility 
a.  There shall be a minimum of 5 acres, plus two acres for each 100 pupils. 
 
b.  Adequate roads for ingress and egress shall be provided, which roads shall create no 

unusual traffic hazard or traffic congestion. 
 
c.  The maximum permitted building height may be increased from 35’ to 45’, provided that 

the minimum property line setback for buildings shall be three times the building height 
of the tallest building. 

 
d.  Appropriate buffer screening shall be designed and installed within setback areas 

adjoining or facing residential properties. 
 
e. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 

lines. 
 
Electric Vehicle (EV) Charging Station 
a.  EV Charging Stations shall be permitted as per the Use Table. 
 
b. All EV Charging Station installations shall meet the National Electrical Code Article 625. 
c.  EV Charging Stations--Private Use: Shall meet all relevant supplemental standards at 

Article V (D). 
 
d.  EV Charging Station—Public Use: 

(1) Charging station outlets and connectors shall be no less than 36 inches high and no 
higher than 48 inches from the surface where mounted. 

(2) Adequate protections, such as concrete-filled steel bollards with signage attached, 
shall be installed.  

(3) Adequate site lighting shall be provided.  All sites shall also comply with Article V (A) 
(9) (f) and Article V (A) (14) to prevent light pollution and glare. 

(4) Any area or parking spot having EV charging stations shall be identified with signs 
indicating such area is reserved for EV charging only and that non-EV users shall not 
block access to the EV charging station.  

 
Equipment and Material Storage associated with home-based businesses, 
contracting business, and other businesses that require outdoor storage of 
equipment and materials. 
a.  The outside storage of goods, supplies, parts, materials, or heavy equipment including the 

use of portable on-demand storage units, must be located in the rear yard only and hidden 
visually from adjacent residential uses or shall be stored in an enclosed structure. 
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b.   Outside storage areas shall not exceed twenty five (25%) percent of the total area of the 
site for commercial uses where allowed, and thirty percent 30% for home based 
businesses. 

 
c.   Parking shall be located behind a principal building, if one exists, or if one does not exist, 

shall be provided in a parking area completely screened from view from the public road 
and from adjacent residential uses.  

 
d.  The Planning Board shall evaluate impacts related to noise, traffic, hours of operation, and 

lighting requirements and shall minimize negative impacts on adjacent uses. 
 
 
Firing Range (indoor) 
a.  The parcel size shall be a minimum of 2 acres. 
 
b.  No building or structure housing a firing range shall be within five hundred feet of the 

property line.  The minimum setbacks may be increased by the Planning Board or if so 
warranted by the design standards of the National Rifle Association. 

 
c.  The design of the facility shall clearly show that safety of persons on and off the site is 

ensured. This shall mean that no projectile of any kind may be permitted to leave the site. 
Unless this safety requirement is clearly indicated by the design plans, a permit shall not 
be issued. 

 
d.  The intensity level of sounds if requested by the Planning Board, shall not exceed fifty-five 

(55) decibels at the common lot line when adjacent to residential uses and residential 
districts. The sound levels shall be measured with a type of audio output meter approved 
by the United States Bureau of Standards. 

 
e.  There shall be no guns sold on site unless the owner of the property is selling and has a 

Federal Firearms License by the Federal Law. 
 
f. The Planning Board may specify hours of operation. 
 
Food and Beverage Uses (banquet hall, restaurant, café, bar, take out, ice cream 
parlor, etc.) 
a.  Parking is not permitted in the front yard and shall be situated to the side or rear of the 

structure.  Parking lots located to the side of the structure shall be screened from view by 
vegetation. 

 
b.  An applicant shall clearly demonstrate that the use will be compatible with the adjoining 

uses, particularly with regard to traffic circulation, parking, and appearance.  No more 
than two (2) curb cuts per lot frontage shall be allowed. 

 
c. Sufficient screening shall be provided to buffer the site from noise so that the food or 

beverage use does not increase the ambient noise conditions and so that there are no noise 
impacts on adjacent residences.  

 
d. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 

lines. 
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e.  Where a residential building is proposed to be converted to a restaurant, exterior 

alterations shall be made in a manner that preserves the essential residential character of 
the building. All new construction shall also meet commercial design standards pursuant 
to Article V (A) (22). 

 
f. All bars and taverns shall meet all requirements of the New York State Alcohol and Beverage 

Liquor Law. 
 
Food Processing/Distribution Facility – See Light Industry/Manufacturing Facility.  
 
 
Foundry 
a.  The building area shall be limited to 1,000 gross square feet;  
 
b. The entire operation shall be conducted within a building; and  
 
c. No outside storage is permitted. 
 
Garbage/Trash Removal Service  
a.  No garbage or trash shall be stored on-site.  All garbage or trash collected by the service 

shall be delivered to a legal waste management facility licensed for such material. 
 
b. Sufficient screening shall be provided to buffer the site from noise and odors so that the 

garbage/trash removal service does not increase the ambient noise conditions and so that 
there is no noise or odor impacts on adjacent properties.  

 
c. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 

lines. 
 
d.  The site shall be fully screened to prevent views of the operations.  Screening can include 

fencing, vegetated berms, or use of natural vegetation.  
 
Gasoline Station, Service Stations and Related Uses including garage, 
convenience store, or other multiple uses associated with filling or service 
station. 

a.  Filling stations (and that portion of a convenience store that may have gas facilities) 
shall be permitted only on lots having at least one (1) acres of area and having at least 
two hundred fifty (250) feet of road frontage.  

 
b.  Principal buildings shall be oriented to the street. 
 
c. Except for any access drive, the area to be used by motor vehicles as well as any 

structure shall not encroach on any required yard area.  
 
d.  No fuel pump shall be located closer than twenty (20) feet from any side lot line nor 

closer than thirty-five (35) feet from any street line, as measured from the outside of 
the fuel island.  Pumps shall be sited to the side or rear of the structure and not between 
the building and the street. 
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e.  All repair work and storage shall be conducted within a completely enclosed building. 
The maximum height of that building shall be twenty-five (25) feet.  

 
f.   Canopies (the protective cover that is not enclosed on any of its four sides and is 

provided for a service area designated for the dispensing of gasoline, oil, antifreeze, 
and similar products) shall not exceed 16 feet in height or the height of the principal 
building, whichever is less.  Canopies shall be architecturally integrated with the 
principal building through the use of the same or compatible materials, colors and roof 
pitch.  Any lighting fixtures that are a part of the underside of the canopy shall be 
recessed into the underside of the canopy so as not to protrude below the canopy 
ceiling surface. 

 
g. The Planning Board may limit the number of gas pumps to ensure consistency in scale 

between the gas filling station and adjacent land uses. 
 
h.  There shall be no glare of gas pump island canopies outside the boundaries of the site. 

All gas pump island canopy lights shall be recessed with no bulb, lens or globes 
extending below the casing or canopy ceiling. 

 
i.  No signs shall be allowed on the canopy mansard, fascia or roof area covering gas 

pumps. 
 
j.  There shall be no amplified sound audible at property lines. The Planning Board may 

prohibit the outdoor use of amplified sound for gas stations if, in their opinion, such 
sound could disturb adjacent residences. 

 
k.  All pumps, pump islands, tanks, piping and canopies shall be removed when fuel 

dispensing activity has been inactive for a period of twelve (12) months. 
 
l. The gas pump island canopy shall reflect the design of the building and be consistent 

with the main structure’s roofline. 
 
m.  Construction, maintenance and inspection of any gas filling station shall use all 

applicable federal, state and county environmental protection and mitigation 
requirements relative to installation, use and removal of tanks and pumps. 

 
n.  The Planning Board shall require a traffic impact analysis. 
 
o.  Applicants shall prepare and maintain on site, an acceptable Spill Prevention, Control 

and Countermeasure Plan prepared under the supervision of a professional licensed 
engineer. 

 
p.  Employees shall be up-to-date in Spill Prevention training. 
 
q.  The Planning Board may limit hours of operation or limit acceptable hours of fuel 

delivery where a gas station is adjacent to residential uses. 
 
r.  Applicants shall evaluate site conditions and provide information, analysis, and 

evidence that the proposed gasoline filling station will not degrade the quality of 
groundwater.  Mitigation measures if needed, including, but not limited to use of 



Zoning as Amended 8 18 22 

135 

 

encased above ground tanks shall be implemented to reduce or eliminate risks to 
groundwater. 

 
Golf Course (private or public, 9 or 18 hole) 

a. A special use permit shall be required to operate a golf course, including all uses and 
structures accessory thereto.  The following uses shall be permitted as accessory uses 
to a golf course: clubhouse (including dining rooms, common rooms, pro shop, social 
rooms, kitchen and locker rooms), snack bar/refreshment stand, a groundskeeper 
residence, putting greens, practice range, parking, maintenance facility, garage, cart 
storage facility, and water supply impoundments. The proposed golf course shall be 
integrated with any existing development and land uses adjacent to the site, including 
safe locations for golf holes (tees, holes and greens), and practice areas, as related to 
adjacent roads, residential development, and other neighboring improvements.   

 
b. Where a golf course site is adjacent to, contains, or incorporates flood plains, open 

water, watercourses, trails, flyways, and conservation areas, the applicant may be 
required to provide and maintain an adequately designed walking trail easement 
within the property open to the public in furtherance of the Town’s goal of linking open 
spaces in the community.  The pedestrian easement shall be located so it does not 
interfere with play and shall be appropriately isolated from the general operation of 
the golf course.  The easement shall be held by the Town of Ancram, a land trust, or 
another non-profit environmental organization as allowed by New York State Law. 

 
c. Assurances shall be provided by the applicant that the necessary infrastructure and 

utilities, including sanitary disposal system, potable water and irrigation water are 
available from on-site municipal or private systems.  The provision of infrastructure 
and utilities shall not have a detrimental impact on groundwater or surface water 
resources. 

 
d. The golf course shall have two safe and adequate access points from one or more public 

roads.  One of the two accesses may be provided for emergency access only, if, in the 
determination of the Planning Board, said arrangement provides adequate access.  The 
two means of access shall be connected internally and may be achieved by use of a 
stabilized surface sufficient to allow passage by emergency vehicles. 

 
e. Adequate provisions shall be made for solid waste collection and storage.  All solid 

waste storage shall be adequately screened and buffered. 
 
f. All signs shall meet all requirements of Article V (A)(20).   
 
g. Amplifier systems shall be designed so as not to be audible beyond the property lines. 
 
h. The number of parking spaces shall be as few as necessary to serve the golf course and 

accessory uses.  The number shall be determined by a parking needs study to be 
conducted by the applicant and submitted at the same time as the special use permit 
application.   

 
i. A minimum vegetative buffer shall be maintained between any watercourse or wetland 

and any turf area which is to be treated chemically.  The Planning Board shall retain 
an ecologist and/or other specialist(s) to review the plans and recommend appropriate 
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buffer sizes which will depend on the specific nature of the watercourse or wetland to 
be protected. The buffer shall be of sufficient size and design to protect the surface 
water from chemicals carried by stormwater runoff.  The Planning Board may consider 
alternative methods of protecting wetlands and water courses, e.g., diversion of runoff 
via swales, where it determines that said methods protect watercourses, wetlands and 
other natural water bodies. 

 
j. Adequate provisions shall be made by the golf course operator to handle the crowd 

generated by special events open to the public such as tournaments, and to 
satisfactorily mitigate off-site impacts including traffic management, parking, trash 
removal and waste disposal, security and safety and utility demand.  The golf course 
may be required to post a performance guarantee for these purposes.  All local 
permissions and permits required for a special event shall be obtained prior to the 
event. 

 
k. The course shall be designed, to the extent possible, in a manner that preserves 

existing woodland and wooded corridors.  Clearance of woodland shall not exceed 50 
percent of the total acreage of the lot on which the golf course shall be situated. 

 
l. Turf management and water quality. As part of the application for site plan approval, 

the applicant shall submit a turf management plan and an integrated pest 
management plan specific to the operation and maintenance of the proposed golf 
course.  These plans shall be prepared in accordance with any guidelines established 
by the New York State Department of Environmental Conservation and shall also take 
into consideration guidelines established by the United States Golf Association.  These 
plans must include best management practices to prevent or minimize adverse 
impacts of chemical applications on the groundwater and surface water resources to 
which the golf course contributes drainage. 

 
m. Assurances shall be provided that any adverse impacts on groundwater or surface 

water quality resulting attributable to the golf course will be mitigated.  The applicant 
shall provide for the monitoring of water quality of groundwater and surface water 
resources.  The monitoring program, including the timing and frequency of testing and 
the identification of chemical parameters to be tested shall be established at the time 
the integrated turf management plan and integrated pest management plan are 
approved as part of the application.  The applicant may be required to install 
permanent water quality monitoring devices to monitor water quality on an ongoing 
basis.  The Planning Board and the applicant shall mutually agree to an independent 
consultant who shall be responsible for carrying out the monitoring program and the 
cost of the monitoring shall be borne by the applicant/owner of the golf course facility.  
The results and findings of any water quality monitoring shall be submitted by the 
owner to the Town to ensure compliance with the conditions of special use permit 
approval. 

 
Gravel Mining  
a.   All large and small gravel mines, except as exempted in sub-section (b) of this section, 

shall require a special use permit and site plan approval by the Planning Board.  However, 
for certain mining activities, the New York State Mined Reclamation Law (MLRL) 
establishes that New York State Department of Environmental Conservation (NYS DEC) 
is responsible for the regulation and permitting of mining activities and reclamation of 
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same for operations that extract more than one thousand (1,000) tons or seven hundred 
fifty (750) cubic yards of a mineral during twelve (12) consecutive calendar months. The 
NYS DEC is the entity responsible for administering a MLRL permit for mining.   

 
b. Exemptions.  The following activities, which are exempted small gravel mines, shall not 

require a gravel mining special use permit: 
 

1.  The removal of 750 cubic yards or less of earth material or 1,000 tons or less in twelve 
(12) consecutive months by landowners on their own land for their own use. 

 
2.  Operations in connection with construction of improvements, changing of contours, 

and grading of lots in an approved subdivision, or on a parcel associated with an 
approved Site Plan provided that  750 cubic yards or less or 1,000 tons or less of earth 
materials are removed from the lot.   

 
3. Construction of a pond where no more than eight thousand (8,000) cubic yards of 

material are removed from the site. 
 
c.  Except for exempted small gravel mines cited in (b) above, small gravel mines ( 750 cubic 

yards or less or 1,000 tons or less) where no NYS DEC MLRL Permit is required shall 
require a permit from the ZEO and the following standards shall be met: 

 
1.  No mining may take place within seventy-five (75) feet of any property boundary nor 

within two hundred (200) feet from any public roadway. 
 
2. To guard against erosion, no mining may take place on slopes greater than 33%.   

 
3. If land disturbance is to be one acre or larger, a stormwater and erosion control plan 

shall be developed and filed with New York State pursuant to the SWPPP requirements 
of SPDES General Permit for Stormwater Discharges from Construction Activity - GP-
0-10-001.  

 
4.  The hours of operation shall not exceed twelve (12) hours in any one day nor 

commence before 7:00 a.m. on any day nor extend beyond 7:00 p.m. on any day, nor 
shall there be any operation conducted on Sunday. 

 
5.  No sharp pits, depressions or soil erosion problems shall be created and no slopes or 

banks shall exceed whatever slope is necessary in order to obtain stability. 
 
6. No dumping or other disposal of either solid or liquid waste shall be allowed as part of 

the mining operation. 
 

d.   For large gravel mines (more than 750 cubic yards or 1,000 tons) subject to NYS MLRL 
requirements,  the applicant shall simultaneously apply to both the NYS DEC and the 
Planning Board.  As per the NYS MLRL, the Town of Ancram can address: 

  
1.  Whether mining is permitted in the location indicated on the MLRL permit 

application. 
 
2.  The appropriate setbacks from roads and property boundaries. 
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3.  The location and design of barriers to restrict access to the mine. 
 
4.  Dust control measures. 
 
5.  Hours of operation. 
 
6.  Any other issue as may be referenced in and appropriate under the MLRL. 

 
e.  In addition to any other Site Plan, Special Use or DEC Mining Permit Applications that 

may be required, an application for a local mining approval shall also show the following: 
 

1.  The full names, signatures and addresses of the owner, lessee, operator and applicant 
and the written consent of the mortgagee, if any. 

 
2.  Proof of ownership of the property and the names and addresses of all parties having 

an interest in any entity involved as the owner or operator of the site, such as a limited 
liability company, corporation or limited partnership which owns or has an interest in 
the property. If the property is owned in whole or in part by a corporation or limited 
liability company, the applicant shall provide the names and addresses of all officers, 
stock shareholders or members of each entity. 

 
3.  Description of proposed operations.  A statement clearly detailing the nature and 

extent of operations, including the type and amount of material to be filled, re-graded 
or removed, the manner in which it will be accomplished, the proposed hours of 
operation, and a time schedule for the completion of the various stages of the 
operation. 

 
4.  Site Plan Map.  A Site Plan map drawn to scale, prepared by an engineer or surveyor 

licensed to practice in the State of New York, showing all improvements on the 
property as well as the proposed area for mining and other improvements to be 
constructed in connection with the mining operation. 

 
5.  Boundaries of property.  The boundaries of property where the excavation is proposed 

and the area to be excavated, filled or re-graded. 
 
6. Existing contours.  Existing contours in the area of operations and the proposed 

contours after completion of the work, which contours shall be prepared from an 
actual field survey, shall be based on a bench mark note and described on the map and 
shall be drawn to a scale of not less than one hundred (100) feet to the inch and with a 
contour interval not to exceed two (2) feet.  If necessary, the Planning Board may 
require more detailed contours. 

 
7.  Existing and proposed water bodies and drainage.  Existing and proposed 

watercourses, water bodies, erosion control and drainage on the premises. 
 
8.  Surrounding area.  Surrounding streets and property lines and names of property 

owners, natural features, existing and proposed structures, a phasing plan, if any, and 
the environmental assessment form necessary to comply with SEQRA. 
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9. Other.  Such other maps, plans, boring tests, feasibility studies and engineering data as 
may be required by the Planning Board in order to determine and provide for the 
proper enforcement of these regulations. 

 
f.   The Planning Board shall determine the length of any mining permit issued, however, no 

mining permit shall be issued for more than five years.  If it is contemplated that the 
mining operation will take more than 5 years, then the applicant shall apply to the 
Planning Board for renewal of the permit before the expiration of the 5-year period. 

 
g.  With respect to mines which currently are being operated in the Town of Ancram pursuant 

to valid permits which have not expired, the owner of any such property shall be entitled 
to continue the operation of same pursuant to the provisions of a valid permit currently in 
effect through the time that such permit expires.  Thereafter, any application for renewal 
of an existing valid permit shall be subject to the provisions of this law. 

 
Greenhouse or Hothouse  
When a greenhouse or hothouse is illuminated, no glare shall extend beyond the parcel 
boundary. All exterior lighting shall use fully shielded fixtures to ensure that light is directed 
downwards.  In the Ag District, there shall be a setback equal to a distance of at least 10% of 
the square footage of the proposed structure, plus the applicable required side and rear 
setbacks established in Table 2 from the property line of any existing adjacent residence. In 
no case shall the proposed structure be sited closer than the side and rear yard setbacks 
established in Table 2.  
 
Group Home  
a.  An appearance shall be maintained that is closely similar to nearby dwellings; and  
 
b. No sign shall identify the use. 
c. In any residential district, no open or enclosed parking area shall encroach on any required 

front yard. 
 
Home Occupation 20 
General Standards for Minor Impact and Major Impact Home Occupations 
 
a.  No home-based business shall generate significantly greater traffic volumes or increased 

traffic hazards than would normally be expected in a residential district.  
 
b. The home-based business must be clearly incidental and subordinate to the residential use.   
c.  The home-based business shall be allowed to be conducted within the dwelling unit or 

accessory structure.   
 
d.  The residential character of the single-family dwelling or accessory building and the lot 

shall not be altered to accommodate a home-based business.   
 

 
20 These two uses are intended to enable citizens to engage in a home occupation that is not explicitly addressed 

elsewhere in the Zoning Law if that proposed home occupation meets definitions in Article XIV, and if that 

proposed home occupation meets all standards in Article V (D), and if that proposed home occupation meets all 

conditions that the Planning Board may impose pursuant to Article VI. 
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e.  The equipment used by the home-based business and the operation of the home-based 
business shall:  

 
1. Not create any vibration, heat, glare, dust, odor, or smoke discernible at the property 

lines,  
2. Not generate noise exceeding 55 decibels at the property line from 8:00 A.M. to 6:00 

P.M.,  
3. Not generate any noise discernible by the human ear at the property lines from 6:00 

P.M. to 8:00 A.M.,  
4. Not create electrical, magnetic or other interference off the premises,  
5. Not consume utility quantities that negatively impact the delivery of those utilities to 

surrounding properties, or  
6. Use or store hazardous materials in excess of the quantities permitted in a residential 

structure.  
 
f.  Conditions of approval established by the Planning Board may specify:  
 

1. Hours of operation;  
2. Maximum number of customer/client visits that may occur in any one (1) day; and 
3. The maximum number of customers/clients that can be present at any one time.  

 
g.  Retail sales shall be limited to goods made and/or prepared on site.  
 
h.  No other business shall be permitted to share, let or sublet space for professional use. 
 
i.   All lighting, noise, sign and parking requirements of this law shall be met. 
 
Minor Impact Home Occupations 
a.  No external evidence of such use shall be permitted except for one sign not exceeding two 

square feet in area. 
 
b. No more than fifteen percent (15%) of floor area of the dwelling unit or 500 square feet of 

an accessory building may be used in connection with a minor impact home occupation, 
whichever is lesser.   
 

c. There shall be no exterior storage of materials to be used in conjunction with a home 
occupation. 
 

d. There shall be no heavy earth moving equipment, tractor trailers, or other similar 
specialized vehicles upon the property utilized for the home occupation. 
 

e. Only the person or persons who occupy the dwelling and two (2) additional persons may 
be employed by the minor impact home occupation at any one time. 

 
Major Impact Home Occupations 
a.  No more than twenty-five percent (25%) of the floor area of the dwelling unit or 1000 

square feet of an accessory building may be used in connection with a major impact home 
occupation, whichever is lesser.   
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b.  All storage of equipment, materials, goods, or supplies shall also meet all requirements for 
such use pursuant to this Article V.  All exterior storage used in conjunction with a major 
impact home occupation must be screened from view or stored within structures and not 
visible from the public way or adjacent properties. 

 
d. Only the person or persons who occupy the dwelling and four (4) additional persons may 

be employed by the major impact home occupation at any one time. 
 

e. Adequate parking shall be provided for all home occupants, employees and customers so as 
not to cause parking congestion or a visual disturbance to the character of the 
neighborhood.   

 
Hospital/ Lab, medical clinic/ Health Facility 
a.  There shall be proper disposal of all wastes associated with medical uses pursuant to New 

York State Department of Health and all other applicable County, State and federal laws. 
 
b.  Setback Requirements. All structures shall be located two hundred (200) feet from any lot 

line. However, if parking in the front is required for emergency access or use by the 
handicapped, then such parking shall be screened from view of the street. 

 
c.  The total building area shall not exceed a lot coverage of twenty percent. 
 
d.  Primary access to such use shall not be a minor street or any other street designed to serve 

primarily as access to abutting residential properties. 
 
e. Any lighting shall use fully shielded fixtures and be arranged as not to cause glare on 

adjacent properties. 
 

Hydrogen Fuel Cell Facility for Distribution Only 
a. These facilities shall be for distribution for motor vehicles only. 

 
b. The applicant shall supply, and the Planning Board shall review all hydrogen delivery 

options (e.g., pipelines, tanker trucks), routes for fueling stations, natural gas or other fuel 
supplies for large supplementary power fuel cells, and availability of local hydrogen 
suppliers for backup power fuel cells. The Planning Board may require a traffic impact 
analysis or a road evaluation to mitigate negative impacts to roads. 

 
c. The applicant shall meet all U.S. Department of Transportation hazardous material 

transportation requirements. 
 

d. There shall be a minimum of 500’ between a hydrogen fuel cell facility and all adjacent 
land uses.   

 
e.  All federal, Department of Energy, and NYS building code requirements for hydrogen fuel 

delivery and dispensing shall be met.  
 
f.  There shall be a minimum of 25-foot separation distance between all buildings and 

structures and the fuel storage/dispensing area/air intake areas on the parcel. 
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g.  The Planning Board may also apply any of the standards for gas stations pursuant to this 
sub-section. 
 

Inn/Motel/Hotel/Lodging  
a. The minimum lot area shall be two (2) acres. One or more principal buildings may be 

located on a lot. A principal building shall be separated from another principal building a 
distance of no less than twenty-five (25) feet. 

 
b.  Guest sleeping rooms shall not contain full kitchen facilities and shall not be used as 

apartments for non-transient tenants.  
 
c.  The following accessory uses shall be permitted: 
 

1.  One (1) apartment, with or without kitchen facilities, for the use of the hotel or motel 
manager or caretaker and his family within the lodging facility. 

 
2.  A coffee shop/dining room. Such facilities shall be located within the principal 

building. 
 

d.  The Town promotes adaptive reuse of buildings, and encourages the preservation of any 
historical structures.   
 

e. The lot shall be of adequate size and shape to provide one (1) parking spot for each guest 
room, employee and property owner, located to the rear of the residence where possible. 
 

f. The Planning Board may require fencing, earth berms, evergreen vegetation or other 
buffers to reduce visual conflicts with neighbors. 
 

g.  No guest, employee or owner parking shall be located on the street. 
 

h.  No more than one (1) free standing sign to identify the property is permitted. 
 

i. Meals offered to the general public shall be allowed as an accessory   use. When meals are 
also offered to the general public all parking shall be in accordance with Article V (A)(17) 
of these regulations. 
 

j.  Recreational facilities for the sole use of guests are permitted as accessory uses including 
pool, playground, tennis or other game courts, game or recreation rooms, office and lobby. 

 
Land Application of Septage and Class B Biosolids 
a. The purposes are to: 

1. Prohibit land application of septage and Class B biosolids in Ancram, except  when 
used specifically to benefit a farm operation as defined in this Zoning Law when that 
farm operation is located in a NY State Certified Agricultural District  and is 
consistent with 6 NYCRR Part 360.  
 

2. To mitigate off-site impacts to surrounding landowners. 

3. To ensure that all Federal and State  permit requirements, rules and procedures are 
followed.   
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4. To establish a review process using the ASPR procedure established in the Town of 
Ancram Zoning Law for farms in a manner that is consistent with the protections 
extended to farm operations via the NYS Agriculture and Markets Law, Section 305-a 
and 6 NYCRR Part 360. 
 

5. To ensure maximum protection of the environment when such activities do take 
place.   
  

b. Land application of septage and Class B biosolids shall be prohibited except as allowed 
pursuant to Article III (A) (Use Table) of the Town of Ancram Zoning Law. 
 

c. Land application on farm operations located in a certified New York State Agricultural 
District as allowed by Article III (A) shall require ASPR pursuant to Article VII, Site Plan 
Review) (G). 

 
Laundromat/Dry Cleaner/Laundry Commercial 
a. A dry cleaning facility shall meet all requirements of 6NYCRR Part 232 (Perchloroethylene 

Dry Cleaning Facilities) prior to final issuance of a special use permit. 
 
b.  All Laundromat or commercial laundry facilities shall: 
 

1.  Ensure that an adequate water supply exists to meet the needed capacity. The Planning 
Board may require additional water capacity testing both on and off-premise to ensure 
adequate water exists and that such use does not impact nearby wells. 

2.  Ensure that use of large quantities of water from a well on premises does not negatively 
impact water capacity from nearby wells; 

 
3.  Provide engineered plans for on-site waste water treatment to ensure adequate 

treatment of water used in the facility and that discharges to streams, wetlands, 
floodplains, or groundwater are prevented. 

 
Light Industry/Manufacturing  
a.  The minimum lot area for any light industry/manufacturing uses shall be two (2) acres 

and the lot shall have no less than one hundred (100) feet of frontage on a county or state 
road. The light industry/manufacturing building shall be set back no less than one 
hundred (100) feet from any lot line. 

 
b.  No sales to the general public shall be permitted from the premises. 
 
c.  All uses, processes and storage shall be within a fully enclosed structure, and no tanks or 

other apparatus incidental to the processing or light industry/manufacturing shall be 
visible outside of a light industry/manufacturing building. The façade of buildings and 
structures shall be compatible with the rural character and adjacent development. 

 
d.  The applicant shall submit a list of any other permits that may be required for the 

operation as well as a list of the goods and materials to be stored and manufactured. 
 
e.  Parking shall not be permitted in the front yard. 
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f.  There shall be no glare emitted beyond the property boundaries.  All lights shall use full 
cut-off shielded fixtures.  The location and all on-site lighting shall be approved by the 
Planning Board.  

 
g.  The Planning Board may require a wall, fence, landscaping or other buffer to be installed 

where a property adjoins a residential use. Said buffer shall be no less than ten (10) feet in 
width. 

 
h. The Planning Board may require a noise analysis, and if needed, noise mitigation to 

maintain the area’s existing ambient noise levels. 
 
Membership Club  
a. Membership clubs shall not exceed 10,000 square feet in size. 

 
b. The Planning Board may require an applicant to furnish adequate evidence that noise 

levels, lighting, traffic, and other potentially negative effects of club activities will not 
disturb adjacent properties.  Such evidence must take into account the nature of the club 
and its activities, the general demeanor of participants, the frequency of the activities, and 
the day and time of the activities. 
 

c. The Planning Board may establish hours of operation to minimize potentially negative 
effects of noise, lighting, traffic, and other features related to club use and activities on 
adjacent properties.  
 

d. There shall be no glare emitted beyond the property boundaries.  All lights shall use full 
cut-off shielded fixtures.   

 
Motor Vehicle Sales/Service 
a.  All motor vehicle repair work shall be conducted in a fully enclosed building. All vehicles 

whether registered or not, stored on the premises in excess of seventy-two (72) hours shall 
be shielded from view from the road or placed in an enclosed storage yard. 

 
b.  The exterior display or storage of new or used motor vehicle, or of motor vehicle parts, is 

prohibited.  The following activities and equipment are permitted in the rear yard and at 
least 50 feet from the lot line: 
 
1. temporary storage of vehicles during repair and pending deliver to the customer; 
 
2. vacuuming and cleaning. 

 
c.  Where a motor vehicle repair use adjoins a residential use, or is part of a home occupation, 

a minimum ten (10) foot high landscape screen shall be provided adjacent to the shared 
property line. 

 
d.  Bay doors to the garage shall not front on any public right-of-way. Bay doors shall face the 

rear yard. The Planning Board may approve an alternative orientation to mitigate impacts 
to adjoining uses. 

 
e.  Dumpster locations shall be screened from public view. All refuse shall be disposed of in 

appropriate waste containers and removed from the premises on a regular basis. Waste 
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oil, grease and other solvents shall be disposed-of off-site and in accordance with all 
applicable federal, state and local laws. 

 
f.  No parking shall be permitted within the front yard and shall be provided for to the side 

or the rear of the structure. 
 
Moveable Vendor  
a. All signs, carts, chairs, or other equipment shall be removed at the end of each business 

day. 
 
b. No moveable vendor shall do business in a location that will impede sight lines, cause 

traffic congestion, create a parking hazard, or prevent access to a driveway or road. The 
Planning Board shall review proposed location of the moveable vendor and may establish 
a specific location that will be permitted. 

c. The Planning Board may establish appropriate times for doing business. 
 

d. No moveable vendor shall have lights or noises that create a nuisance. 
 
Non-Commercial Wind Power – See Town of Ancram Non-Commercial Wind 
Power Facilities Law 
 
Outdoor Wood Furnace  
a.  All new outdoor wood boilers including those that are partially or completely enclosed in 

a non-residential building shall meet all requirements of NYS ECL Part 247 (Outdoor 
Wood Boilers).  

 
b.  All outdoor wood boilers used for residential purposes shall apply for and receive a special 

use permit prior to issuance of a building permit.   
 
c.  In addition to all requirements of ECL Part 247, the following requirements shall be met: 
 

1. The outdoor wood boiler shall be equipped with a properly functioning spark arrester; 
 

2. The outdoor wood boiler shall be located in the rear yard; 
 

3. The outdoor wood boiler shall not be located within 1000 feet of parks maintained or 
operated by the Town of Ancram or any schools.  This shall not include foot or bicycle 
paths unless the same are wholly located within a park maintained or operated by the 
Town of Ancram. 

 
d.  Notwithstanding any of the above, in no event shall the emissions of the outdoor wood 

boiler exceed any mandatory emissions standard promulgated by any agency, division, 
department or office of the Federal or New York State Government.   

 
e. All outdoor wood boilers in existence prior to the enactment of this Zoning Law shall be 

allowed to continue operation.  All existing outdoor wood boilers that do not meet these 
requirements shall be considered a nonconforming use.  For any outdoor wood boiler 
installed prior to the date of enactment of this law, an outdoor wood boiler permit must 
be obtained within 10 years of this law’s adoption.  It shall be a violation for any person to 
operate an outdoor wood boiler for which a building permit has expired under this Section. 
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f.  Seasonal Restrictions. Notwithstanding anything herein, no person shall operate an 

outdoor wood boiler from May 15th to September 15th. 
 
g.  Suspension of permit. 
 

1. A permit issued pursuant to this Local Law may be suspended as the Building 
Inspector may determine to be necessary to protect the public health, safety and 
welfare of the residents of the Town of Ancram if: 

 
a. Emissions from the outdoor wood boiler exceed standards 

established in ECL Part 247.  
b. The outdoor wood boiler creates a nuisance or otherwise violates an applicable 

local (including county), state or federal law, ordinance, statute, rule or regulation. 
A suspended permit may be reinstated once the condition which resulted in 
suspension is remedied and reasonable assurances are given that such condition 
will not recur.   

 
Private Airfield, Aircraft Hangar 
a.  A minimum of 50 acres is required. 
 
b.  There shall be a no-disturbance buffer located 500 feet of the property line to protect 

nearby neighbors. 
 
c.  A site plan shall be provided to the Planning Board illustrating the runways, l, location of 

overhead utilities, lighting, parking areas, and accessory buildings. 
 
d.  The Planning Board may apply conditions related to noise, hours of operation, maximum 

number of planes to be stored on the premises, and an identification and proof of permits 
required from outside agencies. 

 
e. An airspace analysis by the Federal Aviation Administration (FAA) for operation under 

visual flight rules shall be submitted with the application for a special use permit.  
 
f.  Landing areas shall be designed to comply with the Airport Design Guide of the FAA and 

any State requirements. 
  
g.   Each landing, takeoff and utility area used by self-powered aircraft shall be provided with 

a dustproof surface. 
 
h. There shall be a finding by the Planning Board that such airport shall not cause a hazard 

to, or be detrimental to nearby properties and buildings, both in the Town and adjacent 
municipalities, considering the location of buildings in the vicinity of the airport and take-
off patterns and lights. 

 
Private animal training arena, horse or track course (indoor or outdoor) See 
Stable. 
 
Professional Office  
a.  No professional office use shall be larger than 5,000 square feet in building footprint size. 
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b.  All commercial design standards of Article V (A)(22) shall apply. 
 
c.  Parking is not permitted in the front yard. 
 
d.  Applicants must clearly demonstrate that the use will be compatible with the adjoining 

uses, particularly with regard to traffic circulation, parking, and appearance.   
 
e.  No more than two curb cuts per lot frontage shall be allowed. 
 
f.  Where a residential building is proposed to be converted to a professional office, exterior 

alterations shall be made in a manner that preserves the essential residential character of 
the building. 

 
g. All parking, lighting, landscaping, and other requirements of this zoning law shall also be 

met. 
 
Recreational Facility (Indoor)  
The following standards shall be applied by the Planning Board for all indoor recreational 
facilities: 
 
a. Parking shall not be permitted in the front yard.  
 
b. One or more recreational uses are allowed on a lot. 
 
c. The Planning Board may require that facilities be screened through use of vegetation, 

fencing or a combination thereof from adjoining residential properties.  
 
d. Hours of operation. The hours of operation may be limited to minimize impacts associated 

with noise, lighting, traffic and similar potential effects which may be disruptive to 
adjoining uses.  

 
e. Site lighting. A lighting plan shall be provided and designed so as not to affect adjoining 

residential properties.   
 
f. Noise. Adequate evidence shall be furnished by the applicant demonstrating that noise 

levels will not likely disturb nearby residential properties. Such evidence must take into 
account the nature of the activity, the general demeanor of the participants, the frequency 
of the activity and the time and day of the proposed activity.  Public address systems are 
prohibited. 

 
g. Waste. The site plan shall demonstrate that wastes, including runoff containing fertilizer, 

pesticides, as well as solid waste will be contained, treated and disposed of in accordance 
with applicable local, county, state and federal regulations.    
 

h. Special considerations. Because the range of recreational activities allowed as components 
of commercial recreation establishments are broad and the characteristics and intensity 
of use may vary, the approving Board may impose such additional requirements as may 
be necessary to provide adequate protection to adjoining and nearby properties, 
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considering the proposed activity, the proposed location and the nature of the adjoining 
community. 
 

i. For Indoor paintball/laser tag facilities, only biodegradable dyes, paints, gelatins, and 
other tagging substances shall be used. 

 
 
 
 
Recreational Facility (outdoor) – skating, skateboarding, pool, gym, miniature 
golf, etc.) 
The following standards shall be applied by the Planning Board for all outdoor recreational 
facilities: 
 
a.  No portion of any outdoor commercial recreation facility area shall be located closer than 

one hundred (100) feet to any property line. Parking shall not be permitted in the front 
yard. 

 
b.  Consideration shall be given to locating outdoor facilities away from residential property 

lines. The Planning Board may require that these facilities be screened through use of 
vegetation, fencing or a combination thereof from adjoining residential properties. 

c.  Hours of operation. The hours of operation may be limited to minimize impacts associated 
with noise, lighting, traffic and similar potential effects which may be disruptive to 
adjoining uses. 

 
d.  Site lighting. A site lighting plan shall be provided and designed so as not to affect 

adjoining residential properties. The Planning Board may approve a light fixture that 
exceeds the height for an outdoor recreation use set forth in Article V (A)(14) provided it 
finds that there will be no detrimental impact on adjoining uses. 

 
e. Noise. All requirements of Local Law #4 of 2008 as may be amended from time to time 

and (Site Plan) Article VII shall be met.  Adequate evidence shall be furnished by the 
applicant demonstrating that noise levels will not disturb nearby residential properties. 
Such evidence must take into account the nature of the activity, the general demeanor of 
the participants, the frequency of the activity and the time and day of the proposed activity.  
 

f.  Waste. The Site Plan shall demonstrate that wastes, including runoff containing fertilizer, 
pesticides, as well as solid waste will be contained, treated and disposed of in accordance 
with applicable local, county, state and federal regulations. The Planning Board shall 
approve the location of any portable toilet device or other temporary waste disposal system 
that may be allowed in conjunction with an outdoor recreation facility. 

 
g. Special considerations. Because the range of recreational activities allowed as components 

of commercial recreation establishments are broad and the characteristics and intensity 
of use may vary, the Planning Board may impose such additional requirements as may be 
necessary to provide adequate protection to adjoining and nearby properties, considering 
the proposed activity, the proposed location and the nature of the adjoining community. 
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h. For outdoor paintball/laser tag facilities, only biodegradable dyes, paints, gelatins, and 
other tagging substances shall be used. 

Recreational Vehicle (RV) 
a. No person shall park or leave standing any recreational vehicle on any public road in the 

Town of Ancram. 

b. Parking and Use of Recreational Vehicles on a Lot having a Principal Structure.  
1. A recreational vehicle that is parked and stored and not actively in use for temporary 

recreational residential purposes shall be considered an accessory structure and no 
such recreational vehicle shall be parked within any required front, side or rear yard 
setback.  A recreational vehicle may be parked between the required front yard setback 
and a principal or accessory structure only if the recreational vehicle is not visible from 
the public street by way of topography, vegetation or fencing and provided there is 
adequate room between the setback line and principal structure. 

2. A recreational vehicle actively used for temporary recreational residential purposes for 
15 days or less shall be allowed to be parked and used on a lot without a permit from 
the Town of Ancram provided (b) (i) (setbacks and visibility) are met.  For temporary 
recreational residential purposes for 16 to 60 days, a RV Use permit shall be required 
from the Town of Ancram.  The Town may grant an additional 60-day extension for 
continued use of the RV beyond this time period only in the event housing is needed 
during rebuilding or repairs following an emergency or disaster. The Town of Ancram 
RV Use permit shall ensure at a minimum that adequate potable water, electricity, and 
regular pumping out and proper disposal of sewage will be provided for. 

3. In all instances in which recreational vehicles are used for residential use, all health 
and safety standards including regular pumping out and proper disposal of sewage, a 
potable water supply, electrical power source, and safe wiring shall be provided for. 

 
c. Parking and Use of Recreational Vehicles on a Vacant Lot. 

1. No recreational vehicle shall be parked within any required front, side or rear yard 
setback on a vacant lot.   

2. A recreational vehicle may be used as temporary living quarters for recreational 
purposes on a vacant lot for no more than 60 days per year. 

 
Recycling Facility 
a.  Recycling collection facilities shall operate totally within an enclosed building. Outside 

storage shall not be permitted. 
 
b.  The collection facility area shall at least be enclosed by an opaque block wall or solid wood 

fence at least six feet in height and planted with vegetation for landscaping on all street 
frontages. 

 
c.  Collection facilities shall be setback at least 150 feet from lot lines. 
 
d.  Storage for flammable materials shall be in nonflammable containers. 
 
e.  Parking shall be provided for six vehicles or the anticipated peak customer demand load, 

whichever is greater. One additional parking space for each commercial vehicle operated 
by the facility shall be provided. 
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f.  The facility shall not exceed noise levels of 55 dBA as measured at the property line. g. If 
the facility is located within 500 feet of a residential use, it shall not operate between the 
hours of 7:00 p.m. and 7:00 a.m. 

 
g. All on-site signs shall be in conformance with the standards set forth in this zoning law, 

and shall clearly identify the responsible operating parties and their telephone numbers. 
 

h.  Additional Development Requirements. Additional development standards may be 
required as conditions of approval. 

 
i.  Storage of recyclable materials outside of containers or mobile/recycling unit when 

attendant is not present is prohibited. 
 
j.  Containers shall be clearly marked to indicate the type of material accepted for collection. 
 
Retail  
a.  No retail use shall be larger than 5,000 square feet in building footprint size. 
 
b.  All commercial design standards of Article V (A)(22) shall apply. 
 
c.  Parking is not permitted in the front yard. 
 
d.  Applicants must clearly demonstrate that the use will be compatible with the adjoining 

uses, particularly with regard to traffic circulation, parking, and appearance.   
 
e.  No more than two curb cuts per lot frontage shall be allowed. 
 
f.  Where a residential building is proposed to be converted to a retail business, exterior 

alterations shall be made in a manner that preserves the essential residential character of 
the building. 

 
g. All parking, lighting, landscaping, and other requirements of this zoning law shall also be 

met. 
 
Retreat Center 
a. Allowed uses that may be allowed as part of a retreat center include public and private 

recreational facilities, including but not limited to tennis courts, golf, spa, hiking trails, 
basketball, and volleyball; lodging units including but not limited to hotels, cottages, 
campgrounds, or camping unit; offices and infrastructure support services that are 
ancillary and accessory to the operation of the resort; and meeting rooms and conference 
facilities. 

  
b.  There shall be no more than forty percent (40%) total building coverage of a site.   
 
c.  No single building shall be larger than ten thousand (10,000) square feet (building 

footprint). No individual office or business service within the retreat center shall occupy 
more than two thousand (2,000) square feet. Entrances to any ancillary business, office 
or business service shall be from within a principal or accessory structure. 
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d.  All uses shall be screened from adjacent residential uses within or abutting the retreat 
center by a buffer yard a minimum of 15 feet and maximum of forty (40) feet in width 
containing canopy trees, understory trees, and shrubs along the perimeter of the lot line 
abutting the residential use.  A vegetated buffer yard of fifteen (15) feet shall be provided 
to screen all retreat uses from all public roadways.  The Planning Board shall determine 
the appropriate buffer size within this range based on the nature of the proposed use, the 
nature of the adjacent properties, the topography and other appropriate factors.  Existing 
tall vegetation shall be retained and maintained to the extent possible so as to permit such 
vegetation to fulfill or contribute to the buffer and screening requirements.  In lieu of 
compliance with the above buffer yard and screening requirements, an applicant may 
submit a detailed plan and specifications for landscaping and screening which will afford 
the same degree of buffering or screening provided by the above requirements. The use of 
natural vegetative covers existing within the buffer should be encouraged.  Where the 
Planning Board requires a fence or wall as part of the buffer, plantings shall be 
incorporated within the buffer area as functional and aesthetic augmentation to such fence 
or wall. 

 
e. A traffic study shall be required if the number of additional vehicle trips per day to be 

generated by the retreat will exceed one hundred (100) on any existing public roadway.  
The applicant must provide for any road improvements, traffic access management, and 
traffic control to accommodate increased traffic generated by the use.  The number of 
egress and ingress curb cuts shall be minimized.  Roads within the retreat are to remain 
private but accessible to all fire and emergency services.  The local fire department and 
ambulance service shall review and approve all access plans to ensure safety and access 
for emergency services. 

 
f. Building Height. No building shall be more than three stories in height. 
 
g. Public Utilities and Service Impacts. The retreat, at completion, shall not exceed the 

capacities of any public water supply, stormwater management facilities, sewers, solid 
waste disposal facilities, public safety, and emergency services of the Town. The applicant 
shall be responsible for demonstrating this to the satisfaction of the Town.  

 
h.  Setbacks. Because of the intensity of use in a retreat center, the Planning Board may 

require the following minimum distances from exterior property lines: 
 

1.  Principal structures - 100 feet 
2.  Accessory structure - 60 feet 
3.  Service structure - 100 feet 
4.  Outdoor game courts and swimming pools which are generally available to all guests- 

200 feet 
5.  Parking lots and interior drives, excluding exterior points of access 100 feet 
6. Any portion of an equestrian facility, including structures, barns, stalls and corrals - 

200 feet 
 

i.  Parking requirements shall be established in conjunction with site plan approval and 
special use permits based on information documenting usage of on-site facilities by guests 
or visitors and as contained in an approved traffic and parking analysis.  The minimum 
number of parking spaces shall be provided for so as to prevent overbuilt parking lots.  Use 
of pervious surfaces within parking areas shall be used to the maximum extent practical. 
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1. All parking areas and driveways located within two hundred (200) feet of adjacent 

residential property shall be screened with a minimum three foot high, solid, 
decorative wall or a landscaped berm providing equivalent screening or a combination 
of both. 

 
2. Landscaped islands shall be provided every one hundred (100) feet within surface 

parking areas. Shade tree planters shall be provided between every four (4) stalls.  
 
3. No loading, truck parking, trash containers or outdoor storage area shall be visible from 

adjacent residences. 
 

j.  Lighting.  All parking and driveway areas shall be located so as to prevent lights from 
shining onto adjacent residential property.  

 
 
Sawmill 
a. The hours of operation shall be limited to between 7:00 AM and 7:00 PM. The Planning 

Board may require sound mitigation measures if necessary. 
 
b.  No sawmill activity or storage shall be within 100 feet from the stream edge or any wetland 

as defined by state or federal law. 
 
c.   All sawmill by-products shall be disposed of on a regular basis. No storage of logs, lumber, 

sawdust, bark, scrap wood, or equipment of any kind shall be permitted within any yard 
setback area. 

 
d.   Vehicular access to the sawmill shall be via a minimum twelve (12) foot wide access drive 

that includes a fifty (50) foot paved apron adjacent to the street, beyond which the access 
drive can have a stone surface. 

 
e.   All aspects of the sawmill operation (except access drives) shall be set back no less than 

two hundred (200) feet from all property lines, and five hundred (500) feet from any 
residentially-zoned and used property.  The Planning Board may require a visual screen 
comprised of evergreen trees to be planted along any site boundary line that abuts one or 
more residential lots. 

 
Self-storage 
a.  The lot size shall be a minimum of 2 acres and a maximum of 5 acres. The minimum front 

setback shall be thirty-five (35) feet. The total area covered by buildings shall not exceed 
70% of the site.  

 
b.   No security fencing, security gate, or other obstruction to vehicle access shall be permitted 

in the required front yard or in any required transitional yard. Security fencing shall not 
include electrically charged, barbed wire or razor wire, and shall not be placed in a 
required front yard setback area. 

 
c.   No door opening for any storage unit shall be constructed facing any residential use. 
 
d.   Door openings for storage units shall face the interior of the site unless impracticable. 
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e.   An on-site office for a manager may be approved by the Planning Board as part of the 

business. 
 
f.   The roof shape and materials shall be pitched and compatible with the design and materials 

of neighboring buildings and shall meet all design and siting requirements as set forth in 
Article V (A) (22). Accommodations for resident managers are permitted provided all 
design standards of Article V (A) (22) are met. 

 
g.   Views of the storage facility from public rights-of-way shall be fully buffered and screened.  
 
h.  All parking shall be to the rear of the building or to the side, and if on the side, must be 

adequately screened. 
 
c. Storage units shall not be used for: the servicing or repair of motor vehicles, boats, 

recreational vehicles, motorcycles, trailers, lawn mowers and other similar equipment; or 
for office, retail, light manufacturing or other similar uses. The storage of hazardous, toxic, 
or explosive substances is prohibited. 
 

j.  No activities such as miscellaneous garage sales or auctions shall be conducted on the 
premises. However, the owner shall have the ability to have a sale for foreclosure purposes. 

 
k.  All storage uses shall be inside an enclosed building. No outside storage is permitted. 
 
l.  Spacing between structures shall be a minimum of twenty (20) feet and emergency access 

shall be provided to at least three (3) sides of all structures. Access drives shall be designed 
to handle automobiles, vans, light trucks, and other two-axle vehicles. 

   
m. All outdoor dumpsters shall be screened. 
 
Self-storage Pod 
a.  The storage trailer must be structurally sound and pose no detriment to public health, 

safety, convenience or property values. 
 
b.  The storage trailer must meet the same side, front and rear setback and coverage 

requirements as would a conventional structure.  No storage trailer shall be sited in front 
of a principal structure. 

 
c.  The storage trailer shall be located so that it does not take up parking spaces required for 

other uses on the site and does not obstruct emergency access or other essential circulation 
patterns. 

 
d.  The aggregate area covered by storage trailers shall not exceed 10 percent of the total floor 

area of all buildings on the site. 
 
f.  A self-storage pod placed for less than 120 days shall be allowed in all zoning districts but 

shall require a zoning permit from the Zoning Enforcement Officer.  A self-storage pod 
placed for 120 days or longer shall require a special use permit from the Planning Board. 

 
Service Businesses  
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a.  Parking is not permitted in the front yard. 
 
b.  Applicants must clearly demonstrate that the use will be compatible with the adjoining 

uses, particularly with regard to traffic circulation, parking, and appearance.   
 
c.  No more than two curb cuts per lot frontage shall be allowed. 
 
d.  Where a residential building is proposed to be converted to a service business, exterior 

alterations shall be made in a manner that preserves the essential residential character of 
the building. 

 
e.  Where a new building is constructed for a service business use, the design standards of 

Article V (A) (22) (Supplemental Commercial Design Standards) shall be required.  
 
f. When a service business is a home occupation, all requirements of Article V (D) (Home 

Occupation) shall also be met.  
 
g. All parking, lighting, landscaping, and other requirements of this zoning law shall also be 

met. 
 
h.   No structure used for a service business use shall exceed 5,000 square feet of building 

footprint. 
 
i.  When a personal service is proposed as a minor or major impact home occupation, all 

requirements of this Article V (D) related to home occupations shall be met. 
 
j.  When a personal service is proposed as a free-standing structure that is not part of a home 

occupation, all requirements for retail uses shall be met. 
 
Sewage treatment Facility/Water Treatment Facility  
a. Full visual screening of the facility shall be provided for.  
 
b. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 

lines. 
 
c. A comprehensive odor management plan shall be provided for so that all odors are 

controlled and do not become nuisances. 
 
d.  All chemicals and other materials used at the treatment facility shall be stored in a fully 

enclosed structure. 
 
Shopping Center 
a. The area covered by impervious surfaces shall be minimized to the greatest extent 

practicable. Pervious parking lots may be required by the Planning Board. 
 
b.  All parking requirements of Article V (A) (17) shall be met. 
 
c.  A buffer, no less than 15 feet and no more than 40 feet, shall be placed between commercial 

and residential sites. The Planning Board shall determine the appropriate buffer size 
within this range based on the nature of the proposed use, the nature of the adjacent 
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properties, the topography and other appropriate factors.  The use of natural vegetative 
covers existing within the buffer should be encouraged.  Where the Planning Board 
requires a fence or wall as part of the buffer, plantings shall be incorporated within the 
buffer area as functional and aesthetic augmentation to such fence or wall. 

 
d.  Building tops or first-story cornices shall be aligned to generally match those on adjacent 

buildings. 
 
e.  All building entrances, pathways and other pedestrian areas shall be lit to two-foot candles 

with pedestrian-scale lighting. 
 
g. If adjacent to other commercial uses, it is encouraged to create opportunities for shared 

parking. 
 
g.  The site layout should result so that a pedestrian need not walk across more than 64 lineal 

feet of parking and driveway area. 
h.  The site shall be designed in such a way that it is well integrated with adjacent land uses. 
 
i.  Existing architectural character of the neighborhood shall guide building design. Building 

facades shall be designed to a human-scale, not auto-scale, for aesthetic appeal, pedestrian 
comfort, and compatibility with the design character of the neighborhood.  At least 50% 
of the building’s front façade shall have windows, doors or window displays provided. The 
Ancram Hamlet Improvement Plan included in the 2009 Community Development 
Strategic Plan should be used as a guide for design of shopping centers. 

 
j.  Sidewalks are provided with awnings or canopies for weather protection. 
 
k.  Parking shall be to the side or rear when possible.  Landscape buffering shall be provided 

for between parking lot and the street. Surface parking shall not exceed 110% of the 
minimum parking requirement for the land use. 

 
l.  The building footprint of any single building within a shopping center shall be no more 

than 5,000 square feet. The total square footage of all buildings combined shall not exceed 
20,000. 

 
m. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 

lines. 
 
Shooting Preserve 
a. The minimum lot area shall be 200 acres. 
 
b. DEC license required. No special use permit for a shooting preserve shall be issued until 

the applicant has obtained a shooting preserve license issued by the Department of 
Environmental Conservation pursuant to §11-1903 of the Environmental Conservation 
Law.  Licensed shooting preserves that exist at the time of enactment of this local law shall 
be considered a non-conforming use and shall be allowed to continue operation without 
issuance of a Town of Ancram special use permit pursuant to this section.  
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h. Setbacks. All shooting shall take place a minimum distance of 1,000 feet from any lot line.  
An exception to this requirement may be allowed with written permission from the 
adjoining landowner(s). 
 

d.  Buildings.  A shooting preserve is permitted a principal building for the conduct of the 
business and assembly of members.  

 
e.  The Planning Board may impose such conditions and restrictions on the operation of the 

shooting preserve which, in its discretion, are necessary to mitigate nuisances such as 
noise and protect the public safety.   

 
f. As a condition of special use permit approval, the applicant shall agree to the conduct of 

annual inspections by the ZEO. 
 
g. The Planning Board may impose restrictions and conditions including, but shall not 

necessarily be limited to, the following: 
 

1. Limitations on hours of operation and discharge of firearms. 
2. Increased setback requirements. 
 
3. Requirement of vegetative screening, buffering and/or berm. 
 
4. Limitations on areas within the preserve property in which firearms may be 

discharged. 
 
5. Limitation on the number of shooting preserve members. 
 
6. Prescribed siting, configuration or orientation of activities involving discharge of 

firearms and/or storage of ammunition.   
 

h. Application materials.  In addition to any special use or site plan review application 
requirements, applications for a shooting preserve shall include a narrative of all proposed 
shooting preserve activities, a statement as to the nature and extent of the proposed 
shooting preserve operation, and a copy of the shooting preserve license issued by the 
Department of Environmental Conservation. 

 
Short-Term Rentals 
 
a.  Purpose: This sub-section allows for short term rental (STR) of residences in the Town of 

Ancram in recognition that such use benefits homeowners, attracts tourists, and boosts 
the local economy.  The Town of Ancram 2019 Comprehensive Plan establishes the policy 
to allow for STR in a manner that also avoids adverse effects on community character. 
These provisions are designed to strike a balance between the benefits of STR while 
protecting the surrounding community and neighborhoods. Further objectives of this sub-
section are to ensure that STR land uses in the Town of Ancram do not adversely affect: 

 
1. the primarily agricultural and residential nature of Ancram’s neighborhoods, and its 

hamlets;  
2. property values;  
3. the supply of affordable long-term residential housing within the Town;  
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4. public safety; and 
5. ambient noise levels, traffic and parking on local roads, or cause an increase in litter 

or trash. 
 
b.  Prior to commencement, all STR uses shall require a Special Use Permit pursuant to 

Article VI of the Town of Ancram Zoning Law approved by the Planning Board and subject 
to the submission requirements and conditions of this sub-section. An approved special 
use permit shall be valid for one year and then eligible for renewal pursuant to (b) (5) of 
this sub-section. 

 
1. In addition to other special use application requirements, all special use permit 

applications for a short-term rental use shall include the following: 
a. A site plan of the property showing: all buildings; driveways or private roads used 

for access; the Town, County or State Road(s) to which the property has access; the 
tax parcel boundaries of the property; the property address; and the location and 
dimensions of any planned off-street parking. Such site plan need not be to scale. 

b. A floor plan drawn to scale, clearly showing which rooms are designated bedrooms 
for rental, and a written description detailing the total number of bedrooms and 
bathrooms inside the building available for rental use. 

c. Photograph(s) of the outside of all structures on site and existing or proposed 
parking area(s), with dimensions showing there is sufficient parking in a 
designated area, preferably not in the front yard, for at least one car per bedroom. 

d. A copy of the most recent Town of Ancram property tax bill showing payment or 
other proof of payment. 

e. If STR property septic certification is not on file with the Town Building 
Department, the applicant must present certification by a licensed professional 
engineer that existing septic meets Columbia County Department of Health code 
and is sufficient for stated occupancy by both homeowner and tenants. 

f. Planning Board approval of a STR SUP is conditional and shall not be complete 
until applicant produces a certificate of insurance and paid premium receipt 
manifesting liability insurance coverage for the premises which includes coverage 
of liabilities arising from the use of the property for STR purposes and potential 
liability claims by STR tenants. 

g. Contact information including name, address, email address, and telephone 
number, for the owner, operator, or owner’s designated representative.  

h. A STR application fee, as may be established by the Town Board and listed on the 
Town’s Schedule of Fees.  

 
2. Inspections. The Special Use Permit process for a STR use shall include an initial 

inspection of the land and buildings on the premises by the Town of Ancram Code 
Enforcement Officer.  Consent to such inspection shall be a condition of application.  
a. Further, all STR special use permit renewals shall also require an inspection as part 

of the renewal review and process.   
b. A satisfactory inspection from the Code Enforcement Officer shall be mandatory 

for the issuance of any STR special use permit and its renewal.  
c. The property owner shall provide the Code Enforcement Officer with reasonable 

access to the entire premises in which STR tenants will be housed so as to insure 
the safety of building for owner and tenants alike. The Code Enforcement Officer’s 
inspection shall be conducted so that he/she can make a determination that the 
premises is in compliance with all applicable Federal, State and local laws, rules 



Zoning as Amended 8 18 22 

158 

 

and regulations, including but not limited to, the New York State Uniform Fire 
Prevention and Building Code, the New York State Code Supplement, Columbia 
County Department of Health regulations, and any applicable provisions of the 
Town of Ancram Town Code, including this Zoning Law. 

d. An application to conduct a STR use shall be denied if the Code Enforcement 
Officer determines pursuant to an inspection of the premises, and an inspection of 
Town Records, that the premises is not in full compliance with all applicable 
Federal, State and local laws, rules and regulations, including but not limited to, 
the New York State Uniform Fire Prevention and Building Code, the New York 
State Code Supplement, Columbia County Department of Health regulations, and 
any applicable provisions of the Town of Ancram Town Code, including this Zoning 
Law. Property owners denied a permit on this basis shall be permitted to re-apply 
for a permit after remedying the non-compliance to the satisfaction of the Code 
Enforcement Officer after an inspection.  

 
3. Occupancy standards. 

a. Premises occupancy for all STR uses shall be limited to a maximum of 4 bedrooms 
with a total of 2 tenants 12 years of age or older per bedroom, plus 2 accompanying 
children under the age of 12 per bedroom.  

b. Tenant bedrooms for rental shall be limited to being within the principal dwelling 
and/or one accessory building.  

c. Visitors of STR tenants shall not remain as lodgers overnight if their presence 
exceeds occupancy standards at Section (b) (3) (a), above. 

d. The owner, operator, or designated representative of the STR property owner shall 
be available and shall respond on site at the STR property within 30 minutes of 
being notified of a complaint by any one of the following: the Town of Ancram CEO: 
a Town of Ancram elected official;  the NYS Police; or the Columbia County 
Sheriff’s Department.   

e. All noise standards pursuant to the Town of Ancram Ordinance #1, May 20, 1997, 
and to the Town of Ancram Zoning Law Article V (A) (9) (e), or to any successor 
laws, ordinances or standards shall be met including that noise levels shall not 
exceed 55 dBA at the property line, except for agriculture, unless where noted. 

f. There shall be no vehicular parking in connection with any STR use on any Town, 
County or State road, unless on-street parking is currently allowed. 

g. Coincidental use of a STR for Special Events.   
1. STR facilities planned, designed, marketed, or rented as both a STR and as a 

location for  holding special events as defined in this Zoning  Law shall require 
a separate special use permit and shall be subject to all special event 
regulations pursuant to Article V (D) (Special Events Facilities).  

h.  The STR owner shall inform tenants in writing and shall post in a prominent place 
within the STR the street address of the STR and the agency name and telephone 
numbers for fire, police, and medical emergency services.  If the STR is equipped 
with a security alarm system, the owner shall provide the agency name and 
contact information.  It shall be the affirmative responsibility of the property 
owner to ensure that the tenant always has the most current emergency contact 
information. 

4. Fees: A fee for the initial special use permit for an STR use and for its renewal shall be 
established by the Ancram Town Board and posted on the Town’s Fee Schedule. 



Zoning as Amended 8 18 22 

159 

 

 
5. Renewals. 

a. A STR renewal application shall include a fee, as may be established by the Town 
Board, and a list of all components that were part of the original STR application 
required by (b) (1) (a) through (g) of this short-term rental section. These are: 

 Approved Site Plan of the property 
 Approved Floor Plan 
 Photographs of structures and parking areas 
 Proof of property taxes paid 
 Septic Certification 
 Certificate of Insurance and paid insurance receipt 
 Contact Information 

 
For each listed component, the applicant shall state whether any changes from the 
original, permitted STR use have been made since that application was approved: 
 
1. If no changes have been made to the approved site plan, approved floor plan, 

photographs, or contact information in the original, approved STR application, 
and if changes to proof of taxes paid, septic certification, and certificate of 
insurance consist only of annual or periodic renewal with no decrease in coverage, 
the renewal application shall include a signed, notarized affidavit from the 
applicant attesting that no changes have occurred in these seven components of 
the permitted short-term rental.   

 
2. If changes have been made to any of the seven components after issuance of the 

original STR permit, the renewal application shall include a signed, notarized 
affidavit from the applicant listing the unchanged components and attesting that 
no changes have occurred in those components, and shall include all information 
required in (b) (1) (a) through (g) relevant to the changed component(s). 

 
b. The Planning Board shall, during the review for a STR renewal, evaluate any 

complaints that have arisen related to such STR.  The history, type, number, and 
resolution of such complaints shall be a factor in denying or approving a STR renewal. 
All renewal applicants shall be required to obtain from the CEO, a letter issued within 
30 days of the renewal application confirming that there are no outstanding violations 
for the premises, and shall submit that letter with the renewal application. 
1.  Failure of the property owner or designated representative to respond promptly in 

accordance with the requirements set forth in Section 6 (Enforcement), shall be 
considered by the Planning Board and may be a potential ground for a decision to 
deny renewal of the permit. A denial of the permit renewal application by the 
Planning Board must be done in writing and shall include an explanation in 
reasonable detail of the grounds for its decision, which decision shall be furnished 
to the applicant. Persons aggrieved by the decision of the Planning Board shall 
have the right to seek judicial review of the decision by a proceeding brought 
pursuant to Article 78 of the New York State Civil Practice Law & Rules. 

 
c. Any non-compliance with the requirements of this Short-Term Rental section of the 

Zoning Law shall be reviewed by the Planning Board and such non-compliance may 
be a basis, in whole or in part, for denial of the application for renewal of the permit.  
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d. If the applicant continues to meet all conditions of the most recent STR permit, no 
public hearing shall be required for renewal of a STR permit.  If the application fails to 
meet one or more conditions of the most recent STR permit, the Planning Board may, 
but shall not be required to, convene a public hearing about renewal of the STR permit. 

 
6. Enforcement 

a. STR Contact: The owner, operator, or designated representative of the STR property 
owner shall be available and shall respond on site at the STR property within 30 
minutes of being notified of a complaint by any one of the following: the Town of 
Ancram CEO; a Town of Ancram elected official; the NYS Police; or the Columbia 
County Sheriff’s Department. All STR permit-holders must maintain an up-to-date 
contact person for such purposes, and it shall be the affirmative responsibility of the 
permit holder to promptly notify the CEO of changes to contact information. The 
owner shall provide to the Town, at the time of SUP initial and renewal applications 
and thereafter as necessary, current information for the contact person, including the 
name, address, phone number, and email address. It shall be the affirmative 
responsibility of the property owner to ensure that the Town always has the most 
current contact information for the designated local contact person. The contact 
person must be available at all times for the purpose of responding to complaints 
regarding the condition, or operation of the STR, or conduct of occupants of the STR, 
and must respond promptly to any such complaints. 

b. Should a complaint be registered with the Town of Ancram regarding the condition or 
operation of an STR use, or regarding the conduct of STR occupants, the owner or 
designated representative shall allow the CEO access to the premises for the purpose 
of conducting an investigation and/or inspection about such a complaint.  

c. If the owner is not the contact person and available to meet the 30 minute response 
time, they must designate a local contact person or other agent as the owner’s agent 
for service of legal process and all other notices.  

d.  Enforcement of STR permits shall be pursuant to the Town of Ancram Zoning Law 
Article IX.   

 
7. Pre-Existing STR 

Zoning Law Article II (E) states: “No land or building shall hereafter be used, occupied, 
erected moved or altered unless in conformity with the regulations specified for the 
District in which it is located.” Further, Article III (A) (1) states “No lot, building or 
premises shall be erected, altered, or used that does not comply with one or more of the 
uses designated in the following table for each zoning district.” And further, Article III (A) 
(3) states “Uses not included in the Use Table shall be considered prohibited.” STR uses 
have not been defined or listed among the allowed uses of the preceding Zoning Law in 
the Town of Ancram. Thus, prior to the adoption of this STR law those uses were 
prohibited in the Town of Ancram and were illegal uses, and thus shall not qualify to 
continue as valid nonconforming uses upon the adoption of this Zoning Law. Thus, all STR 
uses, whether currently (and illegally) in existence or whether proposed, shall be subject 
to the STR permitting provisions of this Zoning Law.  
 
Amnesty period. Any property owner engaged in short-term rental use prior to the 
adoption of the provisions of this Zoning Law applicable to STR uses, may continue that 
use without a special use permit for a period of 180 days beginning on the effective date of 
this Local Law and no enforcement action shall be taken by the CEO against that use 
during that period for conducting the use without a permit. Upon the expiration of the 180 
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day period, all short-term rental uses in the Town of Ancram shall only be conducted 
pursuant to a valid special use permit issued pursuant to the applicable terms of this Local 
Law. Beyond this temporary 180 day amnesty, there shall be no grandfathering of any 
short-term rental uses conducted prior to the adoption of this Zoning Law.   

 
Slaughterhouse 
a.  No person shall operate a slaughterhouse or custom processing facility unless that person 

has first obtained any and all required State or Federal licenses or permits, including 
USDA certification, where required. 

 
b.  However, the processing of a person’s own animals including transportation in intrastate 

commerce of the animal’s products, is allowed without special certification if they are 
exclusively for use by the owner or members of the owner’s household, non-paying guests 
or employees.  

 
c. The butchering or processing of any wild game taken by permit issued by the New York 

State Department of Environmental Conservation is a permitted accessory use in all 
districts of the Town. 
 

d. All slaughterhouses shall meet the following conditions: 
 
1.  The slaughter of animals shall take place inside a closed building in a confined area to 

prevent the transmission of sound associated with the slaughter to the outside. The 
maximum area for the keeping or slaughtering of animals shall not exceed sixty 
percent of the individual lot or parcel site. 

 
2.  Parking for all traffic utilizing the business shall be provided for on-site and off public 

roads. 
 
3.  The main entrance to the facility must be located on a state highway or county road. 
 
4.  Disposal of waste shall be in accordance with all applicable state and county laws and 

regulations.  The facility must have all necessary federal and state permits and 
approvals and comply with all health and safety regulations.  This is meant to include, 
but is not limited to all sewage, processed and unprocessed animal parts, manure, 
entrails, blood, hides, and bones. 

 
5.  No feedlot shall be allowed on-site. 

 
6.  Live animals may be held on the site for no more than twenty-four hours. 
 
7.  All loading and unloading areas shall be screened from view from adjacent properties 

and public streets.  All exterior storage areas shall be fenced and fully screened from 
adjacent property and public streets.   

 
8.  Animals shall be enclosed in gated enclosures with a minimum height of six feet.  

Fencing shall be sufficient to provide adequate screening and contain animals securely 
on the property at all times.  
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9.  In the Ag District, there shall be a setback equal to a distance of at least 10% of the 
square footage of the proposed structure, plus the applicable required side and rear 
setbacks established in Table 2 from the property line of any existing, adjacent 
residence. In no case shall the proposed structure be sited closer than the side and rear 
yard setbacks established in Table 2.  

 
Solar Energy Systems 
 
a. Solar Systems Purpose and Intent. 
 
The Town of Ancram recognizes that solar energy is a clean, readily available, and renewable 
energy source.  
 
This Section aims to permit certain solar energy systems in the Town of Ancram, and to do so in 
a way that balances the positive impacts of those systems with the potential adverse impacts of 
those systems on neighbors and the environment, and which preserves community character, 
and encourages property owners to install and sensibly site solar energy systems. 
 
The Town of Ancram has determined that regulations regarding the development of solar energy 
systems are necessary to protect the interests of the Town, its residents, its farms, and its 
businesses as articulated in the 2019 Town of Ancram Comprehensive Plan. This Section is 
intended to:  

1. promote the effective and efficient use of solar energy systems;  
2. encourage the siting of solar energy systems in a way that preserves and protects 

community character, environmentally sensitive areas, and prime farmlands;  
3. set provisions for the placement, design, construction, and operation of such systems to 

be consistent with the Town of Ancram Comprehensive Plan;  
4. protect the public health, safety, and welfare; and  
5. ensure that such systems will not have a significant adverse impact on the environment, 

including on aesthetic qualities and rural character of the Town. 
 
Greater restrictions to prevail: In their interpretation and application, the provisions of 
this Section shall be held to be minimum requirements adopted for the promotion of the public 
health, safety, and general welfare. This Local Law shall not interfere with, abrogate, or annul 
any ordinance or any rule, regulation, or permit previously or hereinafter enacted or adopted, or 
issued pursuant to law, provided that, unless specifically excepted, whenever the requirements 
of this provision are inconsistent with the requirements of any other lawfully adopted rule, 
regulation, ordinance or local law, the more restrictive provisions that impose higher standards 
shall govern. 
 
b. Applicability 
 

1. The requirements of this Section shall apply to all solar energy systems and related 
equipment installations modified or installed after the effective date of this Section. 

 
Solar energy system installations for which a valid building permit has been issued 
before the effective date of this Section shall not be required to meet the requirements of 
this Section. However, any modifications to existing solar energy systems that increase 
the solar energy system area by more than 5% of its original size in acres shall be subject 
to this Section. 
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In addition to meeting all the requirements of the Town of Ancram Zoning Law, all solar 
energy systems shall be designed, erected and installed in accordance with all applicable 
codes, regulations and industry standards as referenced in the New York State Building 
Code and the New York State Energy Conservation Code. 

 
c. General Design and Siting Requirements for all Solar Energy Systems 
 

1. All solar collectors and related equipment shall be placed and arranged such that 
reflected solar radiation or glare shall not be directed onto adjacent properties or public 
roadways.      

 
2. All solar collectors and their associated support elements shall have a non-reflective 

finish and be of neutral paint colors to achieve visual harmony with the surrounding 
area. Panels shall not reflect more than 2% of incoming sunlight. 

 
3. All solar collectors and their associated support elements shall, at the time of 

installation, be designed according to generally accepted engineering practice to 
withstand heavy snow loads and wind pressures applied to exposed areas by wind from 
any direction, to minimize the migration of light or sound from the installation and to 
minimize sight obstructions for adjacent structures or land parcels. A licensed 
professional engineer or registered architect shall stamp and sign all construction and 
other plans and documents to affirm that the design meets all structural requirements, 
including snow and wind loads, as a condition of those plans being approved. 

 
4. Any on-site power lines shall be underground installations. If such requirement is 

impossible or impracticable, the Planning Board shall have the discretionary authority to 
modify this requirement. 

 
5. The proposed project shall be consistent with the adopted Town of Ancram 

Comprehensive Plan. 
 

6. All areas of the proposed project shall be readily accessible for fire, emergency services 
and police protection. The Planning Board may require local fire and emergency services 
to be provided with site plans for a solar energy system for their review to ensure 
emergency accessibility. 

 
d. Rooftop and Flush-Mounted Small-Scale Solar Energy Systems. 
 

1. A rooftop and flush-mounted solar energy system with a rated capacity of 25 kW or less 
that generates electricity primarily for on-site consumption is allowed as an accessory 
structure and shall be permitted through use of the Unified Solar Permitting Process 
adopted by the Town of Ancram. No Planning Board review shall be required for such 
systems. 

 
2. In addition to meeting the requirements of Subsection (c) [General Design and Siting 

Requirements] , rooftop and flush-mounted solar energy system shall incorporate the 
following design requirements: 

 
a. Solar collectors on pitched roofs shall be mounted with a maximum distance of eight 
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(8) inches between the roof surface and the highest edge of the system. 
 

b. Solar collectors on pitched roofs shall be installed parallel to the roof surface on 
which they are mounted or attached. 
 

c. Solar collectors on pitched roofs shall not extend higher than the highest point of the 
roof surface on which they are mounted or attached. 
 

d. Solar collectors on flat roofs shall not extend above the top of the surrounding 
parapet, or more than twenty-four (24) inches above the flat surface of the roof, 
whichever is higher. 
 

e. In no event shall solar collectors mounted on buildings be higher than five (5) feet 
above the level of the permitted building height. 

 
3. A rooftop and flush-mounted solar energy system shall be designed according to New 

York State Building Code to withstand wind and heavy snow loads. Access points 
required to maintain the solar collectors and solar equipment in proper working order 
shall be incorporated in all plans for installations of rooftop and flush-mounted solar 
energy systems.  

 
4. In order to ensure the safety of firefighters and other emergency responders, except in 

the case when solar collectors are installed on an accessory structure less than 1,000 
square feet in area, there shall be a perimeter area around the edge of the roof and 
pathways to provide space on the roof for walking around solar collectors. There shall be 
access pathways along the roof with no such pathways extending over windows, roof 
vents, or skylights or conflicting with overhead wires, tree limbs, ground obstructions, or 
satellite dishes/antennae.  Pathways shall be placed at building strong points. In order to 
mitigate electrical hazard to firefighters and other emergency responders, the following 
shall be implemented: 

 
a.  Direct current (DC) and alternating current (AC) disconnect switches for the energy 

system shall be located in close proximity to the electrical service meter. 
 
b.  A photovoltaic (PV) system shall have a disconnect switch on the electrical service to 

prevent energy from being fed into the service during a power failure. 
 
c.  The electrical meter of a building served by a photovoltaic (PV) system shall have 

affixed to it a utility warning sticker stating, in substance, that the building is served 
by a photovoltaic system. 

 
5.  There shall be a permanent plaque or directory placed in an exterior location near the 

main or front entry of a residence or other structure that is readily visible to firefighters 
to identify system disconnect(s) location. The plaque or directory shall meet all New 
York State Building Code standards for reflection, lettering and color for easy visibility. 
As part of the permitting process, the Code Enforcement Officer/Building Inspector shall 
inspect and evaluate such location and plaque design to ensure its visibility. 

 
e. Ground-Mounted and Freestanding Small-Scale Solar Energy Systems 
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1. Ground-mounted and freestanding solar energy systems with a rated capacity of 25 kW 
or less that generate electricity primarily for on-site consumption shall be allowed as an 
accessory structure and shall require a Special Use Permit approval by the Planning 
Board and the subsequent issuance of a Building Permit.  

 
2.  Ground-mounted or freestanding solar energy systems shall not locate in the following 

areas: 
 

a. Areas of potential environmental sensitivity, including but not limited to resources 
such as flood plains, wetlands, wetland buffers and stream buffers as identified by 
the current Significant Habitats in the Town of Ancram map, or other maps 
identified in the Town of Ancram Comprehensive Plan, or as identified by the New 
York State Department of Environmental Conservation, United States Army Corps of 
Engineers, or other Town, County, State and/ or Federal Agency.   

 
b. Slopes greater than fifteen percent (15%). 

 
3. Ground-mounted and freestanding solar energy systems shall be set back a minimum of 

twenty-five (25) feet on any side and rear lot.  
 

4. No Ground-mounted and freestanding solar collector is allowed in the required front 
yard setback except in the following circumstance. In the case where a lot's width and 
road frontage are greater than the depth, and where it is not feasible to meet all setbacks 
to place ground-mounted solar collectors in the rear, ground-mounted solar collectors 
may be placed in the front yard setback placed to the side of the principal structure. No 
ground-mounted solar collectors may be placed directly in front of the home or principal 
structure. 

 
5. The height of ground-mounted or freestanding solar collectors shall not exceed fifteen 

(15) feet when oriented at maximum tilt. 
 

6. No minimum lot size is required for the installation of a ground-mounted or 
freestanding solar system. 

 
7. Screening shall be provided to the maximum extent practicable from adjoining lots using 

features such as earthen berms, landscaping, fencing, or other screening which will 
harmonize with the character of the property and surrounding area. The proposed 
screening shall not interfere with normal operation of the solar collectors nor shall it 
block or shade property to the north. The Planning Board may require a screening plan. 

 
8. There shall be a permanent plaque or directory placed in an exterior location that is 

readily visible to firefighters to identify system disconnect(s) location. The plaque or 
directory shall meet all standards for reflection, lettering and color for easy visibility. As 
part of the permitting process, the Code Enforcement Officer/Building Inspector shall 
inspect and evaluate such location and plaque design to ensure its visibility. 

 
f. Building-integrated Small-Scale Solar Energy Systems 
 

1. Photovoltaic systems that are integrated directly into building materials (e.g., roof 
shingles) and are a permanent and integral part of a building or structure (not mounted 
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on or affixed to), are exempt from the requirements of this Section.  However, all 
applicable building codes shall be met, and necessary permits obtained. Building-
integrated small-scale solar energy systems must be properly engineered and when 
proposed, shall be shown on any application submitted for a building permit. 

 
2. There shall be a permanent plaque or directory placed in an exterior location that is 

readily visible to firefighters to identify system disconnect(s) location. The plaque or 
directory shall meet all standards for reflection, lettering and color for easy visibility. As 
part of the permitting process, the Code Enforcement Officer/Building Inspector shall 
inspect and evaluate such location and plaque design to ensure its visibility. 

g. Community-Scale Solar Energy Systems 
 

1. Community-scale solar energy systems are allowed in the Town of Ancram Agriculture 
Zoning District pursuant to a Site Plan and Special Use Permit approved by the Planning 
Board. 

 
2. After review and study, the Town has determined that a solar energy system occupying 

ten (10) acres  would have the capacity to generate  energy sufficient to meet the energy 
needs of  approximately twenty five percent (25%) of the total number of housing units 
in Ancram.  Further, the Town considers solar systems requiring more than ten (10) 
acres in scale to be incompatible with the Town’s environmental, farmland, local food 
production, and rural character priorities, as those priorities have been established and 
expressed in the Town of Ancram Comprehensive Plan.  Therefore, community-scale 
solar energy systems shall not exceed ten (10) acres in size regardless of the maximum 
energy generating capacity of the system.  

 
3. All applications for community-scale solar energy systems shall include the following, in 

addition to the site plan review and special use permit application requirements of 
Article VI and VII: 

 
a. Plans and drawings of the solar energy system installation signed by a professional 

engineer registered in New York State showing the proposed layout of the entire solar 
energy system along with a description of all components, whether on site or off site, 
existing vegetation and proposed clearing and grading of all sites involved. Clearing 
and/or grading activities are subject to review by the Planning Board and shall not 
commence until the issuance of site plan approval.  

b. An electrical diagram detailing the solar energy system installation, all associated 
components including any proposed battery storage facilities, and electrical 
interconnection methods, with all disconnects and over-current devices identified.  

c. Location and design of all access roads, gates, parking areas, etc.  
d. Plan for clearing and/or grading of the site. The clearing and grading plan shall also 

include methods to stockpile, reduce erosion of, and reuse all disturbed topsoil.  
e. A stormwater pollution prevention plan, certified by a professional engineer, which 

demonstrates stormwater runoff will infiltrate into the ground beneath at a rate 
equal to that of the infiltration rate prior to the placement of the system and that will 
not adversely affect adjacent properties or natural resources such as streams, 
wetlands, or other water bodies.  

f. Documentation of utility notification, including an electric service order number.  
g. Decommissioning plan and submission of a performance bond or other financial 

surety that satisfies the Town that all required remediation and restoration 
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improvements shall be made.  
i. All applications for a community-scale solar energy system shall be accompanied 

by a decommissioning plan to be implemented upon abandonment, or a cessation 
of activity, or in conjunction with removal of the community-scale solar energy 
system. Prior to issuance of a building permit, the owner or operator of the 
facility or structure shall post a performance bond or other suitable guarantee in 
a face amount of not less than 150% of the estimated cost of decommissioning, as 
determined by the engineer retained by the Town, to ensure removal of the 
facility or structure as well as restoration and revegetation in accordance with the 
decommissioning plan described below and as approved by the Planning Board. 
The form of the guarantee must be reviewed and approved by the Town’s 
consulting engineer and the Town Attorney, and the guarantee must remain in 
effect until the system is removed. The cost of the review of the guarantee by the 
Town’s consulting engineer and the Town Attorney shall be paid from a Town 
escrow funded by the applicant. Prior to removing a community-scale solar 
energy system or structure, the applicant shall obtain a demolition permit  from 
the Town of Ancram.  
 

ii. The applicant will submit a decommissioning plan that ensures that the site will 
be restored to a useful, nonhazardous condition without delay, including but not 
limited to the following: 

 
1. Removal of all aboveground and below-ground equipment, structures and 

foundations including but not limited to ground anchors, cables, wiring, 
concrete foundations, switchyards, control houses, fencing, and inverters.  

2. Restoration of the surface grade and topsoil after removal of equipment. 
Compacted portions shall be decompacted and excavations shall be backfilled 
to restore the site.  

3. Revegetation of restored topsoil areas with native seed mixes, excluding any 
invasive species.  

4. In the event that construction of the community-scale solar energy system or 
structure has been started but is not completed and functioning within 18 
months of the issuance of the final site plan, the Town may notify the 
operator and/or the owner to complete construction and installation of the 
facility within 180 days. If the owner and/or operator fails to perform, the 
Town may notify the owner and/or operator to implement the 
decommissioning plan.  

5. The decommissioning plan must be completed within 180 days of notification 
by the Town.  

6. Upon cessation of activity of a fully constructed community-scale solar energy 
system or structure for a period of one (1) year, the Town may notify the 
owner and/or operator of the facility to implement the decommissioning 
plan. Within 180 days of notice being served, the owner and/or operator shall 
either restore operation equal to at least eighty percent (80%) of approved 
capacity or complete implementation of the decommissioning plan.  

 
iii. If the owner and/or operator fails to fully implement the decommissioning plan 

within the 180-day time period and restore the site as required, the Town may, at 
its own expense, provide for the restoration of the site in accordance with the 
decommissioning plan and may, in accordance with the law, recover all expenses 
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incurred for such activities from the defaulted owner and/or operator. The cost 
incurred by the Town shall be assessed against the property, shall become a lien 
and tax upon said property, shall be added to and become a part of the taxes to be 
levied and assessed thereon, and enforced and collected with interest by the same 
officer and in the same manner as other taxes.  
 

iv.  If the applicant ceases operations of the community-scale solar energy structure 
or system for a period of eighteen (18) months or begins and does not complete 
construction within eighteen (18) months after receiving final site plan approval, 
the decommissioning plan shall be fully implemented within 180 days. 

 
h. The Planning Board is authorized to seek and use legal, engineering, planning, or 

other professional assistance in connection with its review of any proposed 
community-scale solar energy system. All costs incurred related to retention of any 
such assistance shall be paid from the Town’s escrow account with funds provided in 
full by the applicant.  The Town shall require any applicant to pay all associated costs 
for any application review, including but not limited the review required under the 
State Environmental Quality Review Act [SEQRA]. The Town shall establish an 
escrow account for the project pursuant to LL#1 of 2004, with fees to be paid by the 
applicant prior to initiation of any project review.  The Town shall provide a written 
estimate of fees to the applicant in order to establish this escrow.  Project review shall 
not initiate or continue unless the escrow account is funded as per estimates 
provided by the Planning Board. 
 

i. Accurate photo simulations shall be included showing the proposed solar energy 
system in relation to the building/site along with elevation views and dimensions, 
and manufacturer's specifications and photos of the proposed solar energy system, 
solar collectors, and all other components. Photo simulations shall be provided from 
multiple angles for all key locations identified as may be directed by the Planning 
Board. Key viewpoints including existing tree lines, surrounding topography, and 
proposed elevations shall be required. 
 

j. A landscape plan showing all existing natural land features, trees, forest cover, and 
all proposed changes to these features. The plan shall show all trees and other 
vegetation which shall be incorporated into screening of the facility. 
 

k. Part I of the full environmental assessment form (FEAF) filled out.  
 

l. Details of the proposed noise that may be generated by inverter fans. The Planning 
Board shall require a noise analysis to determine potential adverse noise impacts.  
 

m. Fees.  The applicant shall submit all fees as established by the Town of Ancram Town 
Board.  

 
4. General Provisions for Community-Scale Solar Energy Systems.  In addition to meeting 

all requirements for a special use permit and site plan review as established in this 
Zoning Law, all community-scale solar energy systems shall be designed, erected, and 
installed in accordance with all applicable codes, regulations and industry standards as 
referenced in the New York State Building Code.  In addition, the following requirements 
shall be met: 
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a.  All solar collectors and related equipment shall be surfaced, designed, and sited so as 

not to reflect glare onto adjacent properties and roadways. Collectors shall not reflect 
more than two percent (2%) of incoming sunlight. The design, construction, 
operation, and maintenance of any solar energy system shall prevent the 
misdirection and/or reflection of solar rays onto neighboring properties, public 
roads, and public parks in excess of that which already exists.  

 
b.  Setbacks. Solar collectors shall be set back a minimum of 100 feet on any side and 

rear lot. No solar collector shall be allowed to be placed within the required front 
yard setback. The Planning Board is authorized to increase the width of this setback 
after analysis of site conditions and adjacent land uses and determines that a wider 
buffer is required.  

 
c.  The character and appearance of the proposed project shall be in general harmony 

with the character and appearance of the surrounding neighborhood and shall not 
detract from the scenic qualities, rural character, and visual qualities of Ancram’s 
landscape and historic character.  

 
d.  All community-scale solar energy systems shall adhere to all applicable New York 

State or Town of Ancram building, plumbing, electrical, and fire codes.  
 
e.  Community-scale solar energy systems are prohibited within the Scenic Corridor 

Overlay Zone. 
 
f.  Development and operation of a solar energy system shall not have a significant 

adverse impact on fish, wildlife, or plant species or their critical habitats, or other 
significant habitats identified by the Town of Ancram or other federal or state 
regulatory agencies. Applicants shall use the adopted Town of Ancram 
Comprehensive Plan, the Town of Ancram Natural Resource Plan, the Town of 
Ancram Agricultural and Farmland Protection Plan, and the Town of Ancram 
Natural Resource Occurrence map showing sensitive environmental features, along 
with other site information, to identify and describe how the proposed solar energy 
system shall avoid or mitigate adverse impacts to these resources. The site plan shall 
include identification of wildlife species that may use the parcel including potential 
wildlife travel corridors, migration paths, or critical habitats as identified by the New 
York State Department of Environmental Conservation or as shown on the Town of 
Ancram Natural Resource Occurrence map.   

 
g.  As per the Natural Resources Occurrence Map, lands having three (3) or more 

overlapping natural resources shall be prohibited for siting community-scale solar 
energy systems. No solar system shall be installed in a designated wetland as defined 
by the New York State Department of Environmental Conservation, the U.S. Army 
Corps of Engineers, or other governing body, on slopes > 15%, on ridgelines as shown 
on the Town of Ancram Steep Slope and Ridgeline Overlay District map, or within 
150 feet of a stream. 

 
h.  Any site containing a community-scale solar energy system shall be enclosed by 

perimeter fencing at a height of 8.5 feet to restrict unauthorized access. The Planning 
Board may require open space at the bottom of the fence to allow for unfettered 
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passage of birds and small animals. There shall be created and maintained within the 
security fence, and between such fence and the components, structures, or fixtures of 
the solar energy system, a clear and unobstructed buffer area at least twenty-five (25) 
feet in width encircling the entire perimeter of the facility, with a surface and grade 
suitable for the safe passage of fire trucks and other emergency vehicles. 

 
i.  Roadways within the site shall not be constructed of impervious materials and shall 

be designed to minimize both the number and size of roadways constructed and soil 
compaction.  

 
j.  Previously cleared or disturbed areas such as but not limited to former commercial 

sites, old landfill, and abandoned mines are preferred locations for solar collector 
arrays. The clearing of additional lands to accommodate a proposed community-
scale solar system may be permitted, provided the percentage of newly cleared land 
on any parcel does not exceed ten percent (10%) of the existing woodlands on that 
parcel.  

 
k.  Native grasses and vegetation shall be maintained below the arrays. Pollinator-

friendly vegetation shall be included in the landscaping.  The ground within the 
fenced perimeter shall not be tamped, compressed, or otherwise conditioned with 
herbicides or similar other treatment to inhibit the growth of natural vegetation.   

 
l.  Agrivoltaic Dual Use.  The Planning Board may allow but not require a solar energy 

system on farmland to exist alongside agricultural uses, so the land is used both for 
energy generation and farming concurrently. Dual uses allow for the co-usage of the 
lands under and around installed solar collectors for grazing or growing of crops that 
could be grown or harvested without damaging or interfering with solar facilities. 
While allowing design flexibility to support varying agricultural activities without 
unnecessary costs, a solar system designed for dual use should result in less than fifty 
percent (50%) shading of the underlying land. The Planning Board shall require the 
applicant to submit information about potential impacts to farmland and agricultural 
uses in the New York State Agricultural District in Ancram as part of its special use 
permit application.  

 
m.  The solar energy system, including all proposed structures and off-site infrastructure, 

shall be located and maximally screened within 5 years in such a way as to avoid or 
minimize visual impacts as viewed from: 

 
i.  Public roads and highways and other public sites. 
 
ii.  Existing residential dwellings located on contiguous parcels.  

 
n.  The applicant shall provide a landscape plan designed to maximally screen the site 

from roadways and other public locations, neighboring properties, and other 
locations identified by the Planning Board. The landscape plan may include 
vegetated earthen berms, fences or other planted or natural screening which will 
harmonize with the character of the surrounding area. The plan shall include a 
planting plan and plant list with installed and mature plant sizes. The plants should 
be a mix of deciduous and evergreen native trees, shrubs, and herbaceous vegetation 
arranged in a natural way to achieve full screening. The plan shall also include a 
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landscape maintenance plan and guarantee that the plantings will maximally screen 
the system within five (5) years and remain until it is decommissioned.  

 
o.  All transmission lines and wiring associated with a solar energy system shall be 

buried and include necessary encasements in accordance with the National Electric 
Code and Town requirements. The Planning Board may recommend waiving this 
requirement if sufficient engineering data is submitted by the applicant to 
demonstrate that underground transmission lines are not feasible or practical. The 
applicant is required to show the locations of all proposed overhead and 
underground electric utility lines, including substations and junction boxes and other 
electrical components for the project on the site plan. All transmission lines and 
electrical wiring shall be in compliance with the utility company's requirements for 
interconnection.  

 
p.  Artificial lighting of solar energy systems shall be limited to lighting required for 

safety and operational purposes and shall be shielded from all neighboring properties 
and public roads. All lighting sources and fixtures shall fully shield and comply with 
International Dark-Sky Association lighting standards.  

 
q.  Any signage used to advertise the solar energy system shall be in accordance with the 

Town's signage regulations. The manufacturer’s and installer's identification, contact 
information, and appropriate warning signage shall be posted at the site and clearly 
visible.  

 
r.  The maximum height of the solar collector arrays shall not exceed fifteen (15) feet.  
 
s.  Following construction of a community-scale solar energy system, all disturbed areas 

where soil has been exposed shall be reseeded with grass and/or planted with low-
level vegetation capable of preventing soil erosion and airborne dust.  

 
t.  Any post-construction changes or alterations to the solar energy system shall be done 

by amendment to the special use permit only and subject to the requirements of this 
article.  

 
u. Within 30 days after completion of a community-scale solar energy system, the 

applicant shall file in the office of the Town Clerk a post-construction certification 
from a professional engineer registered in New York State stating that the project 
complies with applicable codes and industry practices and has been constructed and 
is operating according to the design plans. The applicant shall further provide 
certification from the utility that the facility has been inspected and connected.  

 
v.  Special use permits granted for community-scale solar energy systems shall be 

assignable or transferable to future landowners of that system on the approved parcel 
so long as they are in full compliance with this Section and all conditions imposed 
upon the use from the original special use permit approval, and the Code 
Enforcement Officer is notified in writing of the property transfer at least fifteen (15) 
days prior thereto.  

 
h. Storage Batteries 
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1.  Storage batteries for small-scale and community-scale solar systems that are located on 
the same parcel as the solar system shall be considered an accessory use as per the Town 
of Ancram Use Table and shall be reviewed as such. All batteries and battery and storage 
structures shall comply with all applicable laws, codes, regulations, and standards 
including, but not limited to, ensuring they are screened and sited in the same manner as 
all other structures related to the solar system.  

 
2.  Storage batteries for small-scale and community-scale solar systems that are located on a 

different parcel than the solar system shall be considered an additional principal use as 
per the Town of Ancram Use Table and shall be reviewed and permitted separately. 

 
i. Utility-scale solar energy systems generating electricity for off-site consumption requiring 
greater than ten (10) acres of land area and having a nameplate capacity of less than twenty (20) 
megawatts. 
 

1.  Prohibition. In order to meet the Town of Ancram Comprehensive Plan (the Plan) 
direction to allow for appropriately scaled renewable energy sources and to exclude large 
scale projects, utility-scale solar energy systems requiring more than ten (10) acres of 
land area and having a nameplate capacity of less than twenty (20) megawatts (MW), the 
function of which is to generate energy for transfer, sale, storage or other transmission or 
consumption beyond the parcel or parcels upon which the facility is located, are 
prohibited in all Zoning Districts in the Town of Ancram. 

 
a.  Rationale. Pursuant to the Town of Ancram Comprehensive Plan, Ancram has 

established an overall policy establishing its desire to maintain its predominantly 
rural character, preserve agricultural landscapes, open space, important scenic views, 
and infrastructure appropriate for a small, rural town.  The Plan also establishes that 
Ancram wishes to respond to the effects of climate change, and specifically 
establishes a vision to “use and support appropriately scaled renewable energy 
sources.” Further, the Plan establishes specific policies for solar and wind power 
including that to “continue to allow solar and wind power for agricultural, 
residential, and small business use”, and to “consider policies for appropriately 
scaled solar and wind projects to generate electricity for the community”, and to 
“exclude large scale commercial wind and solar operations that export electricity 
outside the town as these are considered inconsistent with the rural character of the 
community.”  

 
b.  In addition to implementing the directives of the Plan, other reasons for this 

prohibition are based upon a comprehensive evaluation of the environment and 
natural resources within the Town. This evaluation included information from 
Ancram’s Comprehensive Plan, Natural Resource Plan, Agricultural and Farmland 
Protection Plan, Hydrogeological Study, and a comprehensive Natural Resources 
Occurrences analysis for solar siting.  Ancram has identified significant 
environmental sensitivities and resources within the Town that are identified as 
follows:  

 
I.  Unique habitats as shown in the Ancram Natural Resource Conservation Plan 

and the Columbia County Natural Resources Inventory. 
 

Ancram has twenty-five (25) upland and wetland habitats identified in the 
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Natural Resources Conservation Plan as being ecologically significant. These 
include both common habitats such as upland hardwood forests, upland 
meadows, and hardwood swamps, and less common habitats such as kettle shrub 
pools, fens, cool ravines, and oak-heath barrens. They also include habitats such 
as “waste ground” which refers to highly disturbed areas such as mines, where 
topsoil and vegetation have been removed, but there are no structures or 
pavement. 
 
There are two listed New York State (NYS) Endangered Animals species (Indian 
bat and bog turtle) in Ancram, two NYS Threatened species (timber rattlesnake, 
least bittern), several NYS Species of Special Concern (including spotted turtle, 
sharp-shinned hawk, and grasshopper sparrow), and several other NYS Species 
of Greatest Conservation Need (for example, four-toed salamander, New England 
cottontail, black-billed cuckoo, and willow flycatcher). 

 
II. Wetlands as shown on wetlands maps in the Ancram Natural Resource 

Conservation Plan and regulated by the New York State Department of 
Environmental Conservation (NYS DEC) or the U.S. Army Corps of Engineers. 

 
Wetlands. Wetlands provide critical habitats for plants and animals, but also 
benefit the broader environment and human communities by controlling 
flooding, filtering water to remove pollutants, sequestering carbon, providing 
wildlife habitat, and providing a host of other services. There are State-regulated 
wetlands delineated throughout Ancram, including a large wetland complex at 
Drowned Lands Swamp. Additionally, there are many National Wetland 
Inventory (NWI) wetlands that contribute to ecological functioning. 
 
The Town has identified many areas that have hydric (wetland) soils even though 
some are currently farmed. These may often be wet meadows and not a typical 
emergent swamp. Wetlands, including wet meadows, contribute to the rich 
biodiversity in an ecosystem. New York State has adopted wetlands laws to 
protect the essential services wetlands play in defending the ecosystem from 
degradation. Ancram has included wetlands in their zoning as a resource to be 
protected. 
 
The installation, maintenance and even decommissioning of solar systems in a 
wetland have adverse implications. Construction involves heavy equipment that 
not only compacts hydric soils, which leads to shifts in plant communities, but 
also produces noises and vibrations that disrupt use of the area by both resident 
and migrating wildlife species. Compaction of soils restricts nutrient and water 
flow, increases runoff and flooding, and reduces groundwater recharge. Post 
construction, solar collectors will decrease the amount of light reaching the soil 
surface, thus reducing plant productivity and carbon sequestration. Mechanical 
and chemical treatments used to control vegetation under and around collectors 
create potential for contamination due to pesticides.   
 

III. Steep Slopes and Ridgelines as shown on the Town of Ancram Comprehensive 
Plan, Natural Resources Conservation Plan, and in their Steep Slope and 
Ridgeline Overlay District Map (zoning). 
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Significant areas of steep slopes (> 15%) are mapped and evaluated in the Town’s 
Comprehensive Plan and the Natural Resources Conservation Plan.  Steep slopes 
and associated ridges are found throughout Ancram. Overall, Ancram’s terrain is 
hilly to mountainous. Changes in elevation influence ecological systems by 
determining different microclimates, vegetation and habitats.  Steep slopes 
influence farming and other land use activities. 
 
The Town’s planning has long recognized the role steep slopes and ridgelines 
have in Ancram.  As such, the Town has created a steep slope and ridgeline 
overlay zoning district specifically designed to limit adverse impacts of 
development on those areas.  
 
Disturbances to topographic features, especially on steep slope areas, can impact 
water quality of nearby streams, wildlife use of an area, and increase erosion and 
sedimentation risk. Other adverse impacts when steep slopes are developed could 
also include loss of topsoil, silting of wetlands, alteration of drainage patterns, 
obstruction of drainage structures, intensification of flooding, and loss of habitats 
and biodiversity over a much larger area. 

IV. Areas having high hydrogeologic sensitivity as established in the Town of Ancram 
Hydrogeological Study (2008) and included in the Town Comprehensive Plan. 

 
Large-scale solar systems development can affect streams and water quality 
indirectly even when placed outside stream boundaries due to changed water 
drainage regimes, and increased erosion and sedimentation from development 
upgrade from the stream. Ancram is committed, as evidenced by its Plan and its 
Zoning Law, to protect the full integrity of hydrologic systems in the Town. 

 
V. Important Areas Stream Habitats as shown in the Ancram Natural Resource 

Conservation Plan and the Columbia County Natural Resources Inventory. 
 

Streams are valuable environmental resources also related to floodplain and 
riparian zone features. The Town Comprehensive Plan explicitly seeks to preserve 
streams and their buffers and details the role these resources play as water 
sources, important plant and animal habitats, travel corridors, and ecological 
functions within the Hudson River watershed. The Plan specifies the need to 
protect streams and stream corridors. Most streams in Ancram are NYS DEC 
regulated streams.  
 
Like floodplains, streams provide many critical environmental services as 
described above.  Increased frequency and intensity of extreme weather events 
also affect streams, their banks and adjacent riparian areas even if those areas do 
not flood.  Wooded vegetation found along streams creates a critical green 
infrastructure linked to many other locations in the Town and beyond. 
Disruption of natural systems by siting solar systems within stream corridors 
could have a large environmental impact by removal of vegetation or increasing 
water runoff. Flood damage to solar facilities may result in release of potentially 
toxic heavy metals and silicone by-products that are used in the collectors. 
Damaged units or time may release these contaminants into the environment. 

 
VI. Important Areas Animals and Plants as shown in the Ancram Natural Resource 
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Conservation Plan and the Columbia County Natural Resources Inventory 
 

Important Areas (IA) are lands and waters that support the continued presence 
and quality of known populations of rare animals and rare plants, or of 
documented examples of rare or high-quality ecological communities. Important 
Areas include the specific locations where the animals, plants, and/or ecological 
communities have been observed, but go beyond these locations to also include 
additional habitat for the rare animal and plant populations, including areas 
which may be used by rare animals for breeding, nesting, feeding, roosting, or 
over-wintering; and to include areas that support the natural ecological processes 
critical to maintaining the habitats of these rare animal and plant populations, or 
critical to maintaining these significant communities. 
 
IA’s are generated using Geographic Information System Important Area spatial 
models (IA models) applied to occurrences of rare plants and animals and 
significant natural communities in the State’s New York Natural Heritage 
database or applied to observation locations of other species obtained from other 
sources. There are significant areas throughout Ancram, including areas along 
streams and in the central to northeastern corner of Town, identified as 
important areas. 

 
VII.  Natural Heritage Communities as shown in the Ancram Natural Resource 

Conservation Plan and the Columbia County Natural Resources Inventory. 
 

Identified by the New York State Natural Heritage Program, one natural heritage 
community has been identified in Ancram. Natural Heritage Communities 
represent occurrences of rare or high-quality natural communities (ecological 
communities), as recorded by the New York Natural Heritage Program. 

 
VIII. Significant Biodiversity Areas (SBA) as shown in the Ancram Natural Resource 

Conservation Plan and the Columbia County Natural Resources Inventory. 
 

These are locations of high concentration of biological diversity or value for the 
regional biodiversity. The New York State Department of Environmental 
Conservation (NYS DEC) Hudson River Estuary Program have identified SBA’s 
throughout the Hudson River estuary region of New York State. SBAs are defined 
by unique topography, geology, hydrology, and biology that distinguish them 
from neighboring areas. In Ancram, the Taconic Ridge SBA and the Harlem 
Valley Calcareous Wetlands together cover about half the Town’s landmass.  
These areas also overlap with forests having a high Forest Condition Index. 

 
IX. Riparian Areas as shown in the Ancram Natural Resource Conservation Plan, 

regulated in the Town of Ancram Zoning Law, and shown in the Columbia 
County Natural Resource Inventory. 

 
Riparian areas are identified as a critical resource in Ancram. These areas are 
important habitats and contribute directly to the stream’s water quality and 
ecosystem. The Natural Resource Plan establishes that “The most effective means 
of sustaining groundwater supplies, clear lakes and ponds, and cool, clean 
streams with stable banks are to maintain substantially forested watersheds and 
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maintain riparian zones with undisturbed vegetation and soils.” To protect these 
important areas, the Town has created a zoning requirement for stream buffers 
specifically to protect the environmental functioning of this resource.  

 
X. Flood Hazard Areas as shown on the FIRM maps and adopted by the Town of 

Ancram. 
 

Flood Hazard Areas are identified in the Town of Ancram Flood Insurance Rating 
Maps (FIRM) and the Town of Ancram Flood Damage Prevention Law as 
adopted by the Town of Ancram and are included as a mapped environmental 
resource in their Comprehensive Plan, Natural Resource Conservation Plan, and 
Natural Resources Occurrence Analysis. The Town of Ancram explicitly seeks to 
preserve floodplains for their natural functions.  Protecting intact floodplain 
habitats can maintain groundwater recharge, reduce the risk of downstream 
flooding and erosion, increase wildlife habitat resources and connectivity, 
maintain or improve stream water quality and habitat quality, and support 
human recreational activities. They also tend to be very productive biological 
areas, are ecologically diverse and, along with other streamside (riparian areas), 
serve as important wildlife habitat and travel corridors.  Ancram’s Zoning Law 
protects floodplains through establishment of restriction on certain land uses. In 
addition, the Town has identified flood hazard areas as a critical environmental 
area in their Natural Resource Plan. 

 
The Town Natural Resource Plan explicitly seeks to preserve floodplains and 
details how these lands hold important ecological and hydrological functions 
including providing habitats, wildlife travel corridors, enhancing water quality, 
maintaining biodiversity, and moderating climate change. This Plan states: “that 
the town prohibit construction of new buildings, roads, driveways, and other 
structures in the 200-year (or even 500-year) floodplains of Ancram streams, and 
encourages the removal of structures, equipment, and materials that could 
interfere with natural flood dynamics, or create local or downstream hazards if 
flooded. Stored materials in barns, sheds, garages, and residences in 
floodplains—including household cleansers, paints, solvents, fuel oil, gasoline, 
lubricants, antifreeze, pesticides, and fertilizers—can readily contaminate 
floodwaters and create toxic conditions downstream.” 
 
Increased frequency and intensity of extreme weather events are being keenly felt 
throughout New York State. Such events lead to more frequent and more 
powerful floods. Floodplains serve as the first line of defense in moderating these 
effects and need to remain unfettered with development that may change water 
flow or create debris during a flood. Installation of components such as inverters 
and battery storage systems in places which are vulnerable to flooding events can 
cause not only damage to the facility but wider electrical outages and impacts. 
Large scale fencing and removal of natural vegetation found in floodplains, 
especially within the riparian zone, will disrupt important wildlife travel 
corridors, remove vegetation necessary to moderate climate change, and reduce 
biodiversity. Large scale solar systems placed in floodplains will adversely affect 
these resources. 

 
XI.  Forest Patches using NYS DEC Scoring Criteria of > 60% as developed by the 
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NYS DEC and as shown in the Natural Resources Conservation Plan. 
 

Large forests have values for biodiversity that are not duplicated by smaller forest 
patches. Forests are one of the most widespread habitats in Ancram, and one of 
the most valuable for biodiversity, for water resources, and for ecological services 
to the human community. By prioritizing the conservation of large forests, the 
town intends to protect habitat for many plants and animals of conservation 
concern, maintain habitat connectivity, facilitate plant and animal movement in a 
changing climate, protect groundwater and surface water resources, promote and 
maintain high levels of carbon sequestration, and preserve scenic viewsheds.  
 
The quality of Ancram’s forests is further quantified by the Forest Condition 
Index. The NYS DEC Hudson River Estuary Program and the New York Natural 
Heritage Program developed the Forest Condition Index to assess the conditions 
of forests in the Hudson River Watershed. Twenty-two different measures were 
included in creating the index. The Forest Condition Index is one method to 
describe the value of any given area of forested land. Forest condition is 
dependent on many features that interact differently in different places.  Ancram 
has a large amount of prime forest that has received a Forest Condition Index of 
> 60%. 
 
Ancram has contiguous forest areas of several thousand acres, some of which 
extend into neighboring towns and are part of a critical forest area that remains 
largely unfragmented and that contributes to the high level of resiliency to 
climate change in the region and to the high biodiversity found in and near the 
Taconic Ridge. 

 
XII.  Prime Farmland Soils and Soils of Statewide Importance as mapped by the 

Columbia County Soil Survey, the Town of Ancram Comprehensive Plan, the 
Columbia County Agricultural and Farmland Protection Plan, the Columbia 
County Natural Resources Inventory, and the Town of Ancram Agricultural and 
Farmland Protection Plan. 

 
Agriculture is the land use that utilizes the most land cover in Town.  A 
significant amount of land in Ancram is covered with prime farmland soils, soils 
of statewide significance, and prime farmland soils when drained as established 
in the Town of Ancram Comprehensive Plan, the Natural Resources Conservation 
Plan, and the Ancram Agricultural and Farmland Protection Plan. Since Ancram 
is primarily an agricultural community, extensive field drainage exists and many 
of the areas identified as ‘prime farmland if drained’ would be considered ‘prime 
farmland soils’. Most of the Town is included in a New York State Certified 
Agricultural District. 
 
Prime farmland soils are recognized by both New York State and the USDA as 
crucial to continued agricultural activity and sustainability of our farms and are 
the best land for producing food, feed, fiber forage and oilseed crops.  New York 
State Agriculture and Markets Law (AML) Article 25-AA establishes that “It is the 
declared policy of the state to conserve, protect and encourage the development 
and improvement of its agricultural land for production of food and other 
agricultural products.” Further, the constitution of the State of New York directs 
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the legislature to provide for the protection of agricultural lands and Article 25-
AA was established to “provide a locally-initiated mechanism for the protection 
and enhancement of New York State’s agricultural land as a viable segment of the 
local and state economies and as an economic and environmental resource of 
major importance.”   
 
Ancram considers prime farmland soils and soils of statewide importance to be 
critical environmental resources and not appropriate for conversion to other uses 
and seeks to preserve both its farmland and active farming activities. Adverse 
environmental impacts to these soils, or the loss of significant uses of these soils 
for food production will adversely affect the viability of Ancram’s agricultural 
community and economy.  
 
Solar development has the potential to remove land from agricultural production 
for the duration of the life of the facility, typically decades.  This is especially so 
since so much land in Ancram is forested and solar facilities will seek out the 
open spaces of Ancram’s farmland.  Loss of farmland has many implications for 
local and regional food production, the economy, and even the economic health 
of the farmer. Loss of important soils for food production not only affects food 
safety and thus human health but has off-site impacts to agriculture as well. 
 
Farmers that rely on rented farmland for their operations will have loss of access 
to those fields which have been converted to solar use.  This loss can disrupt farm 
viability even if the actual farm is not adjacent to a proposed solar site.  When 
land that farmers rent is slated for solar development, the farmer loses ability to 
implement whole-farm nutrient management plans. Loss of leased farmlands will 
decrease farm density, which will also affect farm suppliers, services, and the 
regional economy.  
 
Although solar systems are frequently cited as being a ‘temporary’ land use and 
that farming could continue after decommissioning a solar facility, Ancram 
recognizes that due to the recent nature of the development of large-scale solar 
systems in New York, there is no experience or previous knowledge as to the 
long-term soil preservation implications. Nor have the long-term impact of 
removal of the supports and buried electrical conduits and other soil 
disturbances been evaluated. Further, without maintenance of a critical mass of 
farmland and the farm economy in which farmers are able to successfully farm 
with intact infrastructure to support it, there may be no farmers in the future that 
could return the land to agriculture. Thus, Ancram acknowledges that there is a 
high probability that a site will never return to farming and seeks to prevent this 
consequence. 
 
Columbia County Agricultural and Farmland Protection Plan.   
 
This County adopted, and New York State Department of Agriculture and 
Markets approved, plan meets the statutory requirements of Section 324-a of 
Article 25-AA of the New York State Agriculture and Markets Law. This Plan was 
funded and formally approved by the New York State Department of Agriculture 
and Markets as part of the Article 25-AAA, Circular 1500  Agricultural and 
Farmland Protection Program. This Plan establishes the importance of prime 
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farmland soils and priority farmlands needing to be preserved in order to 
maintain the critical mass of farmland and farm activities in the County.  The 
County plan also identifies priority lands for protection.  Pursuant to that Plan, 
the Town of Ancram has one of the largest concentrations of priority farmlands 
identified as being of high viability for agriculture.  

 
2.  The Town of Ancram has identified and comprehensively described the above natural 

resources and environmental conditions present in the Town. The Town further 
recognizes that the individual natural resources identified in Ancram are part of a 
broader ecological system that supports human life. In its long history of planning, the 
Town has recognized how land-use changes can degrade the environment, and this has 
informed the understanding that degradation of one environmental component impacts 
the others. As a result, Ancram has put in place significant land-use regulations designed 
to protect core environmental features in Ancram. Preservation of natural resources, and 
especially protection of farmlands and maintenance of local farms in the age of 
pandemics and global climate change, is recognized as essential to ensuring the 
resiliency and sustainability of local health and safety, food security, and food 
availability. Additionally, Ancram has established local policies and regulations in 
furtherance of, and consistent with, significant and long-standing New York State 
policies related to protection of farmland soils, wetlands, and floodplains, and protection 
of threatened and endangered species, preservation of waterfront areas, protection of 
water quality, and improving food accessibility and food security.  

 
3.  As such, the Town has determined that utility-scale solar energy systems greater than ten 

(10) acres in size are not consistent with either the goals and needs of the Town or with 
the environmental conditions of Ancram. For the above reasons, the Town of Ancram 
has determined that solar energy facilities larger than ten (10) acres will cause significant 
adverse environmental impacts to important natural resources and the ecosystem in 
which they exist as identified within the Town of Ancram.   

 
4.  The Town further finds that adverse impacts associated with solar energy facilities 

greater than ten (10) acres in size are not capable of effective mitigation or of mitigation 
to a scale which will achieve mitigation to the maximum extent practicable.  

 
J. Utility-Scale solar energy systems or facilities having a nameplate capacity of twenty (20) 
megawatts or more. 
 

1.  Prohibition of Major Renewable Energy Facilities in all Zoning Districts. 
 

Major renewable energy facilities for off-site consumption and having a nameplate 
capacity of twenty (20) megawatts or more, the function of which is to generate energy 
for transfer, sale, storage or other transmission or consumption beyond the parcel or 
parcels upon which the facility is located, are prohibited in all Zoning Districts in the 
Town of Ancram. 

 
a)  Rationale. Local laws which apply to major renewable energy facilities are considered 

to be important by New York State (NYS) Executive Law § 94-c. Section 94-c (5)(e) 
expressly states that: 

 
“A final siting permit may only be issued if the office makes a finding that the 
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proposed project, together with any applicable uniform and site-specific standards 
and conditions would comply with applicable laws and regulations” [emphasis 
added]. 

 
I.  The importance of local laws is manifest from this statement. In choosing to 

make this statement in the law, the State Legislature explicitly expresses the 
intent that the content of local laws shall be a very important consideration for 
the New York State Office of Renewable Energy Siting (Siting Office) in deciding 
whether to grant or deny permits for major renewable energy facilities. In 
crafting Section 94-c, the State Legislature would have been within its authority 
to supersede all local laws and regulations without making reference to them or 
statement about them. So, the existence of this language in the statute represents 
a conscious choice by the State Legislature to make this statement that the Siting 
Office must find that the project, together with applicable uniform and site-
specific standards, would comply with local laws and regulations. 

 
II.  The Town of Ancram has made a careful evaluation of the environment and 

natural resources within the Town through a comprehensive planning process 
consistent with Town Law Section 272-a, through a Natural Resource Plan 
consistent with the Natural Resources Inventory promoted by the New York State 
Department of Environmental Conservation (NYS DEC) Hudson River Estuary 
Program,  through an Agricultural and Farmland Protection Plan adopted by the 
Town and approved by the Commissioner of the NYS Department of Agriculture 
and Markets, through a natural resources occurrence analysis conducted by the 
Town in 2020, all with the assistance of a professional planning consultant and 
an attorney. These evaluations have identified significant environmental 
sensitivities and resources within the Town. Based on those evaluations, the 
Town of Ancram has determined that renewable energy facilities with a 
nameplate capacity of twenty (20) MW or greater will cause significant adverse 
environmental impacts to the numerous critical and important environmental 
resources present within the Town of Ancram.  

 
NYS Executive Law § 94-c (6) does not allow local municipalities to establish a 
local review and permitting process for major renewable energy facilities 
generating twenty (20) MW or greater; and Section 94-c(3)(e) provides that the 
Siting Office may collect a fee from facility applicants as a means of achieving off-
site mitigation of site-specific impacts. The Town has determined that these 
provisions will not allow adverse impacts associated with major renewable energy 
facilities with a nameplate capacity of twenty (20) MW or greater to allow for 
effective mitigation or mitigation implemented on a scale that will achieve 
mitigation to the maximum extent practicable. Specific rationale is noted at 
Zoning Law Article V (Supplemental Regulations), Section D (Individual 
Standards for Selected Uses), Solar Energy Systems (i) (1) (a) and (b) above. 

 
b)  The Town of Ancram specifically requests that, with regard to any major renewable 

energy facilities proposed within the Town of Ancram, the Siting Office honor and 
enforce this prohibition. Based upon the comprehensive environmental analysis 
completed for Ancram, the Town specifically requests that, with regard to any 
proposed major renewable energy facility having a nameplate capacity of twenty (20) 
MW or greater or others being reviewed under NYS Executive Law Section 94-c 
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(2)(h), that the NYS Office of Renewable Energy Siting honor and enforce this 
prohibition. 

 
This prohibition will not be unreasonably burdensome in achieving the renewable 
energy targets established in the Climate Leadership and Community Protection Act 
("CLCPA") due to the availability of more suitable alternative sites found throughout 
the entire State of New York. In fact, this Local Law and its prohibition actually 
serves to promote New York State's resiliency against climate change by promoting 
and protecting Ancram's natural and environmental resources. 
 
Since 2009, New York State has been engaged in an interagency initiative to combat 
climate change. The Climate Smart Communities (CSC) program is jointly sponsored 
by six State agencies including the Department of Environmental Conservation (NYS 
DEC), the New York State Energy Research and Development Authority (NYSERDA), 
Department of Public Service, Department of State, Department of Transportation, 
Department of Health, and the Power Authority. The CSC program promotes a suite 
of actions that local governments can take to mitigate and adapt to climate change at 
the local level. In 2014, the Governor's Office directed NYS DEC "to develop and 
implement strategies to address the cause and effects of climate change, including 
strengthening our resiliency against storms and flooding." The CSC program is the 
result of that directive. 
 
Zoning Law Article V (Supplemental Regulations), Section D (Individual Standards 
for Selected Uses), Solar Energy Systems (i) (1) (a) and (b) above identifies the 
significant environmental sensitivities in Ancram. That section establishes that 
Ancram has carefully evaluated and identified its natural and environmental 
resources and has determined that they are vital to the continued environmental 
health of the Town and region. These are the same natural resources as those 
identified in the CSC program as needing protection because they enhance climate 
resiliency. 

 
The CSC establishes a variety of actions designed specifically to address climate 
change. These actions are organized into twelve (12) major goals. Among those goals, 
two specifically address the connection between land uses and climate resiliency and 
are relevant to the purposes of this Local Law. Ancram recognizes the strong nexus 
between protection of the Town's farmlands, forests, wetlands, streams, floodplains, 
natural habitats, and riparian buffers and New York State’s own policies and 
programs (the CSC) designed to address climate change at the local level. 
 
Specifically, the CSC program seeks local governments to implement the following: 
 
CSC Action 6: Implement Climate-Smart Land Use. 
 
6.7: Adopt Land Use Policies That Support or Incentivize Farmers' Markets, 
Community Gardens and Urban and Rural Agriculture. "Local governments have 
begun to take an interest in agriculture as a way to address food security, promote 
public health, support economic and community development, and to improve the 
urban environment. Increasing the availability of local foods is also an important 
strategy being used to reduce greenhouse gas emissions from the long-distance 
transport of food into a region. Rural communities can also promote and preserve 
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agricultural areas through agriculture plans or districts or land preservation.” 
 
6.19: Preserve Natural Areas Through Zoning or Other Regulations.  
 
"Natural areas (including forests, wetlands, rivers, lakes, floodplains, and coastal 
shorelines) play an essential role in communities. They provide clean air and water, 
stormwater regulation, food and forestry products, scenic areas, outdoor recreation 
opportunities, and protect important ecological functions. In addition, natural areas 
often represent a chunk of stored carbon that, if developed, would enter the 
atmosphere and contribute to greenhouse gas emissions. Functioning ecosystems 
also sequester carbon and can help to mitigate a community's greenhouse gas 
emissions. For these reasons, the Climate Smart Communities (CSC) program 
encourages local governments to use their land-use authority to preserve natural 
areas." 

 
CSC Action 7: Enhance Community Resilience to Climate Change. 
 
Restoration of Floodplains and Riparian Buffers. "Healthy vegetated riparian buffers 
can intercept rainfall, filter runoff, capture sediment, absorb excess floodwaters, 
provide shade and reduce stream temperatures, reduce erosion, and slow down the 
flow of the water. They also offer benefits to habitat and contribute to ecosystem 
resiliency. Riparian buffers can help reduce the effects of heavy precipitation events 
and store water through droughts. Restoring vegetated buffers is important in flood-
prone areas, but also in areas upstream of those places to reduce the speed and 
potentially the volume of floodwaters. 
 
In general, the wider the buffer, the more effective it can be in providing all of the 
benefits described above. To address flooding, the most effective buffers should 
include the entire width of the floodplain." 
 
Conservation of Natural Habitats. "Large, natural areas with diverse physical 
conditions and little fragmentation by roads or development are most likely to 
maintain diverse ecosystems and ecological processes important for resiliency. 
Habitat fragmentation can result in species endangerment and loss of ecosystem 
services, including carbon sequestration. Sustaining resilient ecosystems in a 
changing climate requires conserving a sufficient variety and amount of connected 
habitat through a network of natural areas, corridors, and habitat islands that allow 
plants and animals to move northward and up in elevation as temperatures 
increase." The CSC promotes protection of areas that provide natural habitat 
connectivity and support ecosystem resilience through tools like zoning and 
conservation easements. 
 
Conserve Wetlands and Forests to Manage Stormwater, Recharge Groundwater and 
Mitigate Flooding. "It is far more cost-effective to protect natural areas than to 
restore them, or the streams they are protecting, after they have been degraded. 
Conserving wetlands and forests in floodplain areas is particularly important but 
conserving these areas throughout the watershed can contribute numerous benefits. 
These benefits include providing clean water, improving air quality, moderating 
extreme heat, and serving as critical wildlife habitat." And "Local Governments can 
play an important role in filling the gap in wetland and forest protection through 
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comprehensive planning, zoning, regulations and land acquisition in fee or 
conservation easements." 
 

c)  Prohibition. Consequently, renewable energy facilities having a nameplate capacity of 
twenty (20) MW or greater, and specifically including all major renewable energy 
facilities as they are defined in New York State (NYS) Executive Law Section 94-c 
(2)(h) are prohibited in all Zoning Districts in the Town of Ancram. Based upon the 
comprehensive environmental analysis completed for Ancram, the Town specifically 
requests that, with regard to any proposed renewable energy facility having a 
nameplate capacity of 20 MW or greater or others being reviewed under NYS 
Executive Law Section 94-c (2)(h), the New York State Office of Renewable Energy 
Siting honor and enforce this prohibition.   

 
This prohibition will not be unreasonably burdensome in achieving the renewable 
energy targets established in the Climate Leadership and Community Protection Act 
(“CLCPA”) due to the availability of more suitable alternative sites found throughout 
the entire State of New York.  

 
2)  Election by New York State Office of Renewable Energy Siting Not to Apply Local 

Prohibition. 
 

a)  Introduction and purpose statement 
 

Despite the stated importance of local municipal regulation in NYS Executive Law § 
94-c (as described above), the Town of Ancram recognizes that Section 94-c (5)(e) 
gives the Siting Office the authority to elect not to apply, in whole or in part, any local 
law or ordinance which would otherwise be applicable if it makes a finding that, as 
applied to the proposed major renewable energy facility, it is unreasonably 
burdensome in view of the CLCPA targets and the environmental benefits of the 
proposed major renewable energy facility. 
 
In recognition of this authority, and in instances where the Siting Office determines 
not to apply the prohibition of major renewable energy facilities in the Town of 
Ancram in any Zoning District in the Town, this law hereby requires that the Siting 
Office shall consider the environmental and agricultural resources and site-specific 
adverse environmental impacts set forth herein. 

 
b)  Consideration of Environmental Impacts Under Section 94-c. 

 
While Section 94-c establishes a consolidated approach to the review and approval of 
major renewable energy facilities, it simultaneously mandates protection from 
adverse environmental impacts. This is particularly important since the provisions of 
the State Environmental Quality Review Act (SEQRA) do not apply to these facilities. 
 
Section 94-c (1) says: 

 
“Purpose. It is the purpose of this section to consolidate the environmental 
review and permitting of major renewable energy facilities in this state and to 
provide a single forum in which the office of renewable energy siting created by 
this section may undertake a coordinated and timely review of proposed major 
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renewable energy facilities to meet the state's renewable energy goals while 
ensuring the protection of the environment and consideration of all pertinent 
social, economic and environmental factors in the decision to permit such 
facilities as more specifically provided in this section” [emphasis added]. 

 
Later in Section 94-c (3)(c), in discussing the uniform standards and conditions to be 
developed and promulgated by the Siting Office, it states that those standards and 
conditions: 

 
“shall be designed to avoid or minimize, to the maximum extent practicable, any 
potential significant adverse environmental impacts related to the siting, design, 
construction, and operation of a major renewable energy facility” [emphasis 
added]. 

 
Section 94-c (3)(d) addresses the issue of site-specific environmental impacts that 
may be caused or contributed to by a specific proposed major renewable energy 
facility and are unable to be addressed by the uniform standards and conditions. 
Section 94-c (3)(d) further requires the Siting Office, in the event that a particular 
major renewable energy facility is to be approved, to draft in consultation with the 
New York State Department of Environmental Conservation (NYS DEC), site-specific 
permit terms and conditions for site-specific significant adverse environmental 
impacts, including provisions for the avoidance and mitigation thereof. 

 
c)  Consideration of Specific Environmental Resources in Ancram.  

 
With the foregoing in mind, the Town of Ancram has made a careful evaluation of the 
environment and natural resources within the Town and has identified significant 
environmental sensitivities and numerous resources within the Town as detailed in 
Zoning Law Article V (Supplemental Regulations), Section D (Individual Standards 
for Selected Uses), Solar Energy Systems (i) (1) (a) and (b). 
 
In the event that the Siting Office elects not to require compliance with the Ancram 
Zoning Law prohibition against utility-scale renewable energy facilities for a 
particular proposed project, this law further mandates that the Siting Office shall 
expressly require full compliance with the NYS Department of Agriculture and 
Markets Guidelines for Solar Energy Projects – Construction Mitigation for 
Agricultural Lands (Revision 10/18/19) (Guidelines). This shall include designating 
an environmental monitor, implementing the specific construction requirements, 
establishing post-construction restoration requirements, provide monitoring and 
remediation, and implementation of decommissioning requirements pursuant to the 
Guidelines.  

 
Further, the Siting Office shall evaluate all the site-specific potential adverse impacts 
of the project to the sensitive environmental resources set forth in Zoning Law Article 
V (Supplemental Regulations), Section D (Individual Standards for Selected Uses), 
Solar Energy Systems (i) (1) (a) and (b)  and summarized below. In making its 
determination, the Siting Office shall require that potential significant impacts to 
these sensitive environmental resources be avoided completely or mitigated to the 
maximum extent practicable. The Siting Office shall require incorporation of the 
general design criteria as per Zoning Law Article V (Supplemental Regulations), 
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Section D (Individual Standards for Selected Uses), Solar Energy Systems, Section 
(g) (4) into the design for any utility-scale solar energy system twenty (20) MW or 
greater. As per Zoning Law Article V (Supplemental Regulations), Section D 
(Individual Standards for Selected Uses), Solar Energy Systems (i) (1) (a) and (b), 
resources deemed unsuitable for placement of a utility-scale solar energy system are: 

 
I.  Significant habitats as shown in the Significant Habitats in the Town of Ancram 

Map, the Ancram Natural Resource Conservation Plan, the Columbia County 
Natural Resources Inventory, the Hudson Valley Natural Resource Mapper, and 
the Columbia County Planning Department GIS Data Viewer. 

 
II. Wetlands and wetland buffers as shown in the Significant Habitats in the Town of 

Ancram Map, in the Ancram Natural Resource Conservation Plan, and those 
regulated by the NYS DEC or the US Army Corps of Engineers. 

 
III. Steep Slopes and Ridgelines and the Scenic Corridor Overlay Zone as shown on 

the Town of Ancram Comprehensive Plan and in Ancram’s Steep Slope and 
Ridgeline Overlay District Map and the Scenic Corridor Overlay Zone map. 

 
IV. Areas having high hydrogeologic sensitivity as established in the Town of Ancram 

Hydrogeological Study (2008) and included in the Town Comprehensive Plan. 
 
V. Important Areas Stream Habitats as shown in the Significant Habitats in the 

Town of Ancram map, the Ancram Natural Resource Conservation Plan, and the 
Columbia County Natural Resources Inventory. 

 
VI. Important Areas Animals and Plants as shown in the Ancram Natural Resource 

Conservation Plan and the Columbia County Natural Resources Inventory 
 

VII. Natural Heritage Communities as shown in the Ancram Natural Resource 
Conservation Plan and the Columbia County Natural Resources Inventory. 

 
VIII. Significant Biodiversity Areas as shown in the Significant Habitats in the Town of 

Ancram map, the Ancram Natural Resource Conservation Plan, and the 
Columbia County Natural Resources Inventory. 

 
IX. Riparian Areas as shown in the Significant Habitats in the Town of Ancram map, 

the Ancram Natural Resource Conservation Plan, the Columbia County Natural 
Resource Inventory and as regulated in the Town of Ancram Zoning Law. 

 
X. Flood Hazard Areas as shown on the FIRM maps and adopted by the Town of 

Ancram. 
 
XI.  Forest Patches using NYS DEC Scoring Criteria of > 50% as developed by the 

NYS DEC. 
 
XII. Prime Farmland Soils and Soils of Statewide Importance as mapped by the 

Columbia County Soil Survey, the Town of Ancram Comprehensive Plan, the 
Columbia County Agricultural and Farmland Protection Plan, the Columbia 
County Natural Resources Inventory, and the Town of Ancram Agricultural and 
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Farmland Protection Plan. 
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Special Events Facilities 

a. Purpose.  This section establishes a permit process and standards for the development 
and operation  of Special Event Facilities as defined in this Zoning Law.  These 
regulations are necessary to reduce impacts of special event activities to surrounding 
properties so that Special Event Facilities do not result in an incompatible land use. 
 

b. The provisions set forth under this section shall apply in all zoning districts in the Town 
of Ancram. 
 

c. Exemptions.  The following shall be exempt from the provisions of this section: 
 

1. Accessory Uses. Uses that are accessory to a single-family residential use including 
private parties, gatherings, and similar activities that are not subject to a use 
agreement between a private individual or group and the homeowner. 

 
2. School and Religious Facilities. 

 
3. State, County or Town Public Parks and Public Recreational Facilities and activities 

of the Ancram Fire Company 
 

d. Permit Process. All Special Event Facilities as described under this section require a  
Special Use Permit approved and issued by the Town of Ancram Planning Board 
pursuant to Article VI of this Zoning Law.  
 

1. The Special Use Permit process shall also require site plan review and approval 
conducted concurrently with the Special Use Permit review. In addition to 
submissions required by Article VI and VII of the Zoning law, the Special Use Permit 
application shall also include: a detailed plot plan drawn to scale showing all uses to 
be included in the facility; a description of all uses planned at the facility, including 
maximum number of guests, times of operation, number of events planned, days of 
week on which events are planned; a map showing the location and distance of the 
facility to the surrounding residences within 1,000 feet of the planned facility; a 
general map showing the location of the facility in relation to topography, and all 
information required as set forth in this sub-section or required by the Planning 
Board.   
 

2. All special use permits for Special Event Facilities shall be valid for one year, and then  
upon renewal the special use permit shall be valid for three years.  

 
e. Special Event Facility Standards. Special Event Facilities are subject to the following 

operation and development standards at all times: 
 

1. Event Management Plan. The owner/operator shall maintain an event management 
plan that includes but is not limited to all applicable conditions of approval, approved 
Special Use Permit and site plan, traffic management plan, site map showing all 
surrounding noise receptors identified during the special use permit review process, 
and all other operational limitations as may be imposed by the Planning Board. A 
copy of the event management plan shall be provided to the Building Department and 
must be available for their on-site inspection as needed. 
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2. Noise Control. 
a. Noise levels at any adjoining property lines shall not exceed 55 dBA  pursuant to 

Article V (A) (9) (e) of the Town of Ancram Zoning Law.   
b. As part of the special use permit application, the Planning Board may require a 

noise analysis.  Subsequent to special use permit approval, the Town is authorized 
to conduct field-testing to verify noise levels, or the Town may require the 
property owner to hire an acoustical consultant to conduct field-testing for 
submittal to the Town of Ancram Building Department as part of their inspection 
requirements.  

c. Music and other sounds, whether live, recorded, or amplified, shall commence no 
earlier than 10:00 AM and cease not later than 10:00 PM on Sunday through 
Thursday nights and not later than 12:00 midnight on Friday and Saturday 
nights.  

 
f. Traffic and Circulation. The Special Use Permit application shall include a traffic 

management plan. The traffic management plan shall be reviewed by the Planning 
Board with input from the Town of Ancram Highway Department and/or other 
appropriate State or County highway departments to determine matters of traffic safety, 
traffic volume and road adequacy. The traffic management plan shall show and describe 
how it will meet or address the following: 
 

1. There shall be approved access conforming to appropriate road standards.  If 
required by law, any Special Event Facility shall receive approval from those Town, 
County or State Highway or DPW departments, as the case may be, prior to final 
approval of the special use permit by the Planning Board. The applicant shall submit 
all such approvals to the Planning Board 
 

2. All access roads, whether private roads, common driveways, or driveways, shall be 
adequate to handle proposed traffic volume and vehicle types. The Planning Board 
may require the applicant to consult with Town, County or State highway 
departments to ensure that any bridge or culvert leading to the site is adequate for 
traffic related to the facility. Pursuant to Article VI, the Planning Board is authorized 
to engage its own consultants and professionals as needed to assist in the review of 
a special events facility special use permit review and such cost shall be borne by the 
applicant. 

 
3. Adequate ingress and egress shall be provided for all emergency vehicles to the 

satisfaction  of the Ancram Fire Company and other emergency providers. 
 
4. A traffic control plan shall be developed to ensure for an orderly and safe arrival, 

parking, and departure of all vehicles, and to ensure that traffic will not back-up or 
block private easements, county roads, intersections, or private driveways. 

 
5. The Planning Board may condition their approval by requiring parking attendant(s) 

to direct traffic into the facility and towards available parking onsite during the 
arrival of guests. When so required, attendants shall also direct traffic leaving the 
facility at the conclusion of the event. 

 
6. The site plan and traffic management plan shall show location of all permanent or 

temporary direction signs on driveway entrance(s) and within parking lots to ensure 



Zoning as Amended 8 18 22 

189 

 

orderly flow of traffic. Temporary directional signs shall be placed prior to all events 
and promptly removed at the conclusion of the event. 

 
g. Public Health. Special Event Facilities shall provide proof that a potable domestic water 

supply and an on-site sewage disposal system has been approved to accommodate all 
special events by the Columbia County Health Department prior to final approval by the 
Planning Board. 
 

h. Setbacks.  The following setbacks shall be maintained at all times: 
1. No part of any event facility shall be located closer than required front, side and rear 

setbacks established for the zoning district in which it is located.  Depending on site 
conditions, the Planning Board is authorized to require additional setbacks to 
mitigate or minimize adverse impacts that may be identified. 
 

2. All temporary structures such as parking lots, tents, stages and dance floors shall 
also abide by all setbacks, and their location must be identified on the site plan. 

 
i. Lighting.  All lighting shall comply with the following requirements: 

1. The site plan shall show all proposed structure and site outdoor lighting.  A lighting 
plan shall be required as part of the site plan review and shall conform to all lighting 
requirements of Article V (A) (9) (f) and Article V (A) (14) of the Town of Ancram 
Zoning Law.   
 

2. All outdoor lighting associated with the special event shall be turned off after closing 
of the event and when the event venue is not operational. Parking lot lighting may 
remain on for a longer period if specified under a condition of the special use permit. 

 
3. All outdoor lighting shall be located, fully shielded, and directed such that no direct 

light falls outside the property line, or into the public right-of-way.  Depending on 
topography of the site, the Planning Board may require analysis of lighting impacts 
from other sensitive locations such as but not limited to locations across a valley 
that may have direct view access to the site. 

 
j. Signage. 

1. All signs shall meet the requirements of Article V (A) (20) with the following 
exceptions: 

a. Only one freestanding sign up to 24 square feet is permitted per facility, subject 
to the other requirements of Article V (A) (20).  

b. The sign shall not be internally illuminated or electronic but may be indirectly 
illuminated.  Any sign lighting shall be turned off after the event and when the 
facility is not in use. 

c. Temporary directional signage is allowed during event activities for parking and 
traffic flow as well as any required by the Planning Board for safety measures 
along access roads.  
 

k. Dust Control. Dust on any dirt road used for access to the site and on driveways and 
parking areas shall be minimized by reducing vehicle speeds. The Planning Board may 
require as a special use permit condition, that during visibly dry conditions, the operator 
apply water or other approved dust palliatives. 
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l. Parking. On-site parking shall be provided in accordance with Article V (A) (17) except 
that there shall be enough space to accommodate 1 space per 2 seats or 1 space for every 
2 persons plus one space per employee or support staff based upon maximum building 
or event occupancy, whichever is greater.  

 
1. Parking lots serving special event facilities may be paved or graveled. To prevent 

overbuilt paved or graveled parking lots, the Planning Board may limit the size of 
any parking lot to satisfy 85% of the anticipated peak demand or maximum capacity 
of a special event venue. 
 

2. The Planning Board may approve a grass parking area only when site conditions are 
adequate to ensure personal, vehicular and environmental safety. The Planning 
Board may deny permission for grass parking in any instance in which the Planning 
Board deems site conditions or maintenance inadequate to ensure such safety.  
When parking is proposed to be located on a grassed area, the following information 
shall be submitted to and evaluated by the Planning Board: 

 
a. Topography: Slopes shall be shown on the site plan, and proposed grass parking 

areas shall be on level or nearly level grounds. 
b. Soil Stability: A soil map and narrative shall be submitted and show that soil 

texture, structure, and porosity shall be such that a solid and stable base for 
vehicular traffic will be provided with little potential for compaction, wetness, or 
erosion. 

c. Traffic Circulation: The site plan shall show all ingress, egress and internal traffic 
patterns and how such vehicular circulation will be marked, controlled, and 
managed on all driveways, internal roads, and grassed areas during an event  The 
Planning Board shall ensure pedestrian safety as part of the traffic circulation 
plan. 

d. Maintenance: A narrative shall be provided to the Planning Board describing 
maintenance practices for all grassed parking areas. 

e. Any other information deemed pertinent by the Planning Board. 
 

3. All parking lots shall be placed to the side or rear of structures to the maximum 
extent feasible.  The Planning Board may require landscaping to screen and buffer 
the parking lot as per Article V (A) (17) when they are proposed to be placed in a 
location visible from public roads or places.   

4. Regardless of parking lot surface, the Operator shall ensure adequate parking is 
available for Persons with Disabilities. Such parking shall meet all Americans with 
Disabilities Act requirements.  
 

m. Neighbor Notification of Public Hearing. In addition to the public hearing notice 
requirements in Article VI, notification to neighbors about the public hearing to be held 
by the Planning Board as part of its review of the special use permit application, or 
subsequent special use renewal, shall be accomplished as follows: 

1. The Planning Board shall require a notification provided by certified mail to all 
owners of real property within 1,200 feet of the exterior boundaries of the parcel 30 
days prior to the date of  the public hearing to consider a special use permit 
application or a special use permit renewal application. 
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n. Operational Limitations.  
1. No Special Event Facility shall be allowed to exceed an attendance level of 250 

people, including guests and support staff, nor may any special event last longer 
than 2 consecutive days, not including set-up and take down.  
 

2. For properties located in or within 500 feet of a certified New York State 
Agricultural District, the Owner/Operator shall sign an agricultural disclosure 
notice acknowledging the right-to-farm pursuant to the Town of Ancram Right to 
Farm Law indicating that facilities may be subject to inconveniences related to 
agricultural activities taking place on adjacent properties. 
 

o. Complaints and Enforcement. The Town of Ancram Zoning Enforcement Officer shall 
enforce all requirements of the Town of Ancram Zoning Law and specific conditions that 
may be imposed by the Planning Board pursuant to Article IX. 
 

p. Planning Board Review Criteria. The following factors shall be assessed in the 
processing and review of a special use permit application pursuant to this section. No 
special use permit application shall be granted unless the Planning Board finds that the 
Special Event Facility, as approved, complies with all of the standards and operational 
limitations set forth in this Zoning Law for special event facilities, and that it will be 
compatible with surrounding land uses as follows: 

1. The design of the special events facility in terms of its physical and operating 
characteristics shall be compatible with existing land uses in the neighborhood, 
district, and Town. 
 

2. The intensity of the use proposed shall be compatible with the density of the 
surrounding area. The Planning Board may take into consideration the size of the 
parcel proposed for the Special Event Facility and the size of surrounding parcels. 

 
3. The distance to surrounding noise receptors, including residences, from the Special 

Event Facility is such that adverse impacts are eliminated or mitigated. 
 
4. The type of sound generated by the Special Event Facility shall be considered and 

the location where amplified and non-amplified music may take place shall be 
considered. 

 
5. The location of noise producing activities such as stages, party areas, speakers, 

temporary tents, and dance floors, including whether such activities may take place 
entirely within enclosed structures, partially enclosed structures, or in outdoor 
areas and their proximity to surrounding noise receptors shall be considered. 

 
6. The allowed number of events per year, frequency of events, and allowed number of 

guests and support staff that may occupy the site at any given time shall be 
considered. 

 
q. Renewals.  In reviewing applications for the renewal of a Special Events special use 

permit, the Planning Board shall review all operations of the site, determine how well the 
facility meets the special use permit conditions imposed by the Planning Board 
previously, especially meeting conditions relating to noise, lighting impacts and traffic, 
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evaluate whether any issues or complaints have arisen, and shall review an up-to-date 
site plan and event management plan.   
 
1. For the renewal process, the Town of Ancram Zoning Enforcement Officer  shall 

prepare a report indicating his or her opinion on compliance and identify any issues 
or complaints that have been brought to the attention of the Building Department. 
A public hearing shall be held, and all neighbors notified as per Section (F) (10) 
(Special Event Facility Standards) (Neighbor Notification) of this section. Upon 
review of  a renewal application, the Planning Board may approve, approve with 
modifications or deny the special use permit renewal.  

 
2.  The Planning Board shall, during the review for a special events facilities special 

use permit renewal, evaluate any complaints that have arisen related to such 
facility.  The history, type, number, and resolution of such complaints shall be a 
factor in denying or approving a renewal. All renewal applicants shall be required 
to obtain from the CEO, a letter issued within 30 days of the renewal application 
confirming that there are no outstanding violations for the premises, and shall 
submit that letter with the renewal application. 
1.  Failure of the property owner or designated representative to respond promptly 

in accordance with the enforcement provisions set forth in this Zoning Law shall 
be considered by the Planning Board and may be a potential ground for a 
decision to deny renewal of the permit. A denial of the permit renewal 
application by the Planning Board must be done in writing and shall include an 
explanation in reasonable detail of the grounds for its decision, which decision 
shall be furnished to the applicant. Persons aggrieved by the decision of the 
Planning Board shall have the right to seek judicial review of the decision by a 
proceeding brought pursuant to Article 78 of the New York State Civil Practice 
Law & Rules. 

3. Any non-compliance with the requirements of this Special Event Facilities section 
of the Zoning Law shall be reviewed by the Planning Board and such non-
compliance may be a basis, in whole or in part, for denial of the application for 
renewal of the permit. 

 
 
Stable, Training Arena (Indoor and Outdoor), Training Track/Course  
a.  All horse-related operations including animal waste management or manure storage areas 

shall be set back a minimum of 100 feet from all wells, and streams, and wetlands, and 
200’ from all adjoining property lines.  All other setbacks required from Table 2 shall also 
be met. 

 
b.  Horses shall not be stabled or corralled in the area of any septic leach field system. 
 
c.  Proof of sufficient parking and utility capacity (water and sewer) shall be shown to 

accommodate public events, horse shows, rodeos and competitive events held in 
connection with a stable. 

 
d.  The use of outdoor public-address systems may be permitted, provided that the sound 

shall not be audible beyond the property line. 
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e.  The site plan shall illustrate methods for manure storage and processing.  Appropriate 
structures such as covered concrete platforms or containers shall be required if manure is 
stored on site to prevent seepage into the ground. 

 
f. One stable stall shall be provided for each horse housed on the site unless it is 

demonstrated that a stable stall is not appropriate for the horse. 
 

g. All lighting shall use fully shielded cut off fixtures. No glare shall extend beyond property 
lines. 

 
Stump Grinding/Mulching Facility – All requirements for Sawmill shall apply. 
 
Tannery (on or off farm)  
a. No waste materials from the tannery shall be allowed to leak into streams, wetlands, wells, 

or groundwater.  The applicant shall indicate what processes are to be used to completely 
destabilize and treat waste materials. 

 
b.  All tannery operations including tanning, storage of hides, storage of chemicals or salt, 

waste treatment, and loading/unloading areas shall be sited at least 1000 feet from any 
stream, wetland, well, floodplain, or public water supply. All setback requirements from 
Table 2 shall also be met. 

 
c.  All materials used in the tanning process shall be stored indoors. 
 
d.  All federal and State regulations relating to tanneries shall be met and no approval of a 

special use permit shall be issued until the applicant has received permits from all other 
agencies as may be required. 

 
Transmission Towers – See Town of Ancram Local Law Telecommunication 
Towers 
 
Warehouse 
a.  The warehouse building shall be set back no less than one hundred (100) feet from any lot 

line. The building shall not exceed 20,000 square feet. 
 
b.  No security fencing, security gate, or other obstruction shall be situated in such a manner 

as to obstruct sight distances. 
 
c.  Electrically charged, barbed wire or razor wire fencing is not permitted.   
 
d.  Outdoor storage and display shall not be permitted in connection with a warehouse. 
 
e.  No sales to the general public shall be permitted. 
 
f.  One business identification sign shall be permitted.   
 
g. The applicant shall submit a list of the goods and materials to be warehoused on the 

property.  The Planning Board shall consider the nature of the materials (e.g., materials 
which are hazardous, flammable, noxious, odoriferous, etc.), and may impose restrictions 
on the storage of those materials, or prohibit their storage at the property. 
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h.  Parking shall not be permitted in the front yard. 
 
i.  A lighting plan shall be submitted for review and approval by the Planning Board. The 

location and hours of operation of all on-site lighting shall be approved by the Planning 
Board.  Public address systems are prohibited. 

 
j.  The Planning Board may require a wall, fence, landscaping or other buffer be installed 

where a property adjoins a residential use.  The buffer shall be no less than 15 feet and no 
more than 40 feet. The Planning Board shall determine the appropriate buffer size within 
this range based on the nature of the proposed use, the nature of the adjacent properties, 
the topography and other appropriate factors.  The use of natural vegetative covers 
existing within the buffer should be encouraged.  Where the Planning Board requires a 
fence or wall as part of the buffer, plantings shall be incorporated within the buffer area 
as functional and aesthetic augmentation to such fence or wall. 

 
Water Tower 
a.  The Planning Board may require a visual assessment to determine if the water tower is 

visible from other off-site locations. 
 
b.  Water towers shall be the lowest height feasible, and shall be sited so that it is not visible 

above the tree line to the maximum extent practical. 
 
c. Water towers shall be painted a natural color to blend into the environment. 

 
d. Fencing or restriction to ladders shall be provided for to prevent access to climbing. 
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Article VI Special Use Permits 
 
 
 A.  Authorization to grant or deny Special Uses. 

The Town Board authorizes the Planning Board to grant or deny special uses in accordance 
with the requirements set forth in this section. No special use listed in this law may be 
permitted, enlarged or altered unless approved by the Planning Board. 

 
 B. Applications for special use.    

Any application for a special use permit shall be made in writing. The application and 
required information shall be delivered to the Zoning Enforcement Officer at least ten 
(10) days prior to the date of the next regular meeting of the Planning Board. Seven 
copies of the application and required information as set forth below shall be submitted.  

1. The application must include an Environmental Assessment Form (EAF) and all 
necessary documentation to comply with State Environmental Quality Review Act, 
Part 617 (SEQRA).  No application shall be deemed complete until a Determination of 
No Significance has been made, or until a Draft Environmental Impact Statement has 
been accepted by the lead agency as satisfactory with respect to scope, content and 
adequacy.   

 
2. Fees. Fees for the special use permit application shall be in accordance with any fees 

established by the Town of Ancram.  All application fees are in addition to any required 
escrow fees as may be established by the Town Board.   

 
3. Expenses. The applicant shall be responsible for the total cost of environmental 

reviews determined to be necessary to meet requirements of SEQRA as per 6NYCRR 
Part 617.13.  The Planning Board may also incur other extraordinary expenses in order 
to properly review documents or conduct special studies in connection with the 
proposed application including but not limited to the reasonable costs incurred by the 
Planning Board for private consultation fees, fees for technical and engineering 
services, legal fees, or other expenses in connection with the review of a special use 
permit application. All reasonable fees shall be charged to the applicant. The Planning 
Board shall make a reasonable estimate of the amount of expenses that it expects to 
incur during the course of each application for a special use permit. The amount so 
determined by the Planning Board shall be deposited by the applicant in escrow with 
the Town Clerk, in accordance with Local Law #1 of 2004 prior to the Planning Board’s 
commencing any review of the application. If the amount so deposited is exhausted or 
diminished to the point that the Planning Board determines that the remaining 
amount will not be sufficient to complete the review of the application, then the 
Planning Board shall notify the applicant of the additional amount that must be 
deposited with the Town Clerk. If the applicant fails to replenish the escrow account 
or there are unpaid amounts for which the applicant is responsible pursuant to Local 
Law #1 of 2004, the Planning Board, in its discretion, may cease review of the 
application until such amounts are paid or deny the application. In no event, however, 
shall any special use permit be approved until such sums have been paid in full.  
 

4. Informal consultation. Prior to submission of a formal application, applicants are 
encouraged to meet with the Zoning Enforcement Officer to review submission 
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requirements. Applicants are also encouraged, but not required, to discuss the 
proposal with abutting landowners to ascertain any issues early in the application 
process. 

 
 C.  Procedures 

1. Coordination with Site Plan. For any application that requires both site plan and 
special use approvals, the Planning Board shall review site plans and special use permit 
applications concurrently. All procedural and submission requirements shall be 
coordinated so as not to delay review and decision-making.  In order to facilitate this 
coordination, any required information from Article VII (Site Plan Review) shall 
accompany the special use permit application.  

 
2.  Area variance. Where a proposed special use permit contains one or more features 

which do not comply with the zoning regulations, application may be made to the 
Zoning Board of Appeals for an area variance pursuant to Article XI, without the 
necessity of a decision or determination by the Zoning Enforcement Officer.   

 
3. Use variance. All use variance applications to the Zoning Board of Appeals shall be 

made only after denial of a permit by the Code Enforcement Officer.  
 
4. Waivers. The Planning Board may find that some requirements of this Section are not 

requisite in the interest of the public health, safety or general welfare as applied to a 
particular project or application or are inappropriate to a particular special use 
application.  In such cases, the Planning Board may, in its sole discretion, waive any 
requirements for the approval, approval with modifications, or disapproval of 
proposed special uses submitted provided such a waiver does not prevent or 
circumvent the purposes and intent of any Town of Ancram law or regulation or the 
Comprehensive Plan.  Waivers shall be explicitly requested by the applicant in writing, 
and expressly granted only by the Planning Board. In granting waivers, the Planning 
Board may, in its sole discretion, incorporate such reasonable conditions as will in its 
judgment substantially secure the objectives of the requirements so waived.   Any 
waivers granted by the Planning Board shall be the minimum waiver  necessary to 
allow the requested flexibility by the applicant, but also to protect the environment. 
The Planning Board must state, in writing, its grounds for electing to waive such 
requirements, and cite whatever evidence that the Planning Board relied upon in 
making the determination, and file such statement along with the special use permit 
application and supporting documents. Requirements of this law may not be waived 
except as properly voted by the Planning Board.   For waivers related to stream buffers, 
see Article VII (B) (6). 

 
5.  Public Hearing Required.  Within sixty-two (62) days of receipt of a complete 

application, the Planning Board shall hold a public hearing.  Notice of the public 
hearing shall be published in the official newspaper at least five (5) days prior to the 
date set for public hearing. The Planning Board shall send, or cause to be sent, notice 
of the Public Hearing to abutting property owners and those agricultural operators 
identified on the Agriculture Data Statement by certified mail, return receipt requested 
at least seven (7) days prior to the public hearing.   

 
6.  Notice to Applicant and Columbia County Planning Board.  At least ten (10) days 

before such hearing, the Planning Board shall mail such notices thereof to the 
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applicant and to the Columbia County Planning Board as required by Section 239-m 
of the General Municipal Law, which shall be accompanied by a full statement of such 
proposed action.  The County referral shall apply to real property within 500 feet of 
the following:  
a.  The boundary of any village or town; or 
 
b. The boundary of any existing or proposed county or state park or other recreation 

area; or 
 
c. The right-of-way of any existing or proposed county or state parkway, thruway, 

expressway, road or highway; or 
 
d. The existing or proposed right-of-way of any stream or drainage channel owned by 

the county or for which the county has established channel lines; or 
 
e. The existing or proposed boundary of any county or state-owned land on which a 

public building or institution is situated; or 
 
f. The boundary of a farm operation located in an agricultural district, as defined by 

Article 25-aa of the Agriculture and Markets Law. 
  

The Columbia County Planning Board shall have thirty (30) days to review the full 
statement of the proposed action. If the County Planning Board fails to report within 
30 days, the Planning Board may take final action on the proposed action without such 
report.  However, any county planning board report recommending modification or 
disapproval of a project and which is received after 30 days or such longer period as 
may have been agreed upon, but two or more days prior to final action by the Planning 
Board, the Planning Board shall not act contrary to such recommendation except by a 
vote of a majority plus one of all the members. 
 

7.  SEQRA.  The Planning Board shall comply with the provisions of the New York State 
Environmental Quality Review Act under Article 8 of the Environmental Conservation 
Law and its implementing regulations. An application shall not be deemed complete 
until a Negative Declaration has been adopted, or until a draft environmental impact 
statement has been accepted by the lead agency as satisfactory with respect to scope, 
content and adequacy. 

 
8.   Other Agency Review.  In its review, the Planning Board may consult with the Town of 

Ancram Conservation Advisory Council and professionals such as, but not limited to, 
an engineer, attorney, surveyor, or land use/environmental planner and other Town 
and county officials and board, as well as with representatives of federal and state 
agencies, including the Soil and Water Conservation District, the United States Army 
Corps of Engineers or the New York State Department of Environmental Conservation. 
All fees related to consultation with professionals shall be borne by the applicant as 
per Article VI (B)(2) above. 

 
9. The Planning Board shall require proof that all permits required by other agencies 

have been applied-for prior to final approval. The Planning Board may approve a 
special use permit application contingent upon final approval of such application by 
other agencies. The Zoning Enforcement Officer shall ensure that all other agency 
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approvals have been received and all conditions required by the Planning Board are 
met prior to issuing a zoning permit. Such zoning permit shall be approved prior to the 
Building Inspector issuing a building permit. 

 
10.  Decisions 

 
a.  Time of decision.  The Planning Board shall decide upon the special use permit 

application within sixty-two (62) days after the close of the public hearing, subject 
to compliance with the requirements of SEQRA and the General Municipal Law 
Sections 239-l and 239-m.  The time within which the Planning Board must render 
its decision may be extended by mutual consent of the applicant and the Planning 
Board.   

 
b.  Type of Decision. In rendering its decision the Planning Board shall approve, 

disapprove or approve with modifications and conditions the special use permit 
application.  In authorizing the issuance of a special use permit, the Planning 
Board has the authority to impose such reasonable conditions and restrictions as 
are directly related to, and incidental to, the proposed special use.  Upon its 
granting of said special use permit, any such conditions must be met before 
issuance of permits by the Zoning Enforcement Officer, Code Enforcement Officer 
or Building Inspector. 

 
c.  Filing. The decision of the Planning Board shall be filed in the office of the Town 

Clerk within five (5) business days of the date such decision is rendered and a copy 
thereof shall be mailed to the applicant. 

 
d.  A special use permit shall be deemed to authorize only the particular special use or 

uses permitted. Once a special use permit has been granted, it shall apply to the 
approved use on that parcel regardless of ownership, as well as to any subsequent 
use of the property in the same use category as per the Use Table, provided that 
such use has no greater impact on adjoining properties, complies with all terms 
and conditions of the special use permit, and does not involve new construction, 
enlargement, exterior alteration of existing structures, increased parking, or other 
changed use of outdoor areas, or lapses in use. 

 
 D. Lapses and Expiration.  

Special use permits will expire if the applicant fails to obtain a building permit or fails to 
comply with the conditions of the special use permit, unless other provisions are set forth 
by the Planning Board in connection with its approval, three years after approval. A special 
use permit will expire if the special use or uses shall cease for more than three years for 
any reason. If a use subject to an approved special use permit had been in continual 
operation, but has since lapsed in operation for more than three years between Planning 
Board approval and re-initiation of such use, the Planning Board shall require a review of 
such use prior to reinstatement to ensure that all original conditions of the special use 
permit are still valid. In either case, the Planning Board may, after review, reinstate, or 
reinstate with conditions such lapsed use.  Such Planning Board review shall be initiated 
through action by the Zoning Enforcement Officer. 
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 E. Renewal of Permit.  
The Planning Board, as a condition of approval, may require that special use permits be 
renewed periodically.  When the Planning Board has established such a condition of 
approval, at least ninety (90) days prior to the expiration of a special use permit, the 
applicant shall apply to the Zoning Enforcement Officer for renewal of the special use 
permit.  The Zoning Enforcement Officer shall inspect premises, verify that conditions of 
the permit have been met, and renew the permit for a time equal to the original special use 
permit.  Where the Zoning Enforcement Officer determines that the applicant has not 
complied with the special use permit, permit renewal shall require Planning Board 
approval. 

 
 F.  Existing violation.  

No special use permit shall be issued for a property in violation of this Zoning Law unless 
the granting of a special use permit and Site Plan approval will result in the correction of 
the violation. 

 
 G.  Deemed to be conforming.  

Any use for which a special use permit may be granted shall be deemed a conforming use 
in the district in which the use is located, provided that the special use permit shall affect 
only the lot, or portion thereof, which is the subject of the special use permit application. 

 
 H. Expansion of special use.  

The expansion of any special use shall require amendment and approval of the special use 
permit by the Planning Board in accordance with the procedures set forth in this Zoning 
Law. For purposes of this section, expansion shall be interpreted to mean an increase in 
the floor or lot area allocated to the special use, an increase in development coverage, 
increased hours of operation, or an increase in the intensity of the use, e.g., an increase in 
traffic or need for on-site parking.  

 
 I.  Factors for consideration.  

1.  In authorizing the issuance of a special use permit, the Planning Board shall take into 
consideration the public health, safety, and welfare of the community, the purposes of 
this zoning law, the general considerations as per Article VII (D) (1) and (2), and the 
Town of Ancram Comprehensive Plan, and shall prescribe appropriate conditions and 
safeguards to ensure the proposed use’s scale and intensity are compatible with 
adjoining properties, and with the natural and built environment and character in the 
area and will accomplish the following objectives:   

 
a. Adequacy of parking for the proposed use, and its accessibility to fire, police and 

emergency vehicles.  
 

b. The proposed use shall protect natural environmental features, will not negatively 
impact traffic and will have no greater overall impact on the site and its 
surroundings than would full development of uses of the property permitted by 
right, considering environmental, social and economic impacts of traffic, noise, 
dust, odors, release of harmful substances, solid waste disposal, glare or any other 
nuisances.  
 

c. Consistency with the requirements for site plan approval established in Article VII.  
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d. Vehicular traffic access and circulation, including intersections, road widths, 
drainage channelization structures and traffic controls shall be adequate to serve 
the special use and not negatively impact the overall traffic circulation system of 
the neighborhood and the Town.    
 

e. Location, arrangement, size, nature, intensity of operations, and design of the 
special use, including all principal and accessory structures associated with that 
use, shall be compatible with the neighborhood in which it is located and with the 
rural and small town character of Ancram and shall safeguard the values of 
surrounding properties from noise, glare, unsightliness, or other objectionable 
features.  

 
f. The special use shall not negatively impact historic or scenic features.   

 
g.  The special use shall be in harmony with the orderly development of the district.  
 
h.  Except for preexisting nonconforming lots of record, the use shall meet the 

prescribed area and bulk requirements for the district in which it is located.  
 
i. The level of municipal and other services such as but not limited to road and utility 

infrastructure, transportation systems, emergency services, schools, civic facilities, 
and services for residents required to support the proposed activity or use is, or 
will be, available to meet the long-term needs of the proposed activity or use. This 
consideration shall include the suitability of water supply and sanitary sewage 
facilities to accommodate the intended use. For Type I actions pursuant to 6 
NYCRR Part 617 and/or the Town of Ancram Environmental Quality Review Law 
(LL 3 of 2021), see Article V (A) (24). The Planning Board shall compare the 
development-induced changes to existing conditions and may impose conditions 
to mitigate such impacts pursuant to Article VI (I) (1) (j). 

 
j. The Planning Board shall impose additional conditions and safeguards to the 

special permit use as are directly related to and incidental to the proposed special 
use permit and which may be necessary to assure continual conformance to all 
applicable standards and requirements, including reasonable assurance that these 
conditions and safeguards can be responsibly monitored and enforced. 
Restrictions and/or conditions may include those related to design of structures or 
operation of the use (including hours of operation) necessary either to ensure 
compatibility with the surrounding uses or to protect the resources of the Town.  
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Article VII Site Plan Review 
 
 A. Planning Board Authority to Review Site Plans 
 

The Planning Board is authorized to review and approve, approve with modifications, or 
disapprove site plans for land uses within the Town of Ancram in accordance with the 
standards and procedures set forth in this Article. This section establishes a site plan review 
and abbreviated site plan review process, as defined below.  

 
 B. Uses Requiring Site Plan Review and Abbreviated Site Plan Review, 

and General Procedures.   
 

Site plan and abbreviated site plan processes shall be applied in accordance with the Uses and 
Type of Site Plan Required Table 3, below and as follows: 

 
Table 3. Description of Uses and Type of Site Plan Review Required. 

Use Type of Review Required 
Commercial uses (including multi-family) as 
identified in the Use Table  

Site Plan Review (Sub-Sections B through 
E, below) except as indicated in Sub-
Section B (2) below.   

Major subdivisions  Site Plan Review for Subdivisions (Sub-
Section F, below) and to be conducted 
concurrently with all procedures of the 
Town of Ancram Land Subdivision 
Regulations for a major subdivision. 

Minor subdivisions Site Plan Review for Subdivisions (Sub-
Section F, below) and to be conducted 
concurrently with all procedures of the 
Town of Ancram Land Subdivision 
Regulations for a minor subdivision. 

Single family and two-family residential uses not 
part of a subdivision 

Abbreviated Site Plan Review if one or 
more criteria of Sub-Section G below are 
present. 

 
   

1.  Uses Requiring Site Plan Review and Approval 
        

a. Commercial Use Site Plan Review. Except those specifically exempted in Sub-Section 
B(2)  entitled “Uses Exempted from Site Plan Review and Abbreviated Site Plan 
Review” which appears below, all new commercial land use activities identified in the 
Use Table (Table 1) as requiring site plan review and approval or special use permit 
review and approval shall meet all procedures and standards of this Article, before 
being undertaken including:  
 
1. Construction of a principal commercial or multi-family building;  
 
2. Reconstruction, alteration, or enlargement of a principal commercial or multi-

family building;  
 
3. Relocation of a principal commercial or multi-family building;  
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4.  Change of uses within the town.  Any change of use to one that requires site plan 
or special use approval shall also require site plan review and approval before being 
undertaken. In any hamlet district, a change of use shall include any significant 
change in the exterior façade of a nonresidential or mixed use building; 

 
5.  Increase of intensity of use within the town.  Any increase in intensity of any use 

that requires site plan or special use approval shall also require site plan review 
and approval before the change in intensity is undertaken. A change of intensity of 
use includes, but is not limited to, an increased or different requirement for 
parking, an increase or change in impervious surface area, placement of a new sign, 
establishment of additional exterior lighting, structural enlargement, additional 
site improvements, and change in drainage, landscaping, or screening and shall 
also require site plan review and approval before being undertaken; 

 
6.  Construction, reconstruction, installation, expansion, alteration, illumination, or 

relocation of any sign associated with a use that is subject to this law;  
 
7.  Construction, reconstruction, installation, expansion, alteration or relocation of an 

accessory structure associated with a commercial use or lot; 
 
8.  Construction, reconstruction, installation, expansion, alteration or relocation of a 

multi-family dwelling or conversion of any existing structure to a multi-family 
dwelling. 
 

b. Major Subdivision Site Plan Review. The OSCS process shall be considered to be the 
site plan review process for major subdivisions.  Major Subdivisions shall meet all 
requirements of the Town of Ancram Zoning Law Article V (C), Town of Ancram Land 
Subdivision Regulations, and this Site Plan Review Section (VII)”.    
 

c. Minor Subdivision Site Plan Review.  Minor Subdivisions shall be subject to site plan 
review and all criteria of Sub- Section F (2) of this Article shall be met in addition to 
requirements of the Town of Ancram Land Subdivision Regulations.  To the extent 
reasonably practicable, the Planning Board shall coordinate procedures of Sub- 
Section F of this article below with those required for minor subdivisions in the Land 
Subdivision Regulations.   
 

d. Other Residences - Abbreviated Site Plan Review. Except those specifically exempted 
in Sub-Section 2 below entitled “Uses Exempted from Site Plan Review and 
Abbreviated Site Plan Review”, construction, reconstruction, installation, expansion, 
alteration or relocation of a single family and two-family  residential use which is not 
part of a subdivision may be subject to abbreviated site plan review pursuant to Sub-
Section G of this Article including:   

 
a. One-family dwelling 

 
b. Two-family dwelling 

 
c. Accessory Apartment 

 
d. Mobile home 
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2.  Uses Exempted from Site Plan Review and Abbreviated Site Plan Review.  
 

The following land use activities are exempted from the requirements of this Article and 
shall not require either site plan review or abbreviated site plan review pursuant to Sub-
Section G of this Article:  

  
a. Ordinary repair or maintenance of existing structures or uses. 

 
b. Farm stands. 

 
c. Clearing or grading incidental to an existing use or an exempted use. 

 
d. Exterior alterations or additions to a residential structure.  Minor changes to the 

exterior façade of a residential structure within the Hamlet are also exempt. 
 

e. Interior alterations that do not substantially change the nature or use of an existing 
commercial structure. 
 

f. Any change in use which does not require the issuance of a certificate of occupancy 
pursuant to the New York State Uniform Building and Fire Code or does not otherwise 
meet the requirements to undergo site plan approval in Sub-Section 1 (a) (4).  
 

g. Residential garden uses and residential and commercial timber logging. (See Article 
V,(A)(6)for Commercial Logging regulations.) 
 

h. Temporary garage and lawn sales that are in operation for no more than fifteen (15) 
days per year. 

 
i.   Customary residential accessory uses having a building footprint of six hundred (600) 

square feet or less. 
 

3.  Existing and Discontinued Uses, Structures, and Applications.    
  

a.  This law does not apply to uses and structures that are lawfully in existence as of 
October 2011 but does apply to any change to an existing use as per Sub-Sections 
B(1)(a) (4) and (5) of this Article.  

 
b.  Any use that requires site plan approval and that has been discontinued for a period of 

one (1) year or more shall thereafter be subject to a new review and approval pursuant 
to this law before the use may be resumed. Proposed uses and structures which have 
site plan applications before the Planning Board, but which have not yet received any 
site plan approvals from the Town of Ancram, shall be subject to this law. 

 
4.  Uncertain Applicability.     

Any person uncertain of the applicability of this law to a given land use shall apply in 
writing to the Town of Ancram Zoning Board of Appeals for an interpretation of this law. 

 
5. Integration of procedures   

Whenever the circumstances of a proposed development or application require 
compliance with this Site Plan Review Section and with another local law, ordinance or 
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requirement of the town such as, but not limited to, Special Use Permits and Subdivision, 
the Planning Board shall integrate, to the extent reasonably practicable, site plan review 
with the procedural and submission requirements for such other compliance so as not to 
delay review and decision-making. 

 
6. Planning Board Waiver Authority for All Site Plans. 

The Planning Board may find that some requirements of this Article are not requisite in 
the interest of the public health, safety or general welfare as applied to a particular project 
or application or are inappropriate to a particular site plan.  In such cases, the Planning 
Board may, in its sole discretion, waive any requirements for the approval, approval with 
modifications, or disapproval of site plans submitted for approval provided such a waiver 
does not prevent or circumvent the purposes and intent of any Town of Ancram law or 
regulation or the Comprehensive Plan.  Waivers shall be explicitly requested by the 
applicant in writing, and expressly granted only by the Planning Board. In granting 
waivers, the Planning Board may, in its sole discretion, incorporate such reasonable 
conditions as will in its judgment substantially secure the objectives of the requirements 
so waived. Any waivers granted by the Planning Board shall be the minimum waiver  
necessary to allow the requested flexibility by the applicant, but also to protect the 
environment. The Planning Board must state, in writing, its grounds for electing to waive 
such requirements, cite whatever evidence that the Planning Board relied upon in making 
the determination, and file such statement along with the site plan application and 
supporting documents. Requirements of this law may not be waived except as properly 
voted by the Planning Board.    
 
a. Specific Criteria for Stream Buffer Waiver Request.  There shall be a 150 foot buffer 
along streams and any stream-adjacent wetlands, floodplains, and slopes.  When an 
applicant specifically requests reduction of the 150 foot required stream buffer, the 
Planning Board shall consider the following criteria in making a determination.  In 
determining whether to issue a waiver, the Planning Board may ask, at the applicant’s 
expense, for survey information, photography or other credible evidence that 
substantiates the applicant’s position that a reduction should be granted.  In no case shall 
the Planning Board approve a waiver of the 150 foot stream buffer requirement when the 
buffer borders a Class C (t) or C (ts) stream unless the lot becomes unbuildable due to the 
stream buffer standards as per (1) below.  In all other cases, the Planning Board may 
consider a waiver if: 
 

1. Lot becomes unbuildable due to stream buffer standards. 
 

(a) If the 150 foot stream buffer standards render a lot unbuildable due to the size 
of a parcel, its configuration, or its topography, the Planning Board shall have the 
authority to alter the 150 foot stream buffer requirement.  As part of such waiver, 
the Planning Board may establish mitigation measures that enable the proposed 
development to be built while also ensuring that the stream and its adjacent banks, 
riparian areas, wetlands and floodplains are protected to the maximum extent 
practicable. 
 
or 
 
(b) If the lot configuration, topography, soils, or other site conditions are such that 
lands within the 150 foot stream buffer are determined by the Columbia County 
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Health Department, the NYS DEC, or other permitting agencies to be the only 
suitable location on the lot for placement of any portion of a septic system, the 
Planning Board may reduce the 150 foot stream buffer requirement by the 
minimum extent necessary to accommodate the septic system or part thereof. 

 
2.   View corridor is proposed within stream buffer and streamside vegetated buffer.  

 
(a) Creation of a view corridor within a 150 foot stream buffer shall be reviewed as 
part of the site plan or plat when proposed on a parcel subject to subdivision, site 
plan, special use, or ASPR approval by the Planning Board.  The Planning Board 
may consider a waiver of the 150 foot stream buffer requirement as follows: 
 

i. When the Planning Board has determined, based on the unique site-specific 
conditions, that creation of a view corridor of up to 50 feet will not adversely 
affect the functioning of the buffer by ways of erosion, forest fragmentation, 
elimination of unique vegetation, disturbance of steep slopes along the banks, 
impairment of the functioning of the floodplain, or creating and open area that 
would warm important cold stream habitats.  The Planning Board may request 
an advisory opinion from the Conservation Advisory Council. 
 

(b)For landowners seeking to create a view corridor within the 150 foot stream 
buffer when Planning Board review is not required, plans for such corridor shall 
require ASPR. The Planning Board may waive the 150 foot stream buffer 
requirement pursuant to (a) above. 
 

7.  Segmentation in a Site Plan.   
 The site plan application and associated maps shall include all proposed phases of 

development. Site plan approval shall be based on the total planned project in order to 
facilitate the assessment of all potential development impacts. The Planning Board shall 
consider applications incomplete where there is reason to believe the application applies 
to only a segment of the total development. In such situations, the Planning Board shall 
return such application to the applicant together with a letter stating the basis for its 
determination. 

 
8. Reservation of Park Lands on Site Plans Containing Residential Units 

(Including Multi-family).   
 In accordance with the provisions of Section 274-a (6) of the New York State Town Law, 

the Planning Board may require the site plan to contain a park or parks suitably located 
for playgrounds or other recreational purposes, or require the payment of a sum of money 
in lieu thereof as determined by the Planning Board.  

 
9. Referral to Other Agencies and Boards.  

Except for site plan applications subject to abbreviated site plan review, all other 
commercial site plan and site plan for subdivision applications shall be subject to: 

 
a. Coordinated Review. The Planning Board may refer, or may be required by law to refer, 

the site plan for review and comment to other local and County agencies or their 
designated consultants, and/or to representatives of Federal and State agencies having 
jurisdiction over the site plan or some part of the proposed project. 
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b. Required Referral. Prior to taking the final action on the site plan, and at least ten (10) 
days prior to the Public Hearing, and where applicable, the Planning Board shall refer 
the plan to the Columbia County Planning Board for their review and recommendation 
pursuant to Section 239-m of the New York State General Municipal Law. 
 

c. Required Agricultural Review and Agricultural data statement. An application for a 
site plan review must also contain an agricultural data statement if any portion of the 
project is located on property within a New York State certified Agricultural District 
containing a farm operation, or other property with boundaries within five hundred 
(500) feet of a farm operation located in such agricultural district.  The agricultural 
data statement shall contain the name and address of the applicant; a description of 
the proposed project and its location; the name and address of any owner of land 
within the agricultural district which contains farm property upon which the project is 
proposed; and a tax map or other map showing the site of the proposed project relative 
to the location of farm operations identified in the agricultural data statement.  The 
Planning Board shall cause a written notice of such application and date of public 
hearing to be mailed to the owners of land as identified by the applicant in the 
agricultural data statement. The Planning Board shall evaluate the impact of the 
proposal on existing agricultural operations in that district.  The Planning Board may 
request an advisory opinion from the Columbia County Farmland Protection Board, 
Columbia County Soil and Water District, New York State Department of Agriculture 
and Markets or other suitable agencies as needed with any costs borne by the 
applicant. 

 
d.  Conservation Advisory Council.  The Planning Board may request an advisory opinion 

from the Town of Ancram Conservation Advisory Council related to any application 
being considered for site plan approval. Any CAC advisory opinion must be submitted 
to the Planning Board so that all procedural timeframes shall be met. 

 
10. SEQRA Compliance.   

Except for applications which are classified as Type II actions (which includes those 
actions in this Zoning Law which require abbreviated site plan review),  no other 
application shall be approved without full compliance with State Environmental Quality 
Review Act (SEQRA) (6 NYCRR Part 617) and no other application for site plan review 
shall be considered complete for initiation of the site plan time frames until either a 
negative declaration has been issued or a draft environmental impact statement has been 
accepted.   

 
11.  Costs Associated with Site Plan Review and Escrow. 

The Planning Board reserves the right to hire professional consultants, at the applicant’s 
expense, to assist the Planning Board in its review of any information filed by the applicant 
including that filed under the SEQRA process.  All costs related to the site inspection and 
review of a site plan, including any studies, reports, analysis, or other information that 
may be required by the Planning Board, shall be borne by the applicant.  In addition to the 
application fees established by the Town Board, an escrow account pursuant to LL#1 of 
2004, funded by the applicant, may be established to cover all costs related to the review 
of a site plan.  The applicant shall supply the Planning Board information as may be 
required to calculate the dollar amount required for the escrow account.   
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 C.  Procedures for Commercial Site Plan Review 
 
1.   General Application.    

A site plan, together with supporting data, shall be submitted to the Planning Board before 
undertaking any new commercial land use activity at any location within the Town for 
which this law requires a site plan. No building permit or certificate of occupancy or use 
shall be issued except when in conformity with an approved site plan.  Continuing 
compliance with an approved site plan shall be requisite to the issuance of a certificate of 
occupancy.  Such site plan shall be reviewed and approved in accordance with the 
standards and procedures set forth in this Article.  The applicant shall pay a site plan 
application fee in an amount to be established by the Town Board.  

 
2.  Sketch Plan Conference.  

An informal sketch plan conference between the applicant and the Planning Board shall 
be conducted prior to submission of a site plan application to review the proposed 
development.  The intent of the sketch plan conference is to enable the applicant to inform 
the Planning Board of the proposal prior to the preparation of a detailed site plan, and for 
the Planning Board to review the basic site design concept, advise the applicant as to 
potential problems or concerns, and to generally determine the information to be required 
on the site plan. The Planning Board may schedule a site visit by at least two (2) of its 
representatives to familiarize itself with the parcel and project.  The applicant shall provide 
seven (7) copies of the following information to the Planning Board for the Sketch Plan 
conference at least ten (10) days prior to a regularly scheduled Planning Board meeting: 
 
a.  A statement and rough sketch showing the locations and dimensions of principal and 

accessory structures, parking areas, access, signs, existing and proposed vegetation,  
other planned features; general anticipated changes in the existing topography and 
natural features; and where applicable, measures and features to comply with wetland, 
stream, flood hazard and flood insurance regulations, if needed. 

 
b.  An area map showing the parcel under consideration for site plan review.  
 
c.  A topographic or contour map of adequate scale and detail to show site topography.  

The Planning Board shall have the discretion to waive the provision of a topographical 
map in the event that the applicant shall show that the contour of the subject matter 
parcel(s) does not impact the project in any manner. 

 
d.  A sketch map showing known locations of natural features and resources such as 

wetlands, vernal pools, streams, lakes, steep slopes, or floodplains so that the design 
components of the project can be evaluated in context with the habitats and ecology of 
the site. The Town of Ancram Comprehensive Plan and its associated studies and maps 
including but not limited to the Ancram Biodiversity Map, the DEC Ancram Habitat 
Summary, and the Ancram Town Map of Vernal Pools, as may exist, should be 
consulted by the applicant in formulating this portion of the sketch map.  

 
e. A statement indicating which zoning district(s) the project is proposed to be located in 

and whether any portion of the project property is located in a certified New York State 
Agricultural District. 
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3.  Sketch Plan Review.   
At the sketch plan conference, the Planning Board will review and determine if the 
proposal is in conformity with the Town of Ancram Zoning Law, consistent with the 
Comprehensive Plan, and identify issues and concerns. The Planning Board shall also 
review with the applicant submission requirements to determine what specific 
information is to be presented with the site plan application and what general time frames 
are applicable for SEQRA and the site plan review process. 

 
4.  Application for Site Plan Approval.     

Subsequent to the sketch plan conference, the applicant shall submit to the Planning 
Board seven (7) copies of a completed site plan application, site plan, appropriate 
supporting data contained in Sub-Section C(5), below, and an application fee as 
established by the Town Board.  All applications for site plan review must be submitted to 
the Planning Board at least ten (10) days prior to the Planning Board’s regular meeting.   

 
5.  Site Plan Submission Requirements.   

The site plan submitted for approval along with supporting documentation shall include 
on a form developed by the Planning Board all applicable information contained in the 
sketch map plus the information in Sub-Section C(5)(a)-(ee)  below, and information 
pursuant to Sub-Section C(6), unless waived by the Planning Board.  All submitted maps 
shall be drawn at a scale of fifty (50) feet to one inch or larger. The applicant shall certify 
the truth and accuracy of all information presented in the application. 

 
a. A vicinity map at a scale of 1 inch = 2,000 feet or larger showing the site in relation to 

the rest of the Town including community facilities that may affect or serve it, such as 
roads, shopping areas, and schools. 

 
b. Title of site plan, including name and address of applicant, and person responsible for 

preparing such drawing. The applicant shall state on the application that it is either 
the owner of the subject property or otherwise demonstrate that it is authorized by the 
property owner to pursue such application.  The applicant shall also specify the contact 
and mailing address to whom all notices should be sent related to the application.  If 
the applicant is a corporation or LLC, names and addresses of the principal 
shareholders or members shall be identified on the application.   

 
c.  North arrow, scale and date. 
 
d.  Property boundaries. 
 
e. Identification of the zoning district(s) within which the proposed project is located, 

and identification if located within a certified New York State Agricultural District. 
 
f. Location and size of existing uses and structures on the property, if any, including 

existing wells, septic systems and utilities. 
g.  Ownership identification for all adjacent lands as shown on the latest tax records. 
 
h. Identification of any active agricultural operations existing on or within five hundred 

(500) feet of the proposed project, including owners’ names and addresses (see 
Agriculture Data Statement). 
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i. Location, name and width of all existing easements, rights of ways, other reservations 
of land, areas dedicated to public use, and public streets within the parcel. The 
planning board may also require identification of such features within five hundred 
(500) feet of the applicant’s property. 

 
j.  Grading and drainage plans showing existing and proposed contours and water 

courses within, and extending fifty (50) feet beyond applicant’s property. 
 
k.  Soil erosion and sediment control plan, if required by any applicable federal, state, 

county, or local law or regulation 
 
l. Location, design, type of construction, and exterior dimensions of all proposed 

buildings and structures. 
 
m.  Location, design, type of construction, and size of all parking and truck loading areas 

(including number of parking spaces), showing access, ingress and egress. 
 
n.  Location and manner of pedestrian access, including entrances and exits, and public 

and private sidewalks, if applicable. 
 
o.  Location of accessory structures such as outdoor storage and solid waste disposal, 

hazardous material storage, bulk storage, or other storage needed on site. 
 
p. Location and construction materials of all existing or proposed site improvements 

including drains, culverts, retaining walls and fences. 
 
q.  Description of the method of sewage disposal and the location of such facilities, 

including the location of the collection system. 
 
r. Description of the method of securing a water supply, location of such facilities, system 

design, construction materials, approximate quantity of water required and location 
of distribution system. 

 
s. Location of fire lanes and other emergency zones, including the location of fire 

hydrants, if required. 
 
t.  Location of all other utilities such as energy generation and distribution facilities,  gas 

lines, solar energy panels, wind towers, and all power and communication facilities, 
including towers and satellite dish antennas. 

 
u.  Location, size, height, lighting, and material specifications for all proposed signs. 
 
v. Location, development, and management of all proposed buffer and screening areas, 

including indication of existing and proposed vegetative cover.  If native vegetation is 
not present within the minimum 25’ streamside vegetated buffer then a planting plan 
to establish native vegetation, preferably trees, to create a vegetated buffer is required. 

 
w.  Location and design of existing and proposed outdoor lighting facilities. 
 
x.  General landscaping plan and planting schedule. 
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y. Identification of any and all permits from other governmental bodies required for the 

project’s full execution and completion and a record of applications and approval 
status of all necessary permits from federal, state, county and local agencies. 

 
z.  Estimated project construction schedule and cost. 
 
aa.  Other site plan elements as may be specified by the Planning Board at the sketch plan 

conference. 
 
bb.  State Environmental Quality Review Act (SEQRA) Environmental Assessment Form 

(EAF), and if required, the Visual EAF Addendum. 
 

cc.  An Agricultural Data Statement, if project is within a certified New York State 
Agricultural District or within five hundred (500) feet of one. 

 
dd.  Elevation and façade treatment plans of all proposed structures. 
 
ee.  A map and written description describing all pertinent natural features that would be 

affected by the proposed use such as water courses, stream buffers, streamside 
vegetated buffers, wetlands, vernal pools, wooded areas, areas subject to flooding, 
steep slopes (more than 15%), areas of many rock outcrops, etc. This description 
should include assessment methods, location-specific wildlife observations, and 
recommended development alternatives, if needed, to minimize disturbance to 
sensitive habitats and species. See also sub-section C (6) (Additional Requirements for 
Site Plans) (d) for additional requirements for vernal pools. 

 
6.  Additional Requirements for Site Plans.     

If, upon a review of the materials submitted by the applicant, the Planning Board 
determines that a proposed commercial project could have traffic, visual, or stormwater 
impacts, or impacts on vernal pools, the Planning Board may require the applicant to 
prepare and submit, traffic impact analysis according to Sub-Section C (6) (a), drainage 
design reports, a visual impact assessment, proposed grading plans as follows, or vernal 
pool analysis.  Costs for all reports, assessments, or plans required by the Planning Board 
shall be borne by the applicant pursuant to Sub-Section B (11). 

 
a.  Traffic Report. Traffic Reports shall include the following for the study area: 

 
1. Internal traffic flow analysis. 
 
2. Existing and projected average daily traffic and peak hour levels. 
 
3. Existing and projected intersection levels of service (LOS). 
 
4. Directional vehicular flows resulting from the proposed project. 
 
5. Proposed methods to mitigate the estimated traffic impact. 
 
6. Identification of any pedestrian crossing issues. 
 



Zoning as Amended 8 18 22 

211 

 

7. The methodology and sources used to derive existing data and estimations. 
 

b. Visual Impact Report.  The Visual Impact Assessment shall be prepared by a registered 
Landscape Architect or other qualified professional and shall include: 

 
1. A report that visually illustrates and evaluates the relationship of proposed new 

structures or alterations to nearby natural landscapes and to pre-existing 
structures in terms of visual character and intensity/scale of use (e.g. scale, 
materials, color, door and window size and locations, setbacks, roof and cornice 
lines, and other major design elements). 

 
2.  An analysis of the visual impacts on neighboring properties from the proposed 

development and alterations, and of the location and configuration of proposed 
structures, parking areas, open space, and gradient changes. 

 
3.  The Planning Board may require use of photo-simulations or balloon tests as part 

of the visual impact assessment.   
 
c.  Stormwater Management Plan.  The contents of the stormwater management plan 

shall contain sufficient information for the Planning Board to evaluate the hydrological 
and hydrological-dependent characteristics of the land to be developed, the potential 
and predicted impacts of land development on the local hydrology, and the 
effectiveness and acceptability of all measures proposed by the applicant for reducing 
adverse impacts.  The stormwater management and stormwater pollution prevention 
plans shall be prepared in compliance with the Stormwater Design Manual of the New 
York State Department of Environmental Conservation State Pollutant Discharge 
Elimination System (SPDES) program and with the requirements of the 
Environmental Protection Agency’s Phase II National Pollutant Discharge Elimination 
System (NPDES) regulations.  The Planning Board shall also review the project in 
relation to the Town of Ancram Comprehensive Plan (Water Study). 

 
d. Vernal Pool Identification and Evaluation.  The applicant shall refer to the Town of 

Ancram Biodiversity Map, Ancram Town Map of Vernal Pools, as may exist, aerial 
photographs, topographic maps and the Columbia County Soil Map to identify vernal 
pools.  Use of the Natural Heritage and Endangered Species Program Observation 
Form for mapping vernal pools (Guidelines for the Certification of Vernal Pool 
Habitat, 2009) should be used to confirm presence of a vernal pool.  The applicant 
may consult with the Town of Ancram CAC in this process.  If any vernal pools are 
identified, the applicant shall assess them as follows to determine the relative 
ecological value of that vernal pool: 

 
      1. Biological Value of the Vernal Pool 
 

a. Are there any state-listed endangered, threatened, or special concern species 
present or breeding in the vernal pool? 

b. Are there two of more vernal pool indicator species breeding (i.e., evidence of 
egg masses, mating, and larvae) in the vernal pool? 

c. Are there 25 or more egg masses (regardless of species) present in the pool by 
the conclusion of the breeding season? 
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2. Condition of the Critical Terrestrial Habitat 
 

a. Is at least 75% of the vernal pool envelope (100 feet from pool) undeveloped 
(largely free of roads, structures or other infrastructure)? 

b. Is at least 50% of the critical terrestrial habitat (100 to 750 feet) undeveloped? 
 

# of questions 
answered YES 
in category A 

# of questions 
answered YES 
in category B 

Tier 

1-3 2 I 
1-3 1 II 
0 1-2 III 
1-3 0 III 

 
The Planning Board shall use this information and guidance from the management 
recommendations of, but not limited to, the Ancram CAC, NYS DEC, and the “Best 
Development Practices: Conserving Pool Breeding Amphibians in Residential and 
Commercial Developments in the Northeast US” (MCA Technical Paper Series #5, 
2002) to determine the level of management or mitigation needed. 

 
7.  Specifications of Materials Submitted for Site Plans. 

a. Elevations and/or Sections.  Elevations and/or sections, illustrating front, rear, and 
side profiles drawn to the same or larger scale as the site development plan, shall be 
required by the Planning Board. The elevations and/or sections shall clearly delineate 
the bulk height of all buildings and other permanent structures included in the 
proposal, including the dimensions and height of any proposed signs. 

 
b. Engineering Plans.  The Planning Board may require engineering plans prepared by a 

licensed professional engineer to illustrate and describe such development aspects 
and infrastructure as: road improvements, drainage systems, grading plan, public or 
private utility systems, sewer and water facilities, and such other supporting data as 
may be necessary.   

8. Planning Board Action on Site Plan: 
a.  Acceptance of Site Plan Application.  The Planning Board shall, within forty-five (45) 

days of a site plan application being filed, determine whether to accept the application 
as complete and begin the review process, or to reject the application as incomplete. 
Incomplete applications shall be returned to the applicant, without prejudice, with a 
letter identifying and describing the application deficiencies.  No application shall be 
considered complete until a negative declaration under SEQRA (6 NYCRR Part 617) 
has been issued or until a draft Environmental Impact Statement has been accepted 
by the lead agency as satisfactory with respect to scope, content, and adequacy. 

 
b. Public Hearing.  The Planning Board shall conduct a public hearing on the site plan. 

Such hearing shall be held within sixty-two (62) days of the Planning Board’s 
acceptance of the site plan application as complete and shall be advertised in the 
Town’s official newspaper at least five (5) days before the hearing. The Planning Board 
shall give the applicant at least ten (10) days notice by mail of the Public Hearing. The 
Planning Board shall send or cause to be sent notice of the Public Hearing to abutting 
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property owners and those agricultural operators identified on the Agriculture Data 
Statement by certified mail, return receipt requested at least seven (7) days prior to 
the public hearing. 
 

c. Decision.   Within sixty two (62) days of the close of the public hearing, the Planning 
Board shall render a decision on the site plan. The Planning Board's action shall be in 
the form of a written statement to the applicant stating whether the site plan is 
approved, disapproved or approved with modifications. The Planning Board's 
statement may include modifications to be incorporated in the final site plan. 
Conformance with such modifications shall be considered a condition of approval. If 
the site plan is disapproved, the Planning Board's statement will contain the reasons 
for such findings. In such a case, the Planning Board may recommend further study of 
the site plan and resubmission to the Planning Board after it has been revised or 
redesigned.   

 
1.  Approval.   Upon approval of the site plan and payment by the applicant of all fees 

and reimbursable costs due to the Town, the Planning Board shall endorse its 
approval on a copy of the site plan and shall, within five (5) business days of its 
decision, file with the site plan and a written statement of approval with the Town 
Clerk. A copy of the written statement of approval shall be mailed to the applicant 
by certified mail, return receipt requested. 

 
2. Approval with Modifications.  The Planning Board may approve the site plan and 

require that specific modifications or conditions be made. A copy of a written 
statement of approval containing the modifications required by the Planning 
Board shall be mailed to the applicant by certified mail, return receipt requested. 
The applicant shall submit a modified final site plan in reproducible form. Upon 
approval and after payment by the applicant of all applicable fees and reimbursable 
costs due the Town, the Planning Board shall endorse its approval on a copy of the 
site plan and shall, within five (5) business days, file the site plan and a written 
statement of approval with the Town Clerk. 

 
3. Disapproval. The Planning Board shall make a written statement if disapproval is 

the decision. Upon disapproval of the site plan, the Planning Board shall, within 
five (5) business days, file the statement with the Town Clerk and mail a copy 
thereof to the applicant by certified mail, along with a letter stating the Planning 
Board’s reasons for disapproval. 

 
9. Extension of Time.    

a. Time frames for any Planning Board action related to the site plan review process may 
be extended by mutual consent of the applicant and the Planning Board.   

 
b. The time period in which the Planning Board must render its decision on the site plan 

may be extended by mutual consent of the applicant and the Planning Board.  Failure 
of the Planning Board to act within the time period specified or agreed upon between 
the applicant and Board, shall not constitute Planning Board approval of the site plan 
as submitted or last amended, and shall not be deemed automatic approval. 
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10. Revocation of Site Plan Approval. 
Any approval shall expire after one (1) year from the date that such approval was filed with 
the Town Clerk unless the applicant shall have obtained all other necessary permits and 
approvals and commenced, and substantially proceeded with, construction of the project 
in full conformity with the approved site plan. 

 
 D. Criteria for Commercial Site Plan Approval.   

1.   The following general conditions shall be met:   
 

a.  The site plan is compatible with the goals, policies and standards set forth in the Town 
of Ancram Comprehensive Plan. 

 
b.  Adjacent properties are protected from nuisance caused by noise, traffic, noxious or 

harmful odor, fumes, vibration and glare of lights. 
 
c.  Significant natural, ecological, cultural, and historical features on the site are 

preserved as much as possible (i.e. hills, water bodies, wetlands, vernal pools, stream 
buffers and streamside vegetated buffers, trees, tree groves, wooded areas, rock 
outcrops, native plants, wildlife habitats, scenic locations, historical locations, and 
other areas of aesthetic and ecological interest). 

 
d.  Adequate facilities for off street parking and loading, drainage, snow removal, fire 

protection and methods of solid waste disposal are provided on site. 
 
e.  Roads, pedestrian ways, access driveways, loading areas and parking facilities are 

properly designed and operated for public convenience, universal accessibility, public 
safety, and for consistency with rural road standards and desired aesthetic character. 

 
f.  Pollution of air, streams, wetlands, ponds, lakes, soils and groundwater supplies is 

avoided to the maximum extent practicable or mitigated. 
 
g.  Development will be compatible with its surroundings and in keeping with the 

character of the Town of Ancram. 
 

2.  The Planning Board’s review of the commercial site plan shall include, but is not limited 
to, the following considerations: 

 
a.  Consistency with Commercial Design Standards as required by the Town of Ancram 

Zoning Law, if any, and if applicable.   
 
b. The location, arrangement, size, design and general site compatibility of buildings, 

lighting and signs, including compatibility with setbacks and build-to lines of 
surrounding structures.    

 
c. Glare and light pollution that may be associated with new development and the degree 

to which these negative impacts are minimized or eliminated.  
 
d.  Consistency with the Town of Ancram Highway Specifications and adequacy and 

arrangement of vehicular traffic access and circulation, including intersections, road 
widths, pavement surfaces, dividers and traffic controls. Prior to issuance of a final 



Zoning as Amended 8 18 22 

215 

 

decision by the Planning Board, all site plans shall be reviewed and approved by the 
Town of Ancram Highway Department.  Existing street widths should be maintained. 

 
e.  Location, arrangement, appearance and sufficiency of off-street parking, screening 

and loading.   
 
f. Adequacy and arrangement of pedestrian traffic access and circulation, walkway 

structures, control of intersections with vehicular traffic and overall pedestrian 
convenience. The Planning Board may require a traffic study   pursuant to Sub-Section 
C (6) (a) of this Article. All entrance and exit driveways shall be reviewed and approved 
by the appropriate state, county, or local agencies or departments prior to the granting 
of site plan approval. 

 
g.  Adequacy of stormwater and drainage facilities.   
 
h.  Adequacy of water supply and sewage disposal facilities. 
 
i.  Adequacy, type and arrangement of trees, shrubs and other landscaping. The Planning 

Board may require use of a visual and/or noise buffer between the land of the applicant 
and adjoining lands, including the maximum retention of existing vegetation on 
applicant’s property. 

 
j.  Adequacy of utilities.  Newly installed utility service systems and service revisions shall 

be installed underground. When feasible, existing aboveground utility service systems 
shall be placed underground. 

 
k.  Adequacy of site accessibility, fire lanes and other emergency zones and the provision 

of fire hydrants.  All buildings shall be accessible to emergency vehicles. If the Planning 
Board deems it necessary, it shall refer the application to the applicable emergency 
services providers and to the engineer retained by the Planning Board for comment on 
the proposed access arrangements. 

 
l.  Adequacy and impact of structures, roadways and landscaping in areas with 

susceptibility to ponding, flooding and/or erosion. These shall be reviewed and 
approved by an engineer and reviewed by the Planning Board.  

 
m. Location of and adequacy of measures proposed to protect biodiversity and 

environmentally and ecologically sensitive areas of the parcel, including but not 
limited to wetlands, vernal pools, streams, floodplains, and critical habitats. The 
Planning Board may request an advisory opinion on these matters from the Columbia 
County Soil and Water Conservation District, New York State Department of 
Environmental Conservation, Town of Ancram Conservation Advisory Council, or 
other agencies prior to final decision. 
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n.  Type, frequency, pitch, and decibel levels of noise that may be generated from project.  
The Planning Board may request a noise analysis be conducted by measuring existing 
ambient sound levels measured with a sound-level meter and associated octave band 
analyzer conforming to standards prescribed by the American Standards Association 
and comparing to proposed sound levels. The Planning Board shall ensure that no 
nuisance noise results from the project. 

 
o. Compatibility with neighborhood character and the overall rural character of Ancram. 

Site plans shall be designed to be consistent with, and protective of, Ancram’s rural 
character. 
 
1.  Relationship of buildings and site to adjoining areas. Site plans involving 

nonresidential uses proposed adjacent to a residential district or residential uses 
shall be reviewed with regard to minimizing the impact of the commercial 
development on such district or use.  

 
2.  Individual buildings shall relate to each other, and to traditional structures in the 

surrounding area, in lot placement, scale, height, build-to lines, and connections 
to harmonize visually and physically with the traditional character of the area.   

 
3. Buildings shall have facades that honor traditional styles and patterns found in 

Ancram.  The Planning Board shall evaluate the impact to, and compatibility of, 
these design features with existing neighborhoods. 

 
4.  Treatment of the roof, sides and rear of all buildings shall be comparable in 

amenity and appearance to the treatment given to street frontages of these same 
buildings.  

 
5.  When commercial projects involve the renovation/reuse of an existing building, 

the traditional character and architectural elements shall be maintained as may be 
required by the Planning Board.  

 
6. The visual impacts of new commercial structures on hills or ridge tops, as viewed 

from public roads, public property, or publicly access areas such as parks.  The 
Planning Board shall prevent visual disruption of ridgelines to the maximum 
extent practical. 

 
p. Compatibility with active agricultural activities. The Town of Ancram Conservation 

Advisory Council or Town of Ancram Agricultural Advisory Committee, as they exist, 
or other local agricultural support agencies such as the Columbia County Soil and 
Water Conservation District, may be consulted regarding significance, location and 
type of agricultural activities that may be impacted by the proposed development. 

 
q. Consistency with the Hudson River Greenway Compact. 

  
 E.   Guarantee of Site Improvements for Commercial Site Plan Review 

1.  No certificate of occupancy shall be issued until all required infrastructure and 
improvements shown on the site plan are installed or a sufficient performance guarantee 
has been posted to cover the full cost of all required infrastructures and improvements not 
yet completed. Such performance guarantee shall be posted in accordance with the 
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requirements and procedures specified in Sections 274-a (7) and 277(9) of the New York 
State Town Law and of LL#1 of 2004. The amount and sufficiency of such performance 
guarantee shall be determined by the Planning Board after consultation with the Town 
Attorney, the Town Engineer, other local officials, or the Planning Board’s designated 
private consultants.  

 
2.  Extension of Time.  The construction or installation of any improvements or facilities, other 

than roads, for which a guarantee has been made by the applicant in a form acceptable 
pursuant to this law, shall be completed within one (1) year from the date of approval of 
the site plan.  All construction of new roads and associated improvements including, but 
not limited to, curbs, curb cuts, drainage, and paving shall be completed within two (2) 
years from the date of approval of the site plan.  The applicant may request that the 
Planning Board grant an extension of time to complete such improvements, provided the 
applicant can show reasonable cause for inability to perform said improvements within 
the required time.  The extension shall not exceed six (6) months, at the end of which time 
the town may use as much of the proceeds of the posted performance guarantee to 
construct the improvements as necessary.  The Planning Board may also grant the 
applicant an extension of time whenever construction or improvements are not performed 
in accordance with applicable standards and specifications. 

 
3.  Schedule of Improvements.  When a performance guarantee is issued pursuant to the 

preceding sections, the town and applicant shall enter into a written agreement itemizing 
the schedule of improvements in sequence with the cost opposite each phase of 
construction or installation, provided that each cost as listed may be repaid to the 
applicant upon completion and approval after inspection of such improvement or 
installation.  However, ten percent (10%) of the check deposit or performance bond shall 
not be repaid to the applicant until one (1) year following the completion and inspection 
by the town of all construction and installation covered by the performance guarantee. 

 
4.  Inspections.  Prior to the Planning Board Chairman or his designee signing the site plan, 

the applicant shall pay to the Town Clerk an inspection fee escrow established by the 
Ancram Town Board.  Inspections during installation of improvements shall be made by 
the engineer retained by the Planning Board, and/or Building Inspector to insure 
conformity with the approved plans and specifications as contained in the contract and 
this law.  The applicant shall notify the engineer retained by the Planning Board and 
Building Inspector when each phase of improvements is ready for inspection.  Upon 
acceptable inspection and final completion of installation and improvement, the Planning 
Board shall issue a letter to the applicant or his/her representative that provides sufficient 
evidence for the release by the town of the portion of the performance guarantee as 
designated in the contract to cover the cost of such completed work. 

 
 F. Site Plan Review for Subdivisions 

1.  Major Subdivisions. The Open Space Conservation Subdivision process shall be 
considered to be the site plan review process for all major subdivisions. As required by this 
Zoning Law, all major subdivisions shall be designed to protect the environment, maintain 
open space, and protect Ancram’s rural character and shall meet all requirements and 
standards of Article V (C) of the Zoning Law (Open Space Conservation Subdivisions) as 
well as this section.  
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2.  Minor Subdivisions.  All time frames and procedures and requirements for minor 
subdivisions pursuant to the Town of Ancram Land Subdivision Regulations shall be met.  
The Planning Board may request an advisory opinion from the Town of Ancram 
Conservation Advisory Council related to environmental features on the parcel and their 
relationship to the proposed subdivision. In addition to the design required by the Land 
Subdivision Regulations, all minor subdivisions shall also meet the following siting 
criteria:    

 
a.  The site plan shall be compatible with the goals, policies, and standards set forth in the 

Town of Ancram Comprehensive Plan, and specifically including the Town of Ancram 
Natural Resources Conservation Plan. In designing a proposed site plan, all applicants 
shall review the current Ancram Significant Habitats Map. Any significant habitats 
appearing on that Map that lie within the site plan area shall be identified on the site 
plan and their location shall be plotted on the subdivision site plan map. The 
subdivision site plan map shall include the proposed building envelope and shall 
include identification of the following specific significant habitats on the site as 
identified by the current Ancram Significant Habitats Map: All wetland habitats; Cool 
Ravine; Oak-heath Barren; Crest, Ledge and Talus.  

 
b.  Building envelopes shall be sited to preserve to the maximum extent significant 

natural, ecological, cultural, and historical features on the site. Any building envelope 
depicted on the subdivision site plan shall be located on the site and on the lot hosting 
that building envelope such that the following will be avoided or will be mitigated to 
the maximum extent practicable: air pollution; pollution of, or disturbance of, surface 
waters of any kind, including streams, ponds, state and federally regulated wetlands, 
vernal pools, and lakes; pollution of soils, groundwater, fens, seeps; disturbance of 
continuous woodlands; alteration of natural contours, habitats of rare, threatened or 
endangered wildlife habitats as identified by the New York State Department of 
Environmental Conservation or the United States Fish and Wildlife Service; pollution 
of, or disturbance to, significant habitats identified on the Ancram Significant Habitats 
Map including all wetland and Cool Ravine, Oak-heath Barren, or  Crest, Ledge and 
Talus habitats; and historic locations included on the State and National Historic 
Register. All building envelopes shall also be sited to avoid stream and streamside 
vegetated buffers, preserving a 25 foot vegetated streamside buffer.  If the parcels 
contain defined ridgelines and scenic locations as identified by the Town of Ancram in 
the R/SSPOD, structures should be placed in locations least likely to block or interrupt 
scenic vistas or in a manner so that proposed buildings are sited so they do not 
protrude above treetops or crest lines, clear-cutting should be avoided and existing 
vegetation preserved to the maximum extent practicable (See Article V (B) (1)). The 
Planning Board may require a mitigation plan in order to ensure that natural resources 
on the parcel are avoided or mitigated. The Planning Board may require a site visit or 
additional review of such plan by the Ancram Conservation Advisory Council. 

 
 c.  All driveways shall be consistent with the Town of Ancram Highway Specifications.  

No negative impacts on the existing street due to drainage or sight distances shall 
occur. 
 

d.  The proposed development provides proper surface water management that preserves 
existing drainage patterns, protects other properties and public roadways, and 
mitigates water quality impacts to the greatest extent practical.  
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e.  The location of the building envelope ensures adequate water supply and sewage 

disposal. 
 
f.   All new utility service systems shall be installed underground where practical. 
 
g.  Siting of the building envelope and conversion of agricultural land to residential use 

shall be compatible with active agricultural activities.   
 
h.   To minimize impacts on agriculture, the building envelope shall be sited on the least 

fertile soils for agricultural uses and in a manner which permits access to active 
agricultural land. Structures shall, to the maximum extent practicable, avoid being 
placed on lands defined by the Columbia County Soil Survey as being Prime 
Farmlands, or Soils of Statewide Importance.  The building envelope shall be sited 
along the edges of open fields or in wooded areas. 

 
i.   Wherever feasible, retain and reuse existing old farm roads and lanes rather than 

constructing new roads or driveways to minimize clearing and disruption of the 
landscape.  Driveways shall be adequate for emergency services to access the site. 

 
j.   Applicant has received an agricultural disclosure notice about the sights, sounds, 

smells, and other aspects of agriculture in the area. 
 
k.   Applicant acknowledges that it is the applicant’s responsibility, not the farmer’s 

responsibility, to establish a buffer between proposed development and adjacent 
farmland. 

 
 G. Abbreviated Site Plan Review for Single-Family and Two-Family 

Dwellings Not Part of a Subdivision, and for Agricultural Buildings 
and Agri-Tourism Operations and for Certain Agricultural Uses. 

 
1. Applicability 

The uses of land listed below shall be reviewed using the process of Abbreviated Site Plan 
Review (ASPR). 

a.   Any use listed in the Use Table as requiring ASPR. 
 
b. Any single family or two-family dwelling, including mobile homes and accessory 

apartments, shall meet all procedures and requirements for an abbreviated site plan 
review if they are proposed on a parcel of land in the Town of Ancram  that: 

 
1.  Contains more than twenty five percent (25%) of the total acreage of the parcel in 

slopes that are greater than fifteen percent (15%), or   
 
2.  Contains a wetland regulated by the New York State Department of 

Environmental Conservation (NYS DEC) or a wetland check zone as shown on the 
NYS DEC freshwater wetland maps, or contains a wetland regulated by the  United 
States Army Corps of Engineers as listed and shown on the National Wetlands 
Inventory maps. 
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3. Contains or is within 150 feet, as measured from the high-water mark of the 
streambank, of a New York State Department of Environmental Conservation 
Regulated Stream, Class C(t) or C(ts) or higher, or 

 
4. Contains a structure listed on the State or Federal Register of Historic Places, or 
 
5. Appears on the Land Evaluation and Site Assessment (LESA) Farmland 

Prioritization Map (at Appendix 6 of the Ancram Agriculture and Farmland 
Protection Plan) or is within five hundred (500) feet of a farm operation, or 

 
6.  Has principal dwelling that equals three thousand (3,000) square feet or larger 

building footprint, or   
 
7.  Is intended to be used for farm worker housing. 

  
c. Any agricultural structure that is larger than three thousand (3,000) square feet 

building footprint and any agri-tourism operations shall meet all the procedures and 
requirements for an abbreviated site plan review pursuant to Sub-Section G (6). 
 

d. Any land application of septage and Class B biosolids on a farm operation as defined 
in this Zoning Law located within a New York State Certified Agricultural District, 
except that ASPR shall not apply to the land application of the following: 

 
1. Class A Biosolids; 
2. Animal manure; 
3. Recognizable and non-recognizable food wastes as provided for in 6 NYCRR Part 

360. Note that land application of non-recognizable food processing waste is a 
registered activity pursuant to 6 NYCRR Part 360 and all provisions of Part 360 
must be complied with to maintain registration for such land application; 

4. Disposal and/or storage of farm generated waste as provided in 6 NYCRR Part 360.  
 

e.  All new single family and two-family dwelling structures, and any accessory structures 
that require an ASPR and that are proposed to be located within the R/SSPOD are 
required to follow design and siting standards of Article V (B).  

 
2. Application Requirements, Procedures and Time Frames for Abbreviated Site 

Plan Review of Single-Family and Two-Family Residences 
 
a.  For all building permit applications for single-family or two-family residences that are 

on parcels of land not part of a subdivision approved after October 2011. the Building 
Inspector shall, prior to issuing a building permit, determine if any of the criteria set 
forth in sub-Section G(1)(a) exist.  If none exist, the Building Inspector shall issue a 
building permit provided all other zoning and building code requirements are met.  If 
one or more criteria set forth in Sub-Section G(1)(a) of this Article exist, then the 
Building Inspector shall refer the application to the Planning Board for an abbreviated 
site plan review as per this Article.  

 
b.  If referred to the Planning Board for an abbreviated site plan review, the applicant 

shall provide seven (7) copies of the following information to the Planning Board at 
least ten (10) days prior to a regularly scheduled Planning Board meeting.  As part of 
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this application, the Planning Board shall accept printed maps included in the Town 
of Ancram Comprehensive Plan in which the parcel in question, and its natural 
resources, are clearly shown. A surveyed plan is not required.  The Building 
Inspector may require additional plans, drawings, or documents as part of the building 
permit application, including some or all of the following documents and/or 
information: 

 
1.  A statement and rough sketch showing the locations and dimensions of the 

building envelope which includes principal and accessory structures, driveways 
and curb cut. 

 
2.  A description and map of existing conditions and general anticipated changes in 

the existing topography, natural features, and where applicable, wetlands, streams, 
flood hazards and slopes over fifteen (15%) and also showing: 
 
(a) The footprint of the proposed dwelling structure drawn to scale and the 

distance from the actual property lines showing setbacks that comply with the 
Town of Ancram Zoning Law.   

 
(b) The percent of the gross lot area that will be covered in impermeable surfaces 

shall also be provided. 
 
(c) The location of proposed water well, septic tank and the primary, and secondary 

(if required), leach field.  
 
(d) The location of proposed utilities. 
 

3.  The zoning district within which the parcel is located, identification of whether the 
parcel is in a New York State certified Agricultural District, and whether a farm 
operation is taking place within five hundred (500) feet of the parcel. 

 
4. Whether there is likely to be a disturbance of more than one (1) acre. If land 

disturbance is greater than one (1) acre, then the applicant shall submit to the 
Planning Board evidence that a State Pollutant Discharge Elimination System 
(SPDES) General Permit for Stormwater Discharges pursuant to New York State 
Department of Environmental Conservation Construction Activity Permit No. GP-
0-10-001 has been applied for and received. 

 
5.  An area map showing the general location of the parcel under consideration for 

site plan review.  
 
6.  A map showing the location of the parcel in relation to any ridgeline/steep slope 

overlay district identified in this law or otherwise by the Town of Ancram. 
  
7.  A description of any historical structure listed on the State or Federal Register of 

Historic Places that is on the parcel. 
 

8.  Any existing easements or rights-of-way. 
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3. Planning Board Action on Abbreviated Site Plan 
 

a.  The Planning Board shall, at the first regularly scheduled meeting held after 
submission of the abbreviated site plan application, begin the review process.  
Incomplete applications shall be returned to the applicant, without prejudice, with a 
letter stating application deficiencies.  No abbreviated site plan application shall be 
deemed complete until the application form, fee, and site plan information described 
in Sub-Section G(2) have been accepted by the Planning Board. 

 
b. Once a complete application has been received, the Planning Board shall conduct its 

abbreviated review and render a decision in one meeting unless an extended time 
frame is mutually agreed upon pursuant to Sub-Section G(4). If the application is 
deemed complete, the Planning Board shall conduct its review and render a decision 
on the abbreviated site plan at the first regularly scheduled meeting held after 
submission of the abbreviated site plan application to the Planning Board.  The 
Planning Board’s action shall be in the form of a resolution stating whether the 
abbreviated site plan is approved, disapproved or approved conditionally with 
modifications.  Any modification required by the Planning Board shall be considered 
a condition for issuance of a building permit. If the abbreviated site plan is 
disapproved, the Planning Board's resolution will contain the reasons for such 
findings. In such a case, the Planning Board may recommend further study of the site 
plan and resubmission to the Planning Board after it has been revised or redesigned.  
Applications for ASPR are exempt from SEQR pursuant to Part 617. 

 
1. Approval. Upon approval of the abbreviated site plan and payment by the applicant 

of all fees due to the Town, the Planning Board shall endorse its approval on a copy 
of the site plan and shall, within five (5) business days of its decision, file with the 
a copy of the approved resolution approving the abbreviated site plan with the 
Building Inspector. A copy of the written statement of approval shall be mailed to 
the applicant. Upon approval of the abbreviated site plan, the applicant shall be 
eligible for applying for a building permit. 

 
2. Approval with Modifications. The Planning Board may approve the abbreviated 

site plan and require that specific modifications or conditions be made. A copy of 
the resolution of approval containing the modifications required by the Planning 
Board shall be mailed to the applicant and filed with the Town Clerk and the 
Building Inspector. The Building Inspector shall not issue a building permit until 
the modified abbreviated site plan has been reviewed and certified by the Zoning 
Enforcement Officer that the plan reflects modifications as required by the 
Planning Board.   

 
3. Disapproval. The Planning Board shall make a resolution if its decision is to 

disapprove the application. The resolution shall set forth the reasons for the 
Board’s decision not to approve the application. Upon disapproval of the site plan, 
the Planning Board shall, within five (5) business days, file the resolution with the 
Town Clerk and Building Inspector. No building permit shall be issued when an 
abbreviated site plan has been disapproved. 
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4.  Extension of Time. 
The time period in which the Planning Board must render its decision on the abbreviated 
site plan may be extended only upon mutual consent of the applicant and the Planning 
Board.  Failure of the Planning Board to act within the one-meeting time period specified 
or other time frame agreed upon between the applicant and Board, shall constitute 
Planning Board approval of the site plan as submitted or last amended, and shall be 
deemed automatic approval.  An applicant’s failure to follow through within the specified 
time period on submitting application requirements shall not be considered a failure of 
the Planning Board and thus shall not be deemed automatic approval. 

 
 
5.  Criteria for Review of Abbreviated Site Plan for Single-Family and Two-

Family Residences 
All the conditions of Sub-section F (2) of this Article shall be met. 

 
6. Abbreviated Site Plan Review for Agricultural Buildings and Agri-tourism 

Operations and Certain Agricultural Uses. 
a.  The applicant shall submit the following documents or information to the Planning 

Board for an abbreviated site plan review as per this sub-section with a copy of the 
application furnished to the Building Inspector. 

   
1.  Sketch of the parcel on a location map (e.g., tax map) showing boundaries and 

dimensions of the parcel of land involved and identifying contiguous properties 
and any known easements or rights-of-way and roadways. For modular, double-
wide manufactured, and stick-built farm worker housing, such sketch shall also 
include all information pursuant to Article V, Section 1 (Sketch Plan) of the Town 
of Ancram Land Subdivision Regulations.  The Planning Board shall review this 
sketch plan to determine and ensure that all residential density requirements of 
this law can be met when farm worker housing is proposed (see sub-section G (6) 
(a) (10) of this Article). 

 
2. Existing features of the site including land and water areas, water or sewer systems 

and the approximate location of all existing structures on or immediately adjacent 
to the site.  

 
3.  For agri-tourism operations, the proposed location and arrangement of buildings 

and uses on the site, including means of ingress and egress, parking, circulation of 
traffic, and signs.  

 
4. The proposed location and arrangement of specific land uses such as pasture, 

livestock containment areas, or manure storage/manure composting sites.  
 
5. Sketch of any proposed building, structure or sign, including exterior dimensions 

and elevations of front, side and rear views. Include copies of any available 
blueprints, plans or drawings.  

 
6. Provide a description of the farm or agri-tourism operation (existing and/or 

proposed) and a narrative of the intended use and/or location of proposed 
buildings, structures or signs, including any anticipated changes in the existing 



Zoning as Amended 8 18 22 

224 

 

topography and natural features of the parcel to accommodate the changes and 
describe setbacks or other methods to minimize impacts to water bodies.  

 
7. Include the name and address of the applicant or if the applicant is not the owner 

of the property, provide authorization of the owner.  
 
8. If any new structures are going to be located adjacent to a stream or wetland 

provide a copy of the floodplain map and wetland map that corresponds with the 
boundaries of the property.  

 
9. Application form and fee (if required).  If the municipality issues a permit for the 

structure, the Building Inspector determines if the structures are subject to and 
comply with the local building code or New York State Uniform Fire Prevention 
and Building Code prior to issuing the permit. Similarly, the Zoning Enforcement 
Officer would ensure compliance with applicable zoning provisions.  

 
10. Abbreviated Site Plan Review for Farm Worker Housing. 
 

(a) All housing proposed for farm workers shall be required to obtain Planning 
Board approval pursuant to Sub-section G of this Article (Abbreviated Site Plan 
Review) prior to approval of a building permit.   

 
(b) All modular, double-wide manufactured, and stick-built housing to be erected 

for farm worker housing shall be sited so that all density, frontage and setback 
regulations of the Town of Ancram Zoning Law shall be met so that a future 
subdivision would result in a conforming lot.   

 
(c) Farm worker housing shall meet all Columbia County Department of Health 

requirements for water and septic systems. 
 
(d) Single-wide manufactured homes may be used for farm worker housing as an 

accessory use to the farm operation.  In that circumstance, such structures do 
not need to meet density requirements.  Such structures shall be set back a 
minimum of one hundred (100) feet from all side and rear property lines, fifty 
(50) feet from public road rights-of-way, and fifty (50) feet from other dwelling 
units or agricultural structures.  Any single-wide manufactured home used for 
farm worker housing shall be removed from the premises within six (6) months 
of cessation of a farm operation, or when  such housing no longer is needed for 
farm workers, unless one or more lots can be created that meet all 
requirements of: this Law (including density and dimensions); the Town of 
Ancram Land Subdivision Regulations for single family residences, or mobile 
home parks; and the Columbia County Department of Health for water and 
septic systems.   

 
11. For land application of Class B biosolids or septage: 

 
(a) ASPR is not required for any land application of Class A Biosolids in any district 

in Ancram.  
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(b) Where allowed pursuant to Use Table at Article III (A), land application of 
septage and all Class B biosolids shall require ASPR.  
 

(c) The Town of Ancram shall ensure that the land application of septage and Class 
B biosolids on a farm operation located within a NYS Certified Agricultural 
District is directly connected to the production activities of the farm.  The 
Planning Board shall review the  site plan application pursuant to ASPR 
procedures to ensure that: 
 
1. the land to be used for such application is in agricultural production or 

planned to be placed into production. If there is no crop history or use of 
land for agriculture, or explicit plans for such use, then the Planning Board 
may deny approval of an abbreviated site plan even if the land is on a farm 
within a NYS Certified Agricultural District.; and 

2. that the use of biosolids/septage is a benefit to the farm’s agricultural 
operations, and that the farmland is not being used as  a dumping ground.   

 
(c) In addition to the sketch plan and application requirements for abbreviated site 

plan approval, the application submitted to the Planning Board shall also 
include the following documents or information: 
1.  A description of the farm operation and a narrative describing the need for 

land application activities. 
 
2. Copies of all NYS DEC permit/registration applications including but not 

limited to all materials; approvals; description of land application 
operations; identification of any underlying aquifers, mapped floodplains, 
surface water bodies, and wetlands; soil information; topography; and any 
site or operation conditions contained within the NYS DEC permit and 
imposed by NYS DEC. This shall include all information, data, maps, site 
plans, soil survey information, and other materials included in the NYS 
DEC permit and registration application to meet land application 
requirements pursuant to 6 NYCRR Part 360. The Planning Board shall not 
approve a site plan for land application until NYS DEC approval is received 
and the Planning Board has reviewed both the application and permit.  

 
3.  Copies of all correspondence with NYS DEC related to subsequent renewals 

and maintenance of an existing permit or registration. The applicant shall 
submit all subsequent NYSDEC permit renewals to the Planning Board. 

 
4.  Fee as may be established by the Town of Ancram Town Board. 
 
5.  Provisions for access to permitted sites for inspection purposes. 
 
6. For farm operations with an approved Concentrated Animal Feeding 

Operation (CAFO) permit, the applicant shall provide proof of such permit 
and at least one year of the farm operations’ annual compliance report.   
The applicant shall submit all subsequent CAFO permit renewals to the 
Planning Board. 

 
7. An emergency contact telephone number for the property owner. 
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8.  The Planning Board shall cause a written notice of an abbreviated 

application for site plan approval for land application of septage or Class B 
biosolids pursuant to ASPR to be mailed via certified mail to all landowners 
adjacent to and within 500 feet of the specific land being proposed for land 
application prior to the issuance of an approved site plan.  Proof of such 
notification shall be submitted to the Planning Board as part of the ASPR 
application. All costs associated with such notification shall be borne by the 
applicant.   

 
(d) Local Land Application Criteria.  In addition to any requirements for the land 

application imposed by the NYS DEC, before approving any site plan, the 
Planning Board shall determine that all of the following criteria are met for any 
proposed land application of biosolids and septage: 

 
1.   The Planning Board shall review the NYS DEC permit for land application 

to ensure that no such application shall take place in any mapped 
floodplain, wetland, or within 100 feet of a wetland.  

 
2.  The Planning Board shall review the NYS DEC permit for land application 

to ensure that such application activities shall occur only when weather and 
field conditions are such that rapid runoff will not occur.   

 
3.  There shall be no stockpiling of biosolids or septage at any location on the 

farm operation at any time, except as may be allowed by NYS DEC.  Where 
a lagoon or storage area for septage or biosolids is permitted by New York 
State, the Planning Board may require a lagoon design and maintenance 
plan.  

 
4. The Planning Board shall ensure the maximum protection of all 

environmental resources that may be identified on the site plan, including 
but not limited to any locally identified critical habitats, stream buffers, or 
sensitive hydrogeological locations.   

 
(e) Monitoring and Enforcement 

1. Any complaint received, or any non-compliance identified by the Town of 
Ancram shall be reported to the New York State Department of 
Environmental Conservation by the Code Enforcement Officer 
immediately. 

2. Any violation of the site plan approval and conditions shall be enforceable 
by the Code Enforcement Officer. 

  
b.  A one hundred (100) foot buffer shall be placed between agricultural structures and 

any stream, lake, wetland, or other water body.  In addition, the Planning Board shall 
ensure that all pertinent criteria of Sub-Section G (5) shall be considered and met. 

 
c.  All time frames and procedures of Sub-Sections G (3) and (4) shall be followed. 
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 H.  Compliance with Approval 
1.   No person shall undertake any land use or development for which a site plan or 

abbreviated site plan approval is required until a valid site plan approval has been issued 
by the Planning Board and a building permit has been issued by the Building Inspector.  A 
building permit will be issued only when the Building Inspector and Code Enforcement 
Officer has determined that all requirements of this law, and of all other applicable 
Federal, State, County and local laws and regulations are satisfied. 

 
2. Site Plan Completion.  Where an approved site plan or abbreviated site plan is required 

under this law, no permit or certificate of occupancy shall be issued by the Code 
Enforcement Officer and/or Building Inspector except upon authorization by, and in 
conformity with, an approved site plan or abbreviated site plan. 

 
 I. Relief from Decisions.   

Any person aggrieved by a decision of the Planning Board may apply to the Supreme Court for 
review by a proceeding under Article 78 of the New York Civil Practice Law and Rules.  Such 
proceedings shall be instituted within thirty (30) days after the final decision by the Planning 
Board is filed in the office of the Town Clerk.  Such proceeding shall be governed by the specific 
provisions of New York Civil Practice Law and Rules Article 78. 
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Article VIII. Non-Conforming Buildings, Uses and Lots 
 
 A. Continuation of Existing Non-Conforming Lots, Buildings and Uses 
Any lawful  lot ,  bui lding,  s tructure  or  use  of  p re m i se s  exist ing  at  the  t ime of 
enactment of this Law, or any subsequent amendment there-of applying to such lot, building, 
structure or use of p r e m i s e s  may be continued al though such lot ,  bui lding,  
s tructure  or  use  of  p r e m i s e s  does  not conform to the provisions thereof, except as 
f o l l o w s :  

1. Any undeveloped lot in a subdivision which was not properly approved by the Planning 
Board and/or not filed in the office of the County Clerk and whose area and/ or width, 
and/or depth of this Law shall be considered a violation of this Law. 

 
2. Non-conforming uses shall not be moved to another location where such use would be 

non-conforming. 
 
3. A non-conforming use may be changed to a conforming use at any time, but shall not 

thereafter be changed back to a non-conforming use.   
 
4.  A non-conforming use may not be changed to another non-conforming use. 
 

 B. Discontinuance of Non-conforming Use 
1. Any building or land used for or occupied by a non-conforming use which is  changed 

to  or  replaced by  a  conforming use  shal l  not  there-after be used for or occupied 
by a non-conforming use.  
 

2. The discontinuance of any nonconforming use for a period of more than two years shall 
terminate the nonconforming status of that use. A nonconforming use so terminated shall 
thereafter only be replaced by a conforming, permitted use.   

 
 C. Extension, Alteration, Rest orati on 

1 .  A non-conforming use shall not be extended, enlarged or structurally altered, but the 
extension of a lawful use to any portion of a non-conforming building which existed prior 
to the date of adoption of the Town of Ancram Zoning Law on September 20, 2012 shall 
not be deemed the extension of such non-conforming use.  

 
2. A non-conforming use may be rebuilt in the event of partial destruction thereof to occupy 

the same space on the lot, or may be rebuilt to provide g r e a t e r  yard space and less lot 
c o v e r a g e  and to not exceed the height of the totally or partially destroyed building. 

  
 D. Necessary Maintenance and Repairs 

Nothing in this Law shall prevent the renovation, repair or maintenance of a 
nonconforming structure or lot made necessary by ordinary wear and tear. A 
building or structure of a non-conforming use may be repaired or restored to a 
safe condition. 
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 E. Construction Started Prior to this Law 
Any building or structure for which construction was begun prior to September 20, 
2012, or of any subsequent amendment to the Law, may be completed and used in 
accordance with the plans and specifications approved for that building or 
structure. If upon completion, such building or use does not conform to this Law, 
it shall thereafter be subject to all provisions of this Article. 

 
 F. Existing Undersized Lots 

1. Any separately deeded lot in existence prior to September 20, 2012 or of any 
subsequent amendment to the Law, and whose area and/or depth are less than 
the specified minimum density or lot requirements of this Law for the district, 
may be considered as complying with such minimum lot requirements, shall be 
allowed to have one principal structure, and no variance shall be required, 
provided that: 

 
a. The following minimum yard dimensions are maintained for r e s i d e n c e s :  

 
Front yards - 15% of lot depth but not less than 25 feet  
Side yards - ea. 20% of lot width but not less than 8 feet. 
R e a r  yards - 15% of lot depth but not less than 25 feet 

 
In  no case  need the  above yard dimensions  exceed those  for the d i s t r i c t  
in which located. 

 
b. All applicable laws and regulations related to potable water and sewage disposal 

facilities as required by the Town of Ancram, Columbia County Department of Health, 
New York State Department of Health, and/or the New York State Department of 
Environmental Conservation are satisfied.  

 
2.  In any d i s t r i c t  where residences are permitted, such under-sized non-conforming 

lots  may be  used for  not  more  than one single f a m i l y  dwelling. 
 
3. Existing Lots under 3.5 acres in size. A lot of non-conforming size may be subdivided if 

each and e v e r y  subdivision of such lot is purchased by the owner or owners of the 
adjoining properties to i n c re as e  the size of said owner's or owners' p r o p e r ty  or 
properties.  
 

4. Existing Lots between 3.5 acres and 7 acres in size. Lots existing prior to the establishment 
of the 3.5 acre average density requirement on September 20, 2012 and that are between 
3.5 and 7 acres in size shall be allowed to be subdivided once to create two non-conforming 
lots. Other than lot size, these newly created lots shall meet all other requirements of sub-
section F, of Article VIII of this Law and shall be required to follow all other requirements 
of the Town of Ancram minor subdivision process.  

 
 G. Reduction in Lot Area 

No lot shall be reduced in area so that it creates a non-conforming bulk or use in violation of 
any regulations contained in this Law. 
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 H. Exemption of Lots Shown on Approved Subdivision Plats 
In accordance with Town Law, Section 265-a any lot proposed for residential use in a 
subdivision whose plat delineates one or more new streets, roads or highways, and which 
said subdivision plat has been property approved by the Planning Board, and filed in the 
office of the County Clerk, prior to the passage of this Law, and whose area and/or width 
and/or depth are less than the specified minimum lot requirements of this Law for that 
district shall be considered as complying with such minimum lot requirements for two years 
after the filing of the subdivision plat. 

If at the time of the filing of the subdivision plat referred to above there was no planning 
board vested with authority to approve subdivision plats, then the exemption provided for in 
such subdivision shall apply for a period of one year after the filing of said subdivision plat in 
the office of the County Clerk. 

 
 I. Change to Other Non-Conforming Use. 

A non-conforming use of a building, structure or land may be changed to another non-
conforming use which is of the same or more restricted in nature, however, no building in 
which a non-conforming use has been changed to a more restricted use shall again be 
devoted to a less restricted use. Uses shall be deemed more restricted or less restricted in 
accordance with Article III A and Article XI. The change of a non-conforming use of a 
building, structure, or land to another non-conforming use shall include the right to change 
an accessory non-conforming sign, providing such sign is not increased in area or does not 
further violate provisions of this Law. 

 
 J. Pending Planning Board and Building Permit Applications.   

Any Site Plan, subdivision or building permit application which was submitted to the Town of 
Ancram prior to, the effective date of this Zoning Law but has not yet been permitted may 
continue to be processed and considered by the Planning Board or Code Enforcement Officer 
provided the application is amended to fully comply with the requirements of this Zoning Law.  
This provision shall not be interpreted as vesting any rights in the applicant to approval on 
any applications submitted prior to, and pending, on the effective date of this Law or any 
subsequent amendments. 

 
 K. District Boundary Changes.  

Whenever the boundaries of a district are changed by the Town of Ancram Town Board so 
that, under the regulations that apply in the changed area, a conforming use shall become a 
nonconforming use, all of the foregoing provisions of this Article shall apply to such 
nonconforming use.  
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Article IX   Administration and Enforcement 
 

 A. Creation and Duties of the Zoning Enforcement Officer. 
 
The Office of Zoning Enforcement Officer is hereby created.  The Zoning Enforcement Officer 
(ZEO) shall administer and enforce all provisions of this Zoning Law.  The Town Board may assign 
the duties of the Zoning Enforcement Officer to the Building Inspector or Code Enforcement 
Officer.  
 

Reader Aid Box: Towns are empowered to create any or all of three different 
enforcement officers. The Zoning Enforcement Officer is authorized to issue 
zoning permits, inspect, and enforce this zoning law.  The Building Inspector 
is authorized to issue building permits, inspect, and enforce the New York State 
Uniform Fire Prevention and Building Code and the New York State Energy 
Conservation Construction Code. The Code Enforcement Officer is similar to 
the Building Inspector but could have broader duties and is often tasked with 
the enforcement of the Building Code of New York State and other local laws 
and ordinances dealing with building construction, renovations (interior and 
exterior), and building demolition and removal. These duties may be held by 
individual staff or combined into one staff position.  
 
This explanation is a reader’s aid only and not a part of the Zoning Law. 

 
The ZEO shall have the following powers and duties:  
 
1.  To receive and review for Zoning Law compliance and for clerical completeness all 

applications for a special use permit, site plan review and subdivision review pursuant to 
the provisions of this Zoning Law.  If the Zoning Enforcement Officer determines that the 
application meets all requirements of the Zoning Law, the ZEO shall forward the 
application to the Planning Board for further review in accordance with the provisions of 
the Zoning Law and/or Land Subdivision Regulations.  If the ZEO finds that the 
application does not comply in one or more respects with the provisions of the Zoning 
Law, the ZEO shall deny the application and notify the applicant that he/she may appeal 
the ZEO's determination to the Zoning Board of Appeals in accordance with the provisions 
of Article XI of this Zoning Law.   

 
2.   Upon approval of any application by the Planning Board for a special use permit, site plan 

approval, or for any other change in use requiring the issuance of a building permit, the 
ZEO is authorized to issue a zoning permit without additional application by the project 
sponsor. A zoning permit is a document that acknowledges that a proposed use or 
structure complies with the Ancram Zoning Law or authorized variance thereof.  Such 
zoning permit shall include all standards and conditions imposed by the Planning Board.   

 
3.  To conduct inspections necessary to the investigation of complaints and all other 

inspections required or permitted under any provision of this Zoning Law.   
 
4.  To issue stop work orders, notices of violations and compliance orders. 

 
5.  To accept complaints of violations from citizens and public officials, to document and 

follow up on violations encountered during the course of inspections or through general 
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observation in the community, to investigate potential violations, and where necessary in 
the discretion of the Town, to commence enforcement of the Zoning Law. 
 

6.   To issue orders pursuant to Article IX (L) of this Zoning Law ("Violations").   
 
7.   To maintain records.   
 
8.   To collect fees set by the Town Board. 
 
9.  To pursue administrative and civil enforcement actions and proceedings and/or criminal 

proceedings to enforce the provisions of this Zoning Law.   
 
10. To consult with the Town Attorney about pursuing such legal actions and proceedings as 

may be necessary to enforce the provisions of the Zoning Law.   
 
11. To exercise all other powers and fulfill all other duties conferred upon the Zoning 

Enforcement Officer by this Zoning Law.   
 
 B.  Appointment and qualifications.  

The Zoning Enforcement Officer shall be appointed by the Town Board.  The Zoning 
Enforcement Officer shall possess background, skills, training and experience relating to the 
interpretation, application and enforcement of zoning laws and laws commensurate with the 
responsibilities of the position and shall, within the time period prescribed by law, obtain such 
basic training, in-service training, advanced in-service training and other training as the State 
of New York and the Town shall require for Zoning Enforcement personnel.  The Town Board 
may also appoint a Deputy Zoning Enforcement Officer who shall have the same duties and 
authority as those conferred upon the ZEO by the Town Board. Such Deputy shall also have 
the qualifications, training, and skills commensurate with the responsibilities of the Zoning 
Enforcement Officer position. 

 
 C.  Acting Zoning Enforcement Officer.  

In the event the ZEO is unable to serve for any reason, the Deputy ZEO shall be appointed by 
the Town Board to serve as Acting Zoning Enforcement Officer.  The Acting Zoning 
Enforcement Officer shall possess background and experience relating to the interpretation, 
application and enforcement of zoning laws and shall, after being appointed by the Town 
Board, obtain such basic training, in service training, advanced in service training and other 
training as the State of New York and the Town shall require for Zoning Enforcement 
personnel. The Acting Zoning Enforcement Officer shall, during the term of his or her 
appointment, exercise all powers and fulfill all duties conferred upon the ZEO by this Zoning 
Law.  

  
 D. Compensation.   

Compensation of the Zoning Enforcement Officer shall be reviewed annually by the Town 
Board.   

 
 E. Authority to issue Stop Work Orders.  

The Zoning Enforcement Officer is authorized to issue stop work orders pursuant to this 
Article for any work that is determined by the Zoning Enforcement Officer to be conducted 
in violation of the Zoning Law, including, but not limited to, work being conducted on land 
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and/or work being conducted on a building or structure for which a special use permit or 
site plan approval is required but has not been obtained.   

 F. Content of Stop Work Order.   
A stop work order shall: 

1. Be in writing; 

2. Be dated and signed by issuing Officer; 

3. State the reason or reasons for issuance; and  

4. If applicable, state the conditions that must be satisfied before work will be permitted to 
resume. 

 G.  Service of stop work order.  
The ZEO shall cause the stop work order, or a copy thereof, to be served on the owner of the 
affected property (and, if the owner is not the permit holder, on the permit holder) personally 
or by registered or certified mail.  The ZEO shall be permitted, but not required, to cause the 
stop work order, or a copy thereof, to be served on any builder, architect, tenant, contractor, 
subcontractor, construction superintendent, or their agents, or any other person taking part or 
assisting in work affected by the stop work order, personally or by registered or certified mail; 
provided, however, that failure to serve any person mentioned in this sentence shall not affect 
the efficacy of the stop work order. 

 
 H.  Effect of stop work order.   

When a stop work order is issued, the owner of the affected property, the permit holder and 
any other person performing, taking part in or assisting in the work shall immediately cease 
all work that is the subject of the stop work order. 

 
 I.   Complaints.   

The ZEO shall review and investigate complaints that allege or assert the existence of 
conditions or activities that fail to comply with this Zoning Law. The process for responding 
to a complaint shall include any of the following steps the ZEO may deem to be appropriate: 

1. Performing an inspection of the property, conditions and/or activities alleged to be in 
violation, and documenting the results of such inspection; 

 
2.  If a violation is found to exist, providing the owner of the affected property, and any other 

person who may be responsible for the violation, with notice of the violation and 
opportunity to abate, correct or cure the violation, or otherwise proceeding in the manner 
authorized  in Article IX, subsection (L)  (Violations) of this Zoning Law; 

 
3. If appropriate, issuing a stop work order and/or compliance order; 
 
4. If a violation that was found to exist is abated or corrected, performing an inspection to 

ensure that the violation has been abated or corrected, preparing a final written report 
reflecting such abatement or correction, and filing the report with the complaint; and   

 
5. Notify the complainant about the outcome of any investigation initiated as a result of their 
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complaint. 
 

 J. Recordkeeping 
 
The ZEO shall keep permanent official records of all transactions and activities that he/she 
conducts and those conducted by members of his office, including records of: 
 
1. All applications received, reviewed and approved or denied; 
 
2. All plans, specifications and construction documents approved; 
 
3. All zoning permits, temporary certificates, stop work orders, operating permits, and 

certificates of use issued;  
 
4. All inspections and tests, including all third party inspections and tests, required and 

performed; 
 
5. All statements and reports issued and a master list of all reports to be received;     
 
6. All complaints received; 
 
7. All investigations conducted; 
 
8. All other features and activities specified in or contemplated by this Section of the Zoning 

Law; and 
 
9. All fees charged and collected. 
 
All records shall be public records open for public inspection during normal business hours, 
except for records exempted from disclosure under the New York State Public Officers Law 
(Freedom of Information Law) or documents which are protected by attorney-client privilege. 
All records maintained by the ZEO shall be kept in an organized manner calculated to allow 
easy and efficient review by Town officials or the public. All plans and records pertaining to 
buildings or structures, or appurtenances thereto, shall be retained for at least the minimum 
time period so required by State law and regulation. The ZEO shall periodically check all 
reports and plans to ensure that appropriate action, if needed, is taken. 

  
 K. Program Review and Reporting. 

The ZEO along with the Deputy ZEO shall annually submit to the Town Board a written report 
and summary of all business conducted by the ZEO office, including a report and summary of 
all transactions and activities described in Article IX, subsection (J) (Record Keeping) of this 
Zoning Law and a report and summary of all appeals or litigation pending or concluded. 
 

 L.  Violations.   
The ZEO is authorized to order in writing the remedying of any condition or activity found to 
exist in, on, or about any building, structure, property or premises in violation of this Zoning 
Law.  
 
Upon finding that any violation exists, the officer shall issue a compliance order. The compliance 
order shall:  
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1.  be in writing;  
 
2.  be dated, shall identify the ZEO, and be signed by the ZEO;  
 
3.  specify the condition or activity that violates this Zoning Law;  
 
4.  specify the provision or provisions of this Zoning Law that is/are violated by the specified 

condition or activity;  
 
5.  specify the period of time the ZEO believes is reasonably necessary for achieving 

compliance; 
 
6.  direct that compliance be achieved within the specified period of time; and  
 
7.  state that an action or proceeding to compel compliance may be instituted if compliance 

is not achieved within the specified period of time.  
 
The ZEO shall cause the compliance order, or a copy thereof, to be served on the owner of the 
affected property personally or by registered or certified mail. The Officer shall be permitted, 
but not required, to cause the compliance order, or a copy thereof; to be served on any builder, 
architect, tenant, contractor, subcontractor, construction superintendent, or their agents, or 
any other person taking part or assisting in work being performed at the affected property 
personally or by registered or certified mail; provided, however, that failure to serve any 
person mentioned in this sentence shall not affect the efficacy of the compliance order. 

 
 M.  Appearance tickets.  

The ZEO is authorized to issue appearance tickets for any violation of the Zoning Law.   
 
 N.  Civil penalties.   

In addition to those penalties authorized by State law, any person who violates any provision 
of this Zoning Law shall be liable for a civil penalty of not more than $200 for each day or part 
thereof during which such violation continues. The civil penalties provided by this subdivision 
shall be recoverable in an action instituted by the Town of Ancram.   

 
 O.  Criminal penalties and enforcement.   

Any violation of the Zoning Law is hereby declared to be an offense punishable by a fine not 
exceeding $350 or imprisonment for a period not to exceed six (6) months, or both, for 
conviction of a first offense; upon conviction of a second offense, both of which were 
committed within a period of five (5) years, punishable by a fine not less than $350, nor more 
than $700, or imprisonment for a period not to exceed six (6) months, or both; and upon 
conviction of a third or subsequent offense, all of which were committed within a period of 
five (5) years, punishable by a fine not less than $700, nor more than $1,000, or imprisonment 
for a period not to exceed six (6) months, or both.  For the purpose of conferring jurisdiction 
upon the Courts and judicial officers generally, violations of the Zoning Law shall be deemed 
misdemeanors and for such purpose only, all provisions of law relating to misdemeanors shall 
apply to such violations. Each week’s continued violation shall constitute a separate additional 
violation.   
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 P.  Injunctive relief.   
An action or proceeding may be instituted by the Town, in a court of competent jurisdiction, 
to prevent, restrain, enjoin, correct, or abate any violation of, or to enforce, any provision of 
this Zoning Law. No court action or proceeding shall be commenced without the appropriate 
authorization from the Town Board. In particular, but not by way of limitation, where the 
construction or use of a building or structure is in violation of any provision of this Zoning 
Law, or any Stop Work Order, Compliance Order or other order obtained under this Zoning 
Law, an action or proceeding may be commenced in the name of the Town, in the Supreme 
Court or in any other court having the requisite jurisdiction, to obtain an order directing the 
removal of the building or structure or an abatement of the condition in violation of such 
provisions.  

 
 Q.  Remedies not exclusive.  

No remedy or penalty specified in this Article shall be the exclusive remedy or penalty 
available to address any violation described in this Article, and each remedy or penalty 
specified in this Article shall be in addition to, and not in substitution for or limitation of, the 
other remedies or penalties specified this Section or in any other applicable law. Any remedy 
or penalty specified in this Article, including stop work orders, may be pursued at any time, 
whether prior to, simultaneously with, or after the pursuit of any other remedy or penalty 
specified in this Article or any other applicable law.  
 
In particular, but not by way of limitation, each remedy and penalty specified in this Article, 
including stop work orders, shall be in addition to, and not in substitution for or limitation of, 
the penalties specified in Subdivision (2) of Section 381 of the New York State Executive Law 
(Administration and Enforcement of the New York State Uniform Fire Prevention and 
Building Code and the New York State Energy Conservation and Construction Code), and any 
remedy or penalty specified in this Article, including stop work orders, may be pursued at any 
time, whether prior to, or simultaneously with, or after the pursuit of any penalty specified in 
Subdivision (2) of Section 381 of the New York State Executive Law.  
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Article X. Planning Board  
 
 A.  Purpose.  

The Planning Board shall have the following jurisdiction and authority: 
 

1.  To review and make recommendations on: studies, amendments, or other matters 
relevant to the Town of Ancram Comprehensive Plan; and matters relating to the 
planning and development of the Town of Ancram as it seems desirable, provided that 
the total expenditures of the Planning Board shall not exceed the appropriations therefor. 

 
2.  To hear, review and offer its recommendations to the Zoning Board of Appeals when 

required or requested for variances. 
 
3.  To hear, review and finally decide applications for site plan review. 
 
4.  To hear, review, and finally decide applications for special use permits. 
 
5.  To hear, review, and finally decide applications for subdivision. 
 
6.  To investigate and report its recommendations to the Town Board with respect to any 

proposed study or amendment in the Zoning Law or other land use regulations of the 
Town of Ancram, the subject matter of which, is within the jurisdiction of the Planning 
Board pursuant to this Zoning Law or State law or other local law or ordinance of the 
Town. 

 
7.  To review and report upon any matter referred to it by the Town Board pursuant to 

Section 271(14) of the New York State Town Law or the Zoning Board of Appeals, 
provided such referral by the Zoning Board of Appeals is authorized by law. 

 
8.  To exercise any other powers and carry out any other duties as are authorized by law. 
 

 B.  Membership. 
1.  Appointment and terms. 

 
a.  The Planning Board shall consist of seven (7) members appointed by the Town Board. 

Members now holding office for terms that do not expire at the end of a calendar 
year shall, upon the expiration of their term, hold office until the end of the calendar 
year and their successors shall then be appointed for terms which shall be seven (7) 
years.  

 
b.   Successor Board members shall be appointed for the term of seven (7) years from 

and after the expiration of the terms of their predecessors in office. If a vacancy shall 
occur otherwise than by expiration of term, it shall be filled by the Town Board to 
fulfill the remaining unexpired term of that member.   

 
c.  The Town Board shall appoint at least one (1) person as an Alternate Member of the 

Planning Board for a term of five (5) calendar years.  All provisions of this Zoning 
Law relating to planning board member training and continuing education, 
attendance, conflict of interest, compensation, eligibility, vacancy in office, removal, 
and service on other boards shall also apply to alternate members.  The Chairperson 
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of the Planning Board may designate the alternate member to substitute for a 
member who is unable to participate in deliberations and decisions of the Planning 
Board due to conflict of interest on an application or matter before the Board.  When 
so designated: the alternate member shall possess all the powers and responsibilities 
of such member of the board; shall be allowed to participate in discussions of the 
proceedings; and shall be allowed to vote. Such designation of the Alternate Member 
shall be entered into the minutes of the initial Planning Board meeting at which the 
substitution is made.  At all other times, an Alternate Member may participate in 
discussions of the proceedings, but may not vote except due to the disqualification 
of a regular member and a designation of substitution by the Chairperson.  
Disqualification shall be determined pursuant to Article XI, subsection H of this Law 
and the Town of Ancram Ethics Law (Local Law #4 of 2011).  

 
2.  Board composition. All members of the Planning Board shall be residents of the Town of 

Ancram. No person who is a member of the Town Board shall be eligible for membership 
on the Planning Board. 

  
3.  Vacancies. Permanent vacancies on the Planning Board shall be filled by the Town Board. 
 
4.  Mandatory training. All members and alternate members of the Planning Board shall 

comply with the requirements of New York State Town Law Section 271 that require all 
planning board members and alternate members to complete a minimum of four (4) 
hours of training each year. No Planning Board member shall be eligible for 
reappointment if they have not completed this training as required.  

 
5.  Removal. 

 
a.  The Town Board shall have the power to remove, after public hearing, any member of 

the Planning Board for cause.  Any Planning Board member may be removed for 
non-compliance with minimum requirements relating to meeting attendance and 
training as established by this Zoning Law or other law established by the Town 
Board.  Cause for removal of a member may include one (1) or more of the following: 

 
1.  Any undisclosed or unlawful conflict of interest. 
 
2. Failure to attend 33% of the meetings during the course of one (1) calendar year. 
 
3. Failure to attend four (4) consecutive meetings. 
 
4.  Failure to complete their mandatory training requirements. 
 

b.  No member who has been removed for cause shall be reappointed. 
 

 C.  Chairperson and Vice Chairperson.  
The Town Board shall appoint one of the Planning Board members as Chairperson, to preside 
at all meetings and hearings and to fulfill the authorized duties of that office. The Chairperson 
shall annually appoint one of the Planning Board members as Vice Chairperson. In the 
absence of the Chairperson, the Vice Chairperson shall act as Chairperson and shall have all 
the powers of the Chairperson. The Vice Chairperson shall have such other powers and duties 
as may, from time to time, be provided by the rules of the Board.  All meetings of the Planning 
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Board shall be held at the call of the chairperson and at such other times as such Board may 
determine.  The chairperson, or acting chairperson, may administer oaths to applicants, 
witnesses, or others appearing before the Board and may compel the attendance of witnesses. 

 
 D. Appointment of Agricultural Member.   

The Town Board should include on the Planning Board one or more members each of whom 
derives $10,000 or more annual gross income from agricultural pursuits.  As used in this 
Law, the term “agricultural pursuits” means the production of crops, livestock, and livestock 
products, aquaculture products and woodland products as defined in Section 301 of the New 
York State Agriculture and Markets Law.   
 

 E. Planning Board Secretary and Public Record.  
Upon recommendation by the Planning Board in coordination with the Zoning Board of 
Appeals, the Town Board shall appoint a Planning Board Secretary who shall attend all 
Planning Board proceedings and, upon request, the proceedings of any of its committees. 

 
1.  The Secretary shall keep minutes of the proceedings of the Planning Board, showing the 

vote of each member upon every question, or if absent or failing to vote, indicating such 
fact, and shall maintain all state-mandated permanent records of Board meetings, 
hearings and proceedings and all correspondence of the Board. 

 
2.  The Town Clerk shall provide for keeping a file of all records of the Planning Board, and 

such records shall be public records open to inspection at reasonable times and upon 
reasonable notice, except for records exempted from disclosure under the New York 
State Public Officers Law (Freedom of Information Law) or documents which are 
protected by attorney-client privilege. 

 
 F. Voting procedures. 

1.   Quorum.  No business shall be transacted by the Board without four (4) members of the 
Board being present.  

 
2.   Voting. The concurring vote of at least four (4) members shall be necessary for any action 

by the Board, pursuant to New York State Town Law Section 271(16). Where an action is 
the subject of a referral to the Columbia County Planning Board, and in the event that 
the Columbia County Planning Board recommends disapproval of the application within 
the thirty (30) day time period allowed them, the Planning Board shall not act contrary 
to such recommendation except by a vote of a majority plus one (1) of all the members 
after the adoption of a resolution fully setting forth the reasons for such contrary action.  
Within thirty (30) days after taking final action on an application, the Planning Board 
shall file a report of the final action it has taken with the Columbia County Planning 
Board. 

 
3.  Assistance to Planning Board. The Board shall have the authority to call upon any 

department, agency or employee of the town (e.g. the Building Department or 
Conservation Advisory Council) for such assistance as the Board deems necessary. All 
costs incurred by any department, agency or employee for providing assistance in a 
particular proceeding shall be borne by the applicant. 
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 G. Decisions. 
1.   Decisions. Every decision of the Planning Board shall be by resolution and shall expressly 

set forth any limitations or conditions imposed or use authorized. 
 
2.   Final decision. All deliberations and decisions of the Planning Board shall occur at a 

meeting open to the public and shall state any special circumstances or conditions. 
Decisions of the Board shall be final upon adoption of resolution of Planning Board by a 
majority of the members of the Planning Board and the filing of the resolution with the 
office of the Town Clerk. 

 
3.   Notification of decision. Within five (5) business days following the final decision on any 

action before the Planning Board, a notice of such decision shall be mailed to the 
applicant and such decision shall be filed in the office of the Town Clerk.  

 
4.  Failure to Act.  All time periods prescribed for Planning Board action on a preliminary or 

final plat, special use permit, or site plan approval are specifically intended to provide 
the Planning Board and the public adequate time for review and to minimize delays in 
the processing of such applications. Such time periods may be extended only by mutual 
consent of the owner and the Planning Board.  If the Planning Board fails to take action 
on a preliminary plat, final plat, special use permit, or site plan within the time 
prescribed after completion of all requirements under the state environmental quality 
review act, or within such extended period as may have been established by the mutual 
consent of the owner and the Planning Board, such application shall be deemed granted 
approval.  The certificate of the Town Clerk as to the date of submission of the application 
and the date when such application is deemed complete for review and the failure of the 
Planning Board to take action within the prescribed time shall be issued on demand and 
shall be sufficient in lieu of written endorsement or other evidence of approval as 
required. 

 
 H. Conflicts.  

No member of the Planning Board shall participate in the hearing or disposition of any matter 
in which he or she has an interest. Any conflict of interest prohibited by Article 18 of the New 
York State General Municipal Law or the Town of Ancram Ethics Law (Local Law #4 of 2011) 
shall disqualify a member.  

 
 I. Appeals.  

Any person or persons, jointly or severally aggrieved by any final decision of the Planning 
Board, may apply to the New York State Supreme Court for review by a proceeding under 
Article 78 of the New York Civil Practice Law and Rules. Such proceeding shall be instituted 
within thirty (30) days after the filing of the decision of the Planning Board in the office of 
the Town Clerk. 
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Article XI. Zoning Board of Appeals 
 
 A. Purpose  

A Zoning Board of Appeals shall be maintained and operate in accordance with Article 16 of 
the New York State Town Law, Sections 267, 267-a and 267-b. The Zoning Board of Appeals 
shall have all of the authority, jurisdiction and duties granted to such Boards by Sections 267, 
267-a, 267-b and any other applicable State law, and shall fulfill its duties in accordance with 
those grants of authority and in accordance with Article XI(J) of this Zoning Law. 

 
Reader’s Aid Box:  Some of the roles of the ZBA will be to: 
 
1.  Hear and decide appeals;  
 
2.  Provide relief from the strict application of zoning standards; 
 
3.  To grant both use variances and area variances; 
 
4. To impose such reasonable conditions and restrictions as are directly related to and 

incidental to the proposed use of the property. 
 
This explanation is only a reader’s aid and is not part of the Zoning Law. 

 
 B. Membership 

The Board shall consist of five (5) members appointed by the Town Board for staggered terms 
of five (5) calendar years.   

 
1.  All members and alternate members of the Zoning Board of Appeals shall be residents of 

the Town of Ancram.  No person who is a member of the Town Board shall be eligible for 
membership on the Zoning Board of Appeals. 

 
2.  The Town Board shall appoint at least one (1) person as an Alternate Member of the Zoning 

Board of Appeals for a term of five calendar years.  All provisions of this Zoning Law 
relating to zoning board member training and continuing education, attendance, conflict 
of interest, compensation, eligibility, vacancy in office, removal, and service on other 
boards shall also apply to alternate members.  The Chairperson of the Zoning Board of 
Appeals may designate the alternate member to substitute for a member who is unable to 
participate in deliberations and decisions of the Zoning Board of Appeals due to conflict 
of interest on an application or matter before the Board.  That designation of the Alternate 
Member shall be entered into the minutes of the initial Zoning Board of Appeals meeting 
at which the substitution is made.  When so designated: the alternate member shall 
possess all the powers and responsibilities of such member of the board; shall be allowed 
to participate in discussions of the proceedings; and shall be allowed to vote. At all other 
times, an Alternate Member may participate in discussions of the proceedings, but may 
not vote except due to the disqualification of a regular member and a designation of 
substitution by the Chairperson.   

 
 C. Terms of members now in office.  

Members now holding office for terms which do not expire at the end of a calendar year shall, 
upon the expiration of their term, hold office until the end of the year and their successors 
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shall then be appointed for terms which shall be equal in years to the number of members of 
the Board. 

 
 D. Training and attendance requirements.  

1.  Each member of the Zoning Board of Appeals and each Alternate Member shall complete, 
at a minimum, four (4) hours of training each year designed to enable such members to 
more effectively carry out their duties. Training received by a member in excess of four (4) 
hours in any one (1) year may be carried over by the member into succeeding years in order 
to meet this requirement. Such training shall be approved by the Town Board and may 
include, but not be limited to, training provided by a municipality, regional or county 
planning office or commission, county planning federation, state agency, statewide 
municipal association, college or other similar entity. Training may be provided in a 
variety of formats, including but not limited to, electronic media, video, distance learning 
and traditional classroom training. 

 
2.  To be eligible for reappointment to the Board, a member or alternate member shall have 

completed the required training.  
 
3.  No decision of the Zoning Board of Appeals shall be voided or declared invalid because of 

a failure to comply with this training requirement. 
 
 E. Vacancy in office.  

If a vacancy shall occur otherwise than by expiration of term, the Town Board shall appoint a 
new member for the unexpired term. 

 
 F. Removal of members.  

The Town Board may remove, after public hearing, any member or alternate member of the 
Zoning Board of Appeals for cause.   Cause for removal of a member or alternate member may 
include one or more of the following: 

 
1.  Any undisclosed or unlawful conflict of interest. 
 
2.  Failure to attend 33% of the meetings during the course of one calendar year. 
 
3.  Failure to complete mandatory training requirements. 

 
 G. Chairperson.  

The Town Board shall appoint one of the Zoning Board of Appeals members as chairperson to 
preside at all meetings and hearings and to fulfill the authorized duties of that office.  The 
Chairperson shall annually appoint one of the Zoning Board of Appeals members as Vice 
Chairperson. In the absence of the Chairperson, the Vice Chairperson shall act as Chairperson 
and shall have all the powers of the Chairperson.  The Vice Chairperson shall have such other 
powers and duties as may be provided by the rules of the Board.  All meetings of the Zoning 
Board of Appeals shall be held at the call of the Chairperson and at such other times as the 
board may determine. The Chairperson, or in his or her absence, the Acting Chairperson, may 
administer oaths to applicants, witnesses, or others appearing before the board and may 
compel the attendance of witnesses.   
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 H. Zoning Board of Appeals Clerk and public record. 
Upon recommendation by the Zoning Board of Appeals in coordination with the Planning 
Board, the Town Board shall appoint a Zoning Board of Appeals Clerk who shall attend all 
proceedings of the Zoning Board of Appeals and, upon request, the proceedings of any of its 
committees. 

 
1.  The Clerk shall keep minutes of the proceedings of the Zoning Board of Appeals, showing 

the vote of each member upon every question, or if absent or failing to vote, indicating that 
fact, and shall also keep record of its examinations and other official actions. 
 

2.  The Town Clerk shall provide for keeping a file of all records of the Zoning Board of 
Appeals, and those records shall be public records open to inspection at reasonable times 
and upon reasonable notice. 

 
 I. Board of Appeals procedure.  

1.  Meetings, minutes, records. Meetings of the Zoning Board of Appeals shall be open to the 
public except for records exempted from disclosure under the New York State Public 
Officers Law (Freedom of Information Law) or documents which are protected by 
attorney-client privilege. The Zoning Board of Appeals shall keep minutes of its 
proceedings, showing the vote of each member upon every question, or if absent or failing 
to vote, indicating such fact, and shall also keep records of its examinations and other 
official actions. 

 
2.  Filing requirements. Every rule, regulation, every amendment or repeal thereof, and every 

order, requirement, decision or determination of the Zoning Board of Appeals shall be 
filed in the office of the town clerk within five (5) business days and shall be a public 
record. 

 
3.  Assistance to Zoning Board of Appeals. The Board shall have the authority to call upon any 

department, agency or employee of the town (e.g. the Building Department or 
Conservation Advisory Council) for such assistance as the Board deems necessary.  All 
costs incurred by any department, agency or employee for providing assistance in a 
particular proceeding shall be borne by the applicant.” 

 
4. Hearing appeals. Unless otherwise provided in this Zoning Law or other local law, 

generally the jurisdiction of the Zoning Board of Appeals shall be appellate only and shall 
be limited to hearing and deciding appeals from and reviewing any order, requirement, 
decision, interpretation, or determination made by the administrative official charged 
with the enforcement of any ordinance or local law adopted pursuant to Article 16 of New 
York State Town Law.   For the purposes of this law, the administrative official charged 
with enforcement shall include the Zoning Enforcement Officer, the Building Inspector 
and/or the Code Enforcement Officer as applicable pursuant to the provisions of this law 
and those officers shall be referred to collectively in this Article of the Law as “Enforcement 
Officer”. The Zoning Board of Appeals shall have the power, upon appeal from a decision 
or determination of the Enforcement Officer, to grant use and area variances.  Where a 
proposed special use, site plan, or subdivision contains one or more features which do not 
comply with the zoning regulations, application may be made to the Zoning Board of 
Appeals for an area variance without the necessity of a decision or determination by the 
Enforcement Officer.  
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5.  Filing of administrative decision and time of appeal.  
 

a.  Each order, requirement, decision, interpretation or determination of the 
Enforcement Officer charged with the enforcement of the Town of Ancram Zoning Law 
shall be filed in the office of such Zoning Enforcement Officer, within five (5) business 
days from the day it is rendered, and shall be a public record. 

 
b.  All appeals must be taken within sixty (60) days after the filing of any order, 

requirement, decision, interpretation or determination of the Enforcement Officer by 
filing with the Enforcement Officer and with the Zoning Board of Appeals a notice of 
appeal.  The notice of appeal shall: specify the grounds for such appeal; the relief 
sought; identify specifically the section of the Zoning Law or other code or law 
involved; describe precisely and in detail either the interpretation claimed or the 
variance or other relief that is sought and the grounds upon which it is claimed the 
relief should be granted. The notice of appeal shall be accompanied by a short or full 
Environmental Assessment Form as required by the State Environmental Quality 
Review Act (SEQRA), by an Agricultural Data Statement as required by NY AML 25-
aa, and by other documents relevant to the appeal specified by the Zoning Board of 
Appeals. The appellant shall also be required to pay a filing fee at the time of the filing 
of the appeal in an amount to be established by the Town Board. The cost of sending 
notices relating to such appeal by certified mail, or a reasonable fee relating thereto, 
shall be borne by the appealing party and shall be paid to the Board prior to the hearing 
of such appeal. Upon receiving a notice of appeal, the Enforcement Officer shall 
transmit to the Zoning Board of Appeals all papers constituting the record upon which 
the action appealed from was taken. 

 
6.  Stay upon appeal. An appeal shall stay all proceedings in furtherance of the action 

appealed from unless the Enforcement Officer determines and certifies in writing to the 
Zoning Board of Appeals, after the notice of appeal shall have been filed with the 
Enforcement Officer, that by reason of facts stated in the certificate,, a stay would, in his 
or her opinion,, cause imminent peril to life or property.  Should such a certification be 
made, the proceedings shall not be stayed other than by a restraining order granted by the 
Zoning Board of appeals or by a court of record on application, on notice to the 
Enforcement Officer from whom the appeal is taken and on due cause shown..   

 
7. Public Hearing. The Zoning Board of Appeals shall fix a reasonable time for the hearing of 

the appeal or other matter referred to it. The appellant and any other parties to the appeal 
shall be given written notice of the hearing date and of the fact that at such hearing he or 
she may appear in person or be represented by an attorney or other agent. Said notice shall 
be provided at least ten (10) days in advance of the hearing and shall be provided to the 
appellant by certified mail. The Zoning Board of Appeals shall additionally provide notice 
as follows: 

 
a. The Zoning Board of Appeals shall give public notice of such public hearing by 

publication in an official paper of general circulation in the town at least ten (10) days 
prior to the date thereof. The cost of sending or publishing any notices relating to such 
appeal, or a reasonable fee relating thereto, shall be borne by the appealing party and 
shall be paid to the Board prior to the hearing of such appeal. Upon the hearing, any 
party may appear in person, or by agent or attorney.  
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b. If a New York State Park or New York State Parkway shall be located within five 
hundred (500) feet of the property affected by the appeal, at least ten (10) calendar 
days prior to such public hearing, the Zoning Board of Appeals shall send notices to 
the regional State Park Commission having jurisdiction over the State Park or 
Parkway. 

 
c.  The Zoning Board of Appeals shall also give notice to the Columbia County planning 

agency as required by Section 239-m of the New York State General Municipal Law. 
Such notice shall be in writing sent at least ten (10) calendar days prior to such public 
hearing. 

 
d. If the land affected by the appeal lies within five hundred (500) feet of the boundary 

of any other municipality, the Clerk of the Zoning Board of Appeals shall also submit 
at least ten (10) calendar days prior to the public hearing to the municipal clerk of such 
other municipality or municipalities a copy of the notice of the substance of every 
appeal, together with a copy of the official notice of such public hearing. 
 

e. In any application or appeal for a variance, the Clerk of the Zoning Board of Appeals 
shall provide written notice of the public hearing, along with the substance of the 
variance appeal or application, to: the owners of all property abutting, or directly 
opposite, that of the property affected by the appeal; and to all other owners of 
property within five hundred (500) feet of the property which is the subject of the 
appeal. Such notice shall be provided by certified mail at least ten (10) calendar days 
prior to the date of the hearing. Compliance with this notification procedure shall be 
certified to by the Clerk.  

 
f.  The names and addresses of surrounding property owners to be notified in accordance 

with the forgoing shall be taken from the last completed tax roll of the Town. 
 
g.   Provided that there has been substantial compliance with this provision, failure to give 

notice in exact conformance herewith shall not be deemed to invalidate an action taken 
by the Zoning Board of Appeals in either granting or denying a variance from a specific 
provision of this Zoning Law. 

 
8. Referrals and Notice to Columbia County Planning Board & Town of Ancram Planning 

Board.  
 

a. At least ten (10) days before such hearing, the Board of Appeals shall mail notice to the 
Columbia County Planning Board as required by Section 239-m of the New York State 
General Municipal Law. The notice shall be accompanied by a full statement of the 
proposed action, as defined in subdivision one of Section 239-m of the General 
Municipal Law.  No action shall be taken by the Board of Appeals until an advisory 
recommendation has been received from the County Planning and Development 
Department or thirty (30) calendar days have elapsed since the Planning and 
Development Department received such full statement.  In the event that the Columbia 
County Planning Board recommends disapproval of the requested variance or the 
attachments of conditions thereto within such time period or at a later date prior to 
final action by the Zoning Board of Appeals, the Board of Appeals shall not act contrary 
to such recommendation except by a vote of a majority plus one (1) of all the members 
after the adoption of a resolution fully setting forth the reasons for such contrary 
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action.  Within thirty (30) days after such final action, the Board of Appeals shall file a 
report of the final action it has taken with the Columbia County Planning Board. 

 
b. The Zoning Board of Appeals shall transmit to the Town of Ancram Planning Board a 

copy of the appeal or application, and shall request that the Planning Board submit to 
the Board of Appeals its advisory opinion on said appeal or application. The Planning 
Board shall submit a report of such advisory opinion prior to the date of the public 
hearing.  The failure of the Planning Board to submit such report within thirty five (35) 
days from the date the Zoning Board of Appeals transmitted their request for an 
advisory opinion with a copy of the appeal or application to the Planning Board shall 
be interpreted as a favorable opinion for the appeal or application. 

 
9. Compliance with state environmental quality review act. The Board of Appeals shall comply 

with the provisions of the State Environmental Quality Review Act (SEQRA) under Article 
8 of the Environmental Conservation Law and its implementing regulations as codified in 
Title Six, Part 617 of the New York Codes, Rules And Regulations. 

 
10. Time of decision. The Board of Appeals shall decide upon the appeal within sixty-two (62) 

days after the hearing is completed. The time within which the Board of Appeals must 
render its decision may be extended by mutual consent of the applicant and the Board. 

 
11. Voting requirements.  

 
a.  Decision of the board. Except for the voting requirements for rehearing in Article XI 

(I) (13) below, every motion or resolution of a Board of Appeals shall require for its 
adoption the affirmative vote of a majority of all the members of the Board of Appeals 
as fully constituted regardless of vacancies or absences. Where an action is the subject 
of a referral to the county planning agency the voting provisions of Section 239-m of 
the New York State General Municipal Law and Article XI (I) (8) of this Law shall 
apply.   

 
b.  Default denial of appeal. In exercising its appellate jurisdiction only, if an affirmative 

vote of a majority of all members of the Board is not attained on a motion or resolution 
to grant a variance or reverse any order, requirement, decision or determination of the 
enforcement official within the time allowed by Article XI (I)(10) of this Law, the 
appeal is denied. The board may amend the failed motion or resolution and vote on 
the amended motion or resolution within the time allowed without being subject to 
the rehearing process as set forth in Article XI (I) (13) of this Law.   

 
12. Filing of decision and notice. The decision of the Board of Appeals on the appeal shall be 

filed in the office of the Town Clerk within five (5) business days after the day such decision 
is rendered, and a copy thereof mailed to the applicant. 

 
13. Rehearing. A motion for the Zoning Board of Appeals to hold a rehearing to review any 

order, decision or determination of the board not previously reheard may be made by any 
member of the Board. A unanimous vote of all members of the board then present is 
required for such rehearing to occur. Such rehearing is subject to the same notice 
provisions as an original hearing. Upon such rehearing the Board may reverse, modify or 
annul its original order, decision or determination upon the unanimous vote of all 
members then present, provided the Board finds that the rights vested in persons acting 
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in good faith in reliance upon the reheard order, decision or determination will not be 
prejudiced thereby.       

 
 J.  Permitted action by the Zoning Board of Appeals.  

1.  Orders, requirements, decisions, interpretations, determinations. The Zoning Board of 
Appeals may reverse or affirm, wholly or partly, or may modify the order, requirement, 
decision, interpretation or determination appealed from and shall make such order, 
requirement, decision, interpretation or determination as in its opinion ought to have 
been made in the matter by the Enforcement Officer charged with the enforcement of such 
ordinance or local law, and to that end, shall have all the powers of such Enforcement 
Officer  from whose order, requirement, decision, interpretation or determination the 
appeal is taken.   

 
2.  Use variances.  

 
a.  The Zoning Board of Appeals, on appeal from the decision or determination of the 

Zoning Enforcement Officer, shall have the power to grant use variances. 
 
b.  No such use variance shall be granted by the Zoning Board of Appeals without a 

showing by the applicant that applicable zoning regulations and restrictions have 
caused unnecessary hardship. In order to prove such unnecessary hardship the 
applicant shall demonstrate to the Zoning Board of Appeals that for each and every 
permitted use under the zoning regulations for the particular district where the 
property is located,  

 
1.  the applicant cannot realize a reasonable return, provided that lack of return is 

substantial as demonstrated by competent financial evidence;  
 
2.  that the alleged hardship relating to the property in question is unique, and does 

not apply to a substantial portion of the district or neighborhood;  
 
3. that the requested use variance, if granted, will not alter the essential character of 

the neighborhood; and  
 
4.  that the alleged hardship has not been self-created. 
 

c.  The Zoning Board of Appeals, in the granting of use variances, shall grant the 
minimum variance that it shall deem necessary and adequate to address the 
unnecessary hardship proven by the applicant, and at the same time preserve and 
protect the character of the neighborhood and the health, safety and welfare of the 
community. 

 
3. Area variances.  
 

a.  The Zoning Board of Appeals shall have the power, upon an appeal from a decision or 
determination of the Zoning Enforcement Officer, to grant area variances as defined 
herein. In addition, the Zoning Board of Appeals shall also have the power to grant 
area variances which are necessary in the course of site plan, special use permit and 
subdivision application for which application for such area variance may be made 
directly to the Zoning Board of Appeals without the necessity of a decision or 
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determination of an administrative official charged with enforcement of the zoning 
regulations as authorized by Town Law Sections 274-a(3) [site plan], 274-b(3) [special 
use permits] and 277(6) [subdivisions]. 

 
b.  In making its determination, the Zoning Board of Appeals shall take into consideration 

the benefit to the applicant if the variance is granted, as weighed against the detriment 
to the health, safety and welfare of the neighborhood or community by such grant. In 
making such determination the Board shall also consider:  

 
1.  whether an undesirable change will be produced in the character of the 

neighborhood or a detriment to nearby properties will be created by the granting 
of the area variance;  

 
2.  whether the benefit sought by the applicant can be achieved by some method, 

feasible for the applicant to pursue, other than an area variance;  
 
3.  whether the requested area variance is substantial;  
 
4.  whether the proposed variance will have an adverse effect or impact on the physical 

or environmental conditions in the neighborhood or district; and  
 
5.  whether the alleged difficulty was self-created, which consideration shall be 

relevant to the decision of the Zoning Board of Appeals, but shall not necessarily 
preclude the granting of the area variance. 

 
c.  The Zoning Board of Appeals, in the granting of area variances, shall grant the 

minimum variance that it shall deem necessary and adequate and at the same time 
preserve and protect the character of the neighborhood and the health, safety and 
welfare of the community. 

 
4.  Imposition of conditions. The Zoning Board of Appeals shall, in the granting of both use 

variances and area variances, have the authority to impose such reasonable conditions and 
restrictions as are directly related to and incidental to the proposed use of the property. 
Such conditions shall be consistent with the spirit and intent of this Zoning Law, and shall 
be imposed for the purpose of minimizing any adverse impact such variance may have on 
the neighborhood or community 

 
 K.  Relief from Decisions.  

Any person or persons, jointly or severally aggrieved by any final decision of the Zoning Board 
of Appeals, may apply to the New York State Supreme Court for review by a proceeding under 
Article 78 of the New York Civil Practice Law and Rules. Such proceeding shall be governed 
by the specific provisions of CPLR Article 78 except that the action must be commenced as 
therein provided within thirty (30) days after the filing of the decision of the Zoning Board of 
Appeals in the office of the Town Clerk 

 
 L.  Strict Construction.  

All provisions of this Article pertaining to the Zoning Board of Appeals shall be strictly 
construed. The Zoning Board of Appeals shall act in strict conformity with all provisions of 
law and of this Article and in strict compliance with all limitations contained therein, provided 
however, that if the procedural requirements set forth in this Article have been substantially 
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observed, no applicant or appellant shall be deemed deprived of the right of application or 
appeal. 

 
 M.  Other Provisions of New York State Town Law Section 267-a.  

All other provisions of New York State Town Law Section 267-a with regard to Zoning Board 
of Appeals procedure not set forth herein, are incorporated herein by reference and shall apply 
to the Zoning Board of Appeals. 
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Article XII Amendments 
 

 A.   Procedure 
The Town Board may, from time to time, on its own motion, or on petition, or on 
recommendation from the Planning Board, amend the regulations and districts established 
under this Law after public notice and hearing in each case. All petitions for any amend-
ments of the regulations or districts herein established shall  be filed in writing in a form 
required by the Town Board, and shall be accompanied by a certified check in an amount to 
be determined by the Town Board to help defray the cost of advertising the hearing on said 
petition and incidental disbursements. Further requirements and procedures related to 
petitions for zoning amendments are: 

1.  Town Requirements Related to Zoning Petitions. New York State Law prohibits 
piecemeal or spot zoning. In general terms, spot zoning occurs when an area of property 
is rezoned solely for the benefit of a property owner or group of property owners with no 
significant benefit to the community as a whole. In order to be legally valid, amendments 
to the Zoning Law made at the request of a petitioner or petitioners must be shown to be 
consistent with the goals and strategies of the Town Comprehensive Plan and, in 
addition to benefitting the party(s) seeking the amendment, the amendment must 
benefit the Town of Ancram as a whole and promote the general welfare of the 
community. This State law standard must be met in order for an amendment to be valid 
and to withstand any legal challenge.  The Town of Ancram’s requirements and 
procedures related to zoning petitions are established to achieve the following purposes: 

a. to establish a fair, objective procedure for Town Board consideration of petitions to 
amend the Town Zoning Law; 

b. to establish a single policy and detailed procedures coordinated with Article XII of 
the Town Zoning Law that will apply equally to all parties asking for the Town Board 
to amend the Town Zoning Law by petition; 

c. to establish a process that will ensure that any amendments to the Zoning Law 
adopted pursuant to a petition will be legally valid and meet the applicable standards 
in New York State law; 

d. to ensure that the Town Board does not waste municipal time and money resources 
in the consideration of proposals which cannot meet applicable standards; 

e. to ensure that the Town is not unduly burdened by the municipal expenses which 
must be incurred in connection with the amendment review and adoption process; 
and 

f. to inform potential petitioners at the outset about the legal requirements and 
procedures necessary to accomplish the adoption of a valid amendment to the Zoning 
Law. 
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2.  Zoning Petition Considerations. When evaluating a zoning petition, the Town Board 
must consider the Town Comprehensive Plan and the following factors: 

a. the size of the properties to be rezoned (the smaller the area of land to be rezoned, 
the more difficult it may be to establish community benefit); 

b. the benefit to the party(s) asking for the amendment; 

c. the benefit to the community as a whole; 

d. the character of the uses permitted by the proposed amendment (how consistent are 
they with the Town Comprehensive Plan); and 

e. the character of the surrounding neighborhood and the potential negative and 
positive impacts of the amendment on character of the surrounding area. 

3.  Considerations for the Petitioner(s) 

a. Any amendment to the Zoning Law is a legislative act. The Town Board is under no 
legal obligation to adopt, or even consider, requests to amend the Zoning Law. 

b. Petitioners agree to enter into this process with the awareness that the Town Board 
may not grant the amendment sought by the Petitioner(s). 

c. This process will require Petitioners to incur expenses. Any expenses incurred, 
including escrow contributions, will be the sole responsibility of the petitioner 
whether the petition is granted or not. 

d. Petitioners should carefully review the legal and substantive standards which must 
be met, as they are described in this section.  

4.  Zoning Petition Requirements. Petitions which do not comply with the following 
requirements will not be accepted. All petitions must be in writing and contain the 
information as follows: 

a. Name and address of petitioning party(s) and the addresses and tax grid identifying 
numbers of all property owned by the petitioning party(s) in the Town of Ancram. 

b. Identification of the Zoning District(s) to be affected by the proposed amendment 
and an itemized list of all properties to which the proposed amendment would apply 
and which would benefit therefrom, including the names of property owners, 
property addresses and tax grid identifying numbers. 

c. Identification of all Zoning Districts contiguous to any Zoning District to be impacted 
by the proposed amendment. 
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d. List of uses currently allowed under the existing Zoning Law as per Article III, both 
permitted by right and as authorized by special use permit, in any Zoning District to 
be impacted by the proposed amendment. 

e. A report containing narrative statements which provide the following information: 

1. The changes to the Zoning Law sought by the proposed amendment. 

2. The reasons for which the amendment is sought and how the proposed 
amendment will benefit the properties affected. 

3. A detailed description of how the proposed amendment complies with the goals 
and strategies of the Town of Ancram Comprehensive Plan containing citations to 
the appropriate sections of the Comprehensive Plan. 

4. A detailed description of how the proposed amendment will benefit the Town and 
community as a whole and promote its general welfare. 

5. The size, location and character of the parcel or parcels benefitted by the 
proposed amendment. 

6. A detailed description of the character of the land uses which surround the 
properties benefitted by the proposed amendment. 

7. If the petition seeks to add a new use currently not allowed as per Article III or a 
use currently allowed in Ancram, but not in the particular location desired by the 
petitioner(s), a detailed statement describing the character of such new use to be 
permitted by the proposed amendment.  

8. If the petition seeks to change a current requirement of this zoning law, but not a 
use, a detailed statement describing how an alteration of the requirement 
complies with the purposes stated in Article I (D) of this zoning law, and those 
district purposes stated in Article II of this zoning law. 

9. Identification of any property or structure within an area to be rezoned which is 
on the State or Federal Register of Historic Places. 

10. Identification of all special districts, protections, or designations within which an 
area to be rezoned is located. 

11. Identification and location of all significant habitats as identified on the Town of 
Ancram Significant Habitats map which are in an area to be rezoned. 

12. Identification of any other significant environmental or natural resources located 
within an area to be rezoned. 

f. A Full Environmental Assessment Form (FEAF), Part 1. 
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g. In addition to the foregoing, the petition must comply with the disclosure 
requirements of Section 809 of the NYS General Municipal Law. That section 
requires disclosure of the name, residence and nature and extent of interest of any 
officer or employee of the  state or the Town of Ancram who may have an interest in, 
or benefit by, the amendment of the Zoning Law pursuant to the petitioner. 

h. A draft proposed amendment to the Town Zoning Law sufficient in both form and 
content to meet the requirements for a Local Law under the NYS Municipal Home 
Rule Law to accomplish both the proposed amendment to the Zoning Law and any 
amendments to the Town Zoning Map. 

5.  Processing of a Zoning Petition. The decision whether to accept a zoning petition and 
move it forward for formal consideration is a decision which lies in the sole discretion of 
the Town Board. If the Town  Board decides to accept the petition for further 
consideration, the steps below will be followed: 

a.  Agreement to Establish Escrow. An escrow account shall be established by the Town 
Board sufficient to reimburse the Town for all reasonable out-of-pocket costs 
incurred by the Town in connection with its review and consideration of the 
proposed amendment, its SEQRA review, and the adoption of the amendment to the 
Zoning Law. All escrow deposits shall be governed by the provisions of LL#1 of 2004. 

b.  Referral to the Planning Board. Any petition accepted by the Town Board for review 
shall be referred to the Planning Board as per sub-section (B), below. The Planning 
Board will report its recommendations, accompanied by a full statement of the 
reasons for such recommendations  prior to a public hearing held by the Town Board. 

c.  Subsequent to the recommendation by the Planning Board, the Town Board will then 
decide whether to continue the process.  If the Town Board chooses to continue the 
process, the Town Board shall hold a public hearing as per sub-section (C), below 
and will also obtain the advice of its attorneys on the form and content of the 
amendment. 

d. The Town Board will also conduct an environmental  review as required by the State 
Environmental Quality Review Act (SEQRA). The Town Board will refer the 
proposed amendment to the Columbia County Planning Department as required by 
Section 239-m of the New York State General Municipal Law. 

e. As per sub-section (D), if a protest against the proposed amendment is presented to 
the Town Board, then the Town Board shall not pass the zoning amendment except 
by the favorable vote of at least ¾ of the Town Board.   

  
 

 B. Advisory Report by Planning Board 
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Every proposed amendment, unless initiated by the Planning Board, shall be referred to the 
Planning Board. The Planning Board shall report its recommendations thereon to the Town 
Board, accompanied by a full statement of the reasons for such recommendations, prior to 
the public hearing. If the Planning Board fails to report within a period of 45 days from the 
date of receipt of notice or such longer time as may have been agreed upon by it and the 
Town Board, the Town Board may act without such report. 

 C. Public Notice and Hearing 
If the Town Board chooses to continue the process, prior to any decision about the proposed 
petition, the Town Board, by resolution, shall hold a public hearing within 45 days of 
receiving the advisory report from the Planning Board, or if no such report was submitted, 
within 90 days from the date the petition was referred to the Planning Board and cause 
notice to be given as follows: 

1. By publishing a notice of the proposed amendment and the time and place of the public 
hearing in a newspaper of general circulation in the Town not less than 10 days prior to 
the date of public hearing. 

2.   By giving written notice of hearing to any required Municipal County, Regional, 
Metropolitan, State or Federal Agency in the manner prescribed by law. 

 D. P r o t e s t  by Owners 
I f  a  protest  against  the  proposed amendment  is  presented to  the  Town 
Board, duly signed and acknowledged by the owners of twenty per-cent or more of the area 
of land included in such proposed amendment, or by the owners of twenty percent or more 
of the area of the land immediately adjacent extending 100 feet t h e r e f ro m ,  or by the 
owners of twenty percent or more of the area -of land d i r e c t l y  opposite thereto extending 
100 feet f r o m  the s t r e e t  frontage of such opposite  land,  such amendment  shal l  
not  be  passed except  by  the  favorable  vote of at least 3/4 of the members of the 
Town Board. 

 E.  Changes by Planning Board 
The Planning Board in accordance with Town Law, Section 281 may, simultaneously with 
the approval of any plat, make any reasonable change to the regulations established under 
this Law with respect to the land so platted. B e f o r e  the Planning Board shall make any 
such change,  there  shal l  be  a  publ ic  he aring preceded by  the  same notice as 
in the case of the approval of the plat itself. Once the filing of the plat in the office of the 
County C l e r k ,  such changes shall be and become part of the regulations of this Law, shall 
take the place of any regulations established herein by the Town Board shall be enforced in 
the same manner, and shall be s i m i l a r l y  subject to amendment. 

 F. Publication and Posting 
Every Amendment to the Zoning Law, including any map incorporated therein, adopted in 
accordance with the Town Law shall be entered in the minutes of the Town Board; a copy, 
summary or abstract of the amendment, exclusive of any map incorporated therein, shall be 
published once in the official newspaper of the Town; and a copy of such amendment 
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together with a copy of any map incorporated therein, shall be posted on the Town’s official 
website and in the Office of the Town Clerk.  Affidavits of the publication and posting thereof 
shall be filed with the Town Clerk. 
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Article XIII. Interpretation and Application 
 
 A. Legislative Intent.  

 
In their interpretation and application, the provisions of this Law shall be held to be minimum 
requirements adopted for the promotion of the public health, safety and general welfare. 
 
Non-Interference and Precedence. This Law shall not interfere with, abrogate, or annul any 
ordinance or any rule, regulation, or permit previously or here-after enacted or adopted, or 
issued pursuant to law, provided that, unless specifically excepted, whenever the 
requirements of this law are inconsistent with the requirements of any other lawfully adopted 
rule, regulation, ordinance or local law, the more restrictive provisions that impose higher 
standards shall govern. 

 
 B. Reader’s Aid Boxes.  
 

Appearing throughout this Law are black boxes entitled “Reader’s Aid”. The text within these 
boxes, and any graphics associated with them, are not part of the Zoning Law nor are they 
intended to be. Instead, they are simply explanations intended to make it easier for readers to 
understand the law. In the event of any conflict between the meaning of the law and an 
explanation in the Reader’s Aid box, the meaning of the law, not the Reader’s Aid explanation, 
shall be applied. In the case that any provision of this Zoning Law is found to be ambiguous, 
in construing that provision, the text in the Reader’s Aid box may be considered as some 
evidence of the intention of the drafters, but not to the exclusion of other statutory 
interpretation methods.  

 
 C. Separate Validity.  
 

If any Article, subsection, paragraph, clause, or other provision of this Law shall be held 
invalid, the invalidity of such section, subsection, paragraph, clause or other provision shall 
not affect any of the other provisions of this Law. 

 
 D. Effective Date.  
 
 This law shall become effective upon filing with the New York State Department of State. 
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Article XIV. Definitions 
 

Access Drive:  See “Driveway” 
 
Access Management: Placement and design of vehicle access for every lot on a highway segment to 

create safe egress and ingress in a manner which reduces the number of curb cuts to the maximum 
extent. 

 
Access: Entrance way for vehicles to leave or enter a property or lot from a public highway or private 

road. 
 
Accessory Dwelling: A dwelling unit either attached to a single-family principal dwelling or located 

on the same lot and having an independent means of access.   
 

Residential Accessory Apartment: A second dwelling unit, either in, or added to, an existing 
single-family dwelling, or in a separate accessory structure such as barns and garages on 
the same lot as the existing single-family dwelling, for use as a complete, independent 
living facility with provisions in the accessory apartment for cooking, eating, sanitation, 
and sleeping. Such an apartment is a secondary and subordinate use to the principal 
dwelling. A mobile home or single-wide manufactured home shall not be considered as an 
accessory apartment. 

 
Free-standing Accessory Dwelling: A second dwelling unit, detached from but located on the 

same lot as the existing principal single-family dwelling. A free-standing accessory 
dwelling shall not be part of any other accessory structure on the lot, shall be in a structure 
designed solely for residential purposes, and shall be a complete, independent living 
facility with provisions for cooking, eating, sanitation, and sleeping. A manufactured home 
(including ECHO units) or “Tiny Houses”, as defined in this Zoning Law may be 
considered a Free-standing Accessory Dwelling. 

 
Accessory Structure or Use:  A secondary structure or use on the same lot in the same ownership 

which is associated with the principal use or structure, and which is incidental and subordinate 
to the principal use or structure.  An accessory structure is a detached subordinate building on a 
lot, the use of which is customarily incidental to that of the main or principal building such as, but 
not limited to playhouse, pool house, cabana, and garage. Structures or uses commonly, and by 
long practice considered as being reasonably associated with a principal use may be allowed to be 
constructed and used prior to construction of a principal use on the same lot pursuant to Article 
V (A) (1) (f). In that sole circumstance, such structure shall be considered a principal use until 
such time as it becomes a secondary use. 

 
Acting Official:  A person appointed by the Town Board to temporarily fulfill the role as zoning or 

code enforcement officer or building inspector.  
 
Active Agricultural Land: Land used for production for sale of crops, livestock or livestock products, 

a commercial horse boarding operation, land used in support of a farm, farm woodland, the 
production and sale of Christmas trees, or production of other crops such as orchards, apiary, and 
aquaculture. 

 
Adaptive reuse:  When an existing building is changed, renovated or adapted from a prior use to a 

new use. 
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Adult Day Care: A facility providing care for the elderly and/or functionally impaired adults in a 
protective setting for part of a 24-hour day. 

 
Adult Entertainment Facility: An establishment which presents any of the following entertainments, 

exhibitions or services: adult arcade; adult bookstore, newsstand, video store or combination; 
adult cabarets; adult motels; adult motion picture theaters; adult theaters; nude model studios 
and sexual encounter centers.  Adult Use and Entertainment Establishments customarily exclude 
minors by reason of age, and are those businesses that are distinguished from non-adult uses of 
similar nature due to the predominantly sexual orientation of the activity or merchandise. 

 
Affordable Housing: Dwelling units inhabited by households whose annual income is within 80% to 

120% of the Columbia County median income, with adjustments for household size, as defined 
and periodically updated by the US Department of Housing and Urban Development, and the 
annual rental costs does not exceed 30% of said income, or, for homeowners, the annual cost of 
the sum of the principal, interest, taxes, and insurance (PITI) and common charges, as applicable, 
does not exceed 30% of said income. 

 
Aggregate Total Face Area: The total face area of all signs on a premise. 
 
Agriculture: the production, keeping, or maintenance, for sale, lease or personal use, of plants and 

animals including but not limited to forages, grains and seed crops, dairy animals, poultry, 
livestock including but not limited to fish, beef cattle, sheep, swine, horses, ponies, mules, or 
goats, including the breeding and grazing of these animals, bees and apiary products, fur animals, 
fruits, vegetables, nursery, greenhouse, or flowers.  

 
Agricultural Business: An establishment that provides products or services to agricultural producers 

to support production, marketing, and distribution of their products including but not limited to 
hide tanning operations, farm equipment repair, farm equipment sales, soil preparation services, 
crop services, veterinary and other animal services, farm labor and management services, and 
seed or fertilizer sales.   

 
Agricultural data statement: A written statement required when certain land use determinations 

within five hundred (500) feet of a farm operation located in a NYS Agricultural District takes 
place.  The statement must include information about the proposed project, and is included in the 
application for project approval.  A notice of the project application is mailed to owners of land 
associated with the neighboring farm operation identified in the statement.  The Planning Board 
is required to evaluate and consider the statement in its review of possible impacts of a project on 
nearby farm operations. 

 
Agricultural District 1: That portion of the Town of Ancram that is included in the New York State 

Certified Agricultural District established as per State Agriculture and Markets Law 25-aa. 
 
Agricultural Processing: a facility no larger than 5000 square feet where animals are killed and 

processed into meat foods, or a facility where plants and plant products are processed into canned, 
frozen, or fresh food products. 

 
Agricultural Structure: A structure designed and constructed to house farm implements, hay, grain, 

poultry, livestock, or other horticultural products. This structure shall not be a place of human 
habitation but used in the raising, growing or storage of agricultural products by a farmer engaged 
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in a farming operation including but not limited to barns, sheds, poultry houses and other 
buildings and equipment on the premises used directly and solely for agricultural purposes. 

 
Agricultural Use, Animals: The use of land for raising, harvesting, selling, or feeding, including but 

not limited to, grazing, breeding, managing, selling, or producing livestock, poultry, fur-bearing 
animals or honeybees, or by dairying and the sale of dairy products, or by any combination 
thereof. It also includes the use of land for stabling or training equines, including but not limited 
to providing riding lessons, training clinics, and schooling shows, including other on-farm niche 
marketing promotions. Slaughterhouses, meat packing facilities, hide tanning operations, and 
operations which utilize animals in research shall not be considered an animal agricultural use. 

 
Agricultural Use, Crops: The use of land for raising, harvesting, and selling crops by horticulture, 

floriculture, viticulture, aquaculture, hydroponics, silviculture, or by any combination thereof. A 
garden accessory to a residential use shall not be deemed an agricultural use. 

 
Agriculture: The production, keeping, or maintenance, for sale, lease or personal use, of plants and 

animals including but not limited to forages, grains and seed crops, dairy animals, poultry, 
livestock including beef cattle, sheep, swine, horses, ponies, mules, or goats, including the 
breeding and grazing of these animals, bees and apiary products, fur animals, fish farming, fish 
hatcheries, fruits, vegetables, nursery, greenhouse, or flowers.  

 
Agritourism: Activities conducted on a farm and offered to the public, or to invited groups, for the 

sale of agricultural products, education, recreation or active involvement in the farm operation.  
An agri-tourism activity may be secondary to the primary farm use on a property.  Agri-tourism 
activities may be conducted in an accessory building or structure.  Agri-tourism activities include, 
but are not limited to on-farm bed and breakfasts, farm stay programs, u-pick operations, and 
pumpkin patches. 

 
Alteration, Structural:  To change or rearrange the walls, roof, ceiling, floors, supporting beams, 

columns or other structural parts; interior plan or layout, the exterior architectural features; the 
exit facilities of a structure; or the relocation of a building from one location to another. 

 
Ancram Biodiversity Map: See Town of Ancram Significant Habitats Map. 
 
Animal Hospital: A place where animals are given medical care and the boarding of animals is limited 

to short-term care incidental to the hospital use. 
 
Antique Shop: A business premises used to display and offer for sale furniture, jewelry, utensils, 

books, memorabilia and clothing considered examples of the artistry or craftsmanship of other 
than the present era, .  

 
Apartment:  One or more rooms with private bath and kitchen facilities constituting an independent, 

self-contained dwelling unit in a building.  See also accessory apartment and multi-family 
dwellings. 

 
Applicant: The person(s), corporation, agency, or other legal entity seeking site plan approval, special 

use or building permits; certificates of occupancy; variances; subdivision approval; or zoning 
amendment. 
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Approved Building Lot: A lot which has been approved by the Planning Board as a result of 
subdivision, re-subdivision or site plan approval in compliance with the Ancram Subdivision 
Regulations. 

 
Aquifer recharge area: The location where surface water enters the ground to replenish an aquifer. 

These areas are important to protect from surface contamination to prevent pollution.  
  
Aquifer: an underground collection of potentially drinkable water. 
 
Area, Building: The total area on a horizontal plane at the main grade level of the principal building 

and all accessory buildings exclusive of uncovered porches, terraces, and steps. 
 
Area, Lot: The total area contained within the property lines of an individual parcel of land, excluding 

any area within an existing street right-of-way. 
 
Attic: That space of building which is immediately below, and wholly or partly, within the roof 

framing.  An attic with a finished floor shall be counted as one-half story in determining the 
permissible number of stories. 

 
Auction: A public event conducted in a structure or outside at which items or property are offered for 

sale to the highest bidder. 
 
Auction House: A structure operated as a business enterprise at which items or property are offered 

for sale to the highest bidder.  
 
Average Daily Traffic (AADT): The average number of vehicles per day that enter and leave the 

premises or travel over a specific section of road. 
 
Average Lot Size: The average size of all lots to be subdivided from a parcel.  Use of an average lot size 

instead of a minimum lot size in the Agriculture District allow for easier protection of open spaces. 
Parcels subdivided using an average lot size reduces individual lot areas and bulk requirements 
but the number of lots remains the same as permitted without lot averaging. 

 
Bar/Tavern: Premises used primarily for the sale or dispensing of alcoholic beverages by the drink 

for on-site consumption and where food is available for consumption on the premises as accessory 
to the principal use.   

 
Basement: A story partly below finished grade, but having at least one half of its height measured 

from floor to ceiling, but not less than four feet, above average finished grade. A basement shall 
be counted as one story determining the height of a building in stories. 

 
Bed and Breakfast: An owner-occupied residential building also used for renting accommodations to 

transient, fee-paying guests, and providing not more than one (1) meal daily to guests only. Not 
more than ten (10) rooms may be let.  

 
Best management practices: Accepted design, construction and management practices designed to 

protect the environment and minimize negative environmental impacts. 
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Billboards:  An off-premise, outdoor sign or structure which directs attention to an idea, product, 
business activity, service, or entertainment which is conducted, sold, or offered elsewhere than 
upon the lot on which such sign is situated. 

 
Biodiversity: A concept that encompasses the natural system of all species – plants, animals, fungi, 

and microorganisms – the habitats where they live and the broader landscape. 
 
Biodiversity Assessment: An inventory and evaluation of the biological and ecological resources on a 

parcel of land. 
 
Biodiversity Map: A map of ecologically significant habitats prepared by Hudsonia, the Ancram CAC 

and applicants of major subdivisions. 
 
Bioswale: A drainage course that runs the length of a block, structure, road or other feature with gently 

sloped vegetated sides that filter soil and pollutants. 
 
Biosolid: The accumulated semi-solids or solids resulting from the treatment of wastewaters from 

publicly or privately owned or operated sewage treatment plants. This includes all federally and 
State-defined Class B biosolids.  This does not include grit of screenings or ash generated from 
the incineration of biosolids. 

 
Boarding House: A building, other than a hotel, containing a general kitchen and a general dining 

room, in which at least three but not more than six sleeping rooms are offered for rent, with or 
without meals. A lodging house, tourist house or rooming house shall be deemed a boarding 
house. 

 
Buffer Area: An undeveloped part of a property or an entire property specifically intended to separate 

and thus minimize the effects of a land use activity (e.g. noise, dust, visibility, glare, etc.) on 
adjacent properties.  Natural vegetative covers existing within the buffer area shall be encouraged 
to be preserved as part of that buffer to the maximum extent practical. See also stream buffer and 
streamside vegetated buffer. 

 
Building: Any structure which is permanently affixed to the land, has one or more floors and a roof, 

and is intended for the shelter, housing, or enclosure of persons, animals or chattel. The term 
“building” shall include the term “structure” as well as receiving and transmitting commercial, 
radio, television, cellular and other utility communication towers, mobile homes, and modular 
homes.  

 
Building, Accessory: See "Accessory Building" 
 
Building, Detached: A single building surrounded by undeveloped space on the same lot. 
 
Building Envelope: The space within which a structure and its supporting infrastructure is permitted 

to be built on a lot and that includes the building, driveway, and any lands disturbed for well and 
septic systems. 

 
Building Footprint: The area encompassed by a building’s outer wall at ground level. 
 
Building Group: A group of two or more principal buildings and any buildings accessory thereto, 

occupying a lot in ownership and having any yard in common. 
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Building Height: The vertical distance measured from the average finished grade along the wall of the 
front of the building to the highest point of such building or structure. 

 
Building Inspector: The individual designated by the Town to enforce the provisions of the New York 

State and local building codes.   
 
Build-To Line: An alignment which dictates the front yard setback from a street or public right-of-

way, to be followed by buildings or structures fronting on it. The build-to line does not apply to 
building projections or recesses such as porches. 

 
Building, Main: A building in which is conducted the principal use of the lot on which it is located. 
 
Building Materials, Retail: A retail establishment that sells materials used in the construction and 

maintenance of buildings, structures, and properties including, but not limited to lumber, roofing 
materials, sheet rock, paint, etc. 

 
Building Permit: Written permission issued by the Building Inspector and/or Code Enforcement 

Officer for the construction, repair, alteration, or addition to a structure. 
 
Building, Principal: A building in which is conducted the main or principal use of the lot on which 

said building is situated. 
 
Building, Semi-Detached: A building attached by a party wall to another building normally of the 

same type on another lot, but having one side yard. 
 
Bulk: A term used to describe the size, volume, area, and shape of buildings and structures, and the 

physical relationship of their exterior walls or their location to lot lines, other buildings and 
structures, or other walls of the same building; and all open spaces required in connection with a 
building, other structure, or tract of land. 

 
Bulletin Board Sign: A permanent sign, or portion thereof on which the copy or symbols change 

through placement of letters or symbols on a panel mounted in or on a track system. A bulletin 
board sign could be either freestanding, ground- mounted or building-mounted and may be unlit 
or internally or externally illuminated. A sign that has changeable-copy on which the copy or 
symbols change through electronic means shall be an electronic message display sign (also known 
as an LED sign) and shall not be considered a bulletin board sign. 

 
Bungalow Colony: A group of two or more dwelling structures on a single premises designed for 

seasonal occupancy and not more than one of which is used for the purpose of all-year round 
residence which premises does not include a public lobby or dining rooms serving guests. The 
term bungalow colony includes cottage or cabin colonies or development but does not include 
trailer park, trailer camp, boarding house, hotel or motel. 

 
CAC:  Conservation Advisory Council. An advisory committee, established by the Town Board and 

tasked with providing information, tools and advice for use in town planning; reviewing land use 
proposals, and advising the Town government and educating the public about management and 
protection of the environment. 

 
Camp, Summer: A location where campers spend all or part of the summer between Memorial Day 

and Labor Day living in tents, barracks, or dormitories, for recreation, education, or vacation 
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purposes, participating in organized activities, sports, and arts and crafts, and usually eating 
together in a central dining facility.   

 
Camp: Any parcel of land on which are located two or more tents, shelters, recreational vehicles, or 

other accommodations of a design or character suitable for seasonal or temporary living purposes, 
including resort and summer camp and recreational vehicle camp, but not including a 
manufactured home park, boarding house, hotel or motel, bungalow colony, or man camp/worker 
camp. 

 
Campground: A parcel of land upon which two or more campsites are located, established, or 

maintained for occupancy by camping units as temporary living quarters for recreation, 
education, or vacation purposes but not including a man camp/worker camp.   

 
Camping Unit: Any tent, trailer, cabin, lean-to, recreational vehicle, or similar structure established 

or maintained and operated in a campground as temporary living quarters for recreation, 
education, or vacation purposes. Tents, trailers, cabins, lean-to’s, recreational vehicles or other 
similar structures used for temporarily housing workers shall not be considered a camping unit 
and are not allowed. 

 
Campsite: Any plot of ground within a campground intended for exclusive occupancy by a camping 

unit or units under the control of a camper for recreation, education, or vacation purposes. 
 
Cannabis Dispensary: A retail establishment licensed by New York State to sell cannabis products. 
 
 
Car Wash: Any commercial building or premises or portions thereof used for washing motor vehicles.  

This may include automatic or semiautomatic application of cleaner, brushes, rinse water and 
heat for drying.   

 
Cell Tower (Also known as Telecommunication Tower): Structure or locations selected, designed or 

intended to be used to support an antenna. It includes without limit freestanding towers, guyed 
towers, monopoles and structures of similar height including but not limited to structures such as 
buildings, church steeples, silos, water towers, utility towers and poles, signs or other similar 
structures. It is a structure intended for transmitting and/or receiving radio, television, cellular, 
paging, personal communications services or microwave communications, but excluding those 
used exclusively for fire, police and other dispatch communications, or exclusively for private 
radio and television reception and private citizens band, amateur radio and other similar 
communications that do not exceed height limitations addressed elsewhere in town regulations. 
See also Local Law #1 of 2011. 

 
Cellar: Any space in a building the structural ceiling level of which is less than four feet above average 

finished grade where such grade meets the exterior walls of the building. A cellar shall not be 
counted in determining the permissible number of stories. 

 
Certificate of Occupancy or Use: A document issued by the Building Inspector, Code Enforcement 

Officer, and/or Zoning Enforcement Officer allowing the occupancy or use of a building and 
certifying that the structure or use has been constructed and will be used in compliance with all 
the applicable municipal codes and ordinances.  

 



Zoning as Amended 8 18 22 

264 

 

Change of Use: The change of use or occupancy of land, or buildings, structures, or other 
improvements on land, from either residential, commercial or industrial to one of the other uses, 
or change in the nature, substance or intensity of the same use including, but not limited to, 
changes in use which require the issuance of a Certification of Occupancy pursuant to the New 
York State Building and Fire Code.  Any use that substantially differs from the previous use of a 
building or land.  Chapter 3 (Use and Occupancy Classification) of the Building Code of New York 
State shall be used to define uses that are not specifically defined in this local law.  Change of 
occupancy or change of ownership shall not be construed as a change of use.  

 
Class A Biosolid:  Sewage sludge that has been dewatered and heated, and which meets all applicable 

federal and state guidelines for land application with no restrictions and that can be legally used 
as fertilizer or sold as compost or fertilizer.  The term biosolid shall not be interpreted to have the 
same meaning as the term “septage.”  

 
Clearcutting: A regeneration or harvest method that removes essentially all trees in a forest stand 

over five acres in size as part of a forestry operation intended to result in re-growth of vegetation 
that is composed of a single age class.  Clearcutting does not include the removal of trees, shrubs, 
and undergrowth for agricultural purposes or for preparation of a parcel for development. 

 
Clinic: An establishment where patients are admitted for examination and treatment on an outpatient 

basis by physicians, dentists, other medical personnel, psychologists, or social workers and where 
such examination and treatment generally require a stay of less than 24 hours. 

 
Club, Membership: An organization catering exclusively to members and their guests, or premises 

and building for recreational or athletic purposes, which are not conducted primarily for gain. 
Clustered subdivision: A flexible subdivision technique where all the residences to be built on a parcel 

are located together on smaller lots in order to preserve open space or environmental features on 
the parcel. 

 
Code Enforcement Officer: shall mean the officer appointed to enforce the New York State and local 

building and fire codes.  The Code Enforcement Officer may also be the Zoning Enforcement 
Officer.   

 
Commercial Design Standards: A set of guidelines to be followed in site and/or building design and 

development of commercial uses to help maintain the character of a community and prevent new 
commercial development from dramatically changing the physical and visual footprint of the 
community.    

 
Commercial Flea Market:  An occasional or periodic market held in an open area or existing structure, 

but not in a permanent structure constructed for the purposes of serving as flea market where 
groups of individual sellers offer goods for sale to the public.  This use is limited to a maximum of 
three operating days weekly. 

 
Commercial Use: Any activity involving the sale of goods or provision of services carried out for profit; 

and other economic activities including mining, construction, manufacturing, transportation, 
communication, electric, gas, and sanitary services; industrial or large-scale wind turbine, 
wholesale trade; and any activity involving an office for conducting the affairs of a business, 
profession, service, industry or government.   
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Commercial Vehicle: A vehicle of more than one ton capacity used for the transportation of persons 
or goods primarily for gain or a vehicle of any capacity carrying a permanent-affixed sign 
exceeding one square foot in area or lettering of a commercial nature. 

 
Community Benefit: A natural or created feature that enhances the aesthetic quality, visual appeal, 

recreational value, level of environmental protection of a particular property, place or area, or 
provides a desired type of development such as senior citizen housing, or cultural or historic 
facilities. 

 
Comprehensive Nutrient Management Plan: A plan for the mitigation of pollution sources from a 

concentrated animal feeding operation farm through the implementation of farm-specific best 
management practices. 

 
Comprehensive Plan: A document that details an underlying purpose to control land uses for the 

benefit of the whole community based upon consideration of the community’s problems and 
applying a general policy to obtain a uniform result and adopted pursuant to NYS Town Law 272-
a.   

 
Community Sign: A sign owned and maintained by the Town Board or by a group of businesses as 

approved by the Town Board that contains several directional signs for the purpose of directing 
persons to business and community establishments within the community. 

 
Complete Application: An application for development that includes all required documents and 

submittals pursuant to this law, and where a negative declaration has been made or a draft 
environmental impact statement has been accepted by the reviewing agency. 

 
Compatible:  A use of land or building(s) that, in terms of development intensity, building coverage, 

design, dimensions, occupancy, traffic generation, parking requirements, access and circulation, 
site improvements, and public facilities and service demands, is consistent with and similar to 
neighboring uses and does not adversely affect the quality of life of persons in surrounding or 
nearby buildings or lands. 

 
Compost Facility: A commercial establishment designed to manage and control the process of 

degrading organic matter by microorganisms. A composting facility can accept no more than 
1,000 cubic yards of source-separated organic waste per year, animal manure and associated 
animal bedding material, not more than 3000 cubic yards of yard and brush waste and food waste. 
Organic materials suitable for a composting facility shall not include construction and demolition 
debris, organic materials containing heavy metals, or sewage sludge. 

 
Concrete Products Manufacture: The making of products from a construction material consisting of 

conglomerate gravel, pebbles, broken stone, sand, or slag in a mortar or cement matrix—not 
cement alone. 

 
Condominium:  Multiple housing units that are individually owned, but that share land and 

infrastructure.  They can be in the form of a multi-family house, multi-unit apartment building or 
town houses. Ownership is shared along with attendant responsibilities for the provision, 
maintenance and/or repair of common internal facilities, utilities, services, exterior building 
surfaces, land, landscaping and other outdoor facilities.   
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Conservation Easement: A grant of a property right stipulating that the described land will remain in 
its natural or agricultural state and precluding future or additional development.   

 
Conservation Subdivision: A residential subdivision where the dwelling units that would result on a 

given parcel under a conventional subdivision plan are allowed to be placed on the parcel in a 
flexible manner, where lot sizes, road frontages, and other bulk dimensions are allowed to be 
relaxed and where a majority of the remaining land is left in its natural open space condition in 
perpetuity. Conservation development results in a flexibility of design and development to 
promote the most appropriate use of land, to facilitate the adequate and economical provisions of 
streets and utilities, and to preserve the natural and scenic qualities of open lands. 

 
Consistent in Size and Scale:  Conveys the Town’s intent that new development be similar to existing 

development in terms of size, height, bulk, intensity and aesthetics to its surroundings.  New and 
modified structures should match the context established by neighboring buildings.   

 
Contamination: The degradation of the natural quality of water, air, soil, and other natural resources 

by human or other activities and events to the extent that their usefulness is impaired. 
 
Contractor's Yard: Any space whether inside or outside a building used for the storage or keeping of  

non-agricultural equipment, machinery, or vehicles, or part thereof, which are in active use by a 
construction contractor, landscaper, lawn mowing, tree service, logger and other similar 
activities.  

 
Convenience Store: A one-story retail store containing less than 4,000 square feet of gross floor area 

that is designed and stocked primarily to sell food, beverages and household supplies to customers 
who purchase only a relatively few items, and a limited amount of freshly prepared foods such as 
sandwiches and salads for off-premises consumption. Such establishments may include the retail 
sale of gasoline, oil and other automotive fluids, although no repairs or servicing of vehicles is 
permitted.   

 
Conversion: A change in use or occupancy of a dwelling by alteration or by other reorganization as to 

increase the number of families or dwelling units in a structure. 
 
Cool Ravine: A rare type of ravine with very steep, high, rocky walls narrowly flanking a rocky stream. 

The rocky ravine walls are typically vegetated with eastern hemlock. The very cool, dark, moist 
environment of the cool ravine habitat often supports plant and animal communities typical of 
more northern latitudes or higher elevations; for example, plants such as Canada yew or mountain 
spleenwort. These cool areas of the landscape may play an important role as temporary refuges 
for species that are shifting their ranges northward in response to climate warming. Two “cool 
ravines” are known in Ancram—on Winchell Mountain and on the west-facing slope of the 
Taconics—and others may be discovered as habitat mapping continues. (Ancram Natural 
Resources Conservation Plan, pgs. 42-43). 

 
Country Inn: A building or group of buildings for no more than 25 sleeping units, whether detached 

or in connected units, used as individual sleeping units designed primarily for transient 
automobile travelers and providing for accessory off-street parking facilities. The term includes 
other such uses termed as motel, tourist courts, motor lodges, auto courts and similar 
appellations, but does not include boardinghouses. 
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Coverage: That lot area or percentage of lot area covered by buildings or structures, including 
accessory buildings, structures, and surface areas covered by impervious surfaces such as parking 
lots and driveways. 

 
Crest, Ledge and Talus:  Habitats of exposed bedrock areas that in Ancram are most extensive in the 

Taconics and the Fox Hill ridge, but also occur at scattered other locations. The plants and animals 
of rocky habitats differ according to the rock and soil chemistry, the degree of exposure, and land 
use history, but these places are often hotspots for biodiversity. In some cases, they might serve 
as refugia for plants and animals because of their relative inaccessibility to browsing or grazing 
animals, to predators, and to humans. Ledges with an open canopy tend to have a warmer 
microclimate than the surrounding forested habitat, and can have significant habitat value for 
timber rattlesnake, eastern racer, eastern rat snake, and other snakes of conservation concern. 
Deep rock fissures can provide overwintering sites for these species and the exposed ledges 
provide basking and breeding habitat. The snakes also travel long distances from these ledgy areas 
to forage in forests and meadows. Rare butterflies may use these areas if their larval host plants 
are present. Birds such as whip-poor-will or blackburnian warbler may nest at these sites, and 
ledges provide important denning habitat for porcupine and bobcat. Exposed ledges at high 
elevations are often scenic viewpoints and are valued as lookouts, and as picnic and resting sites 
along hiking trails. (Ancram Natural Resources Conservation Plan, pgs. 42-43). 

 
Critical Environmental Area: A specific geographic area designated by the Town of Ancram pursuant 

to 6 NYCRR Part 617, having exceptional or unique characteristics that make the area 
environmentally important.  

 
Cul-de-sac:  A road with a single common ingress and egress and a designated turn-around area for 

vehicles at the end.   
 
Curb-cut:  A defined opening to provide vehicular access from a public highway to a lot or property. 
 
Customary: Used as “commonly associated with”. 
 
Cut and Fill: A portion of land surface or area from which earth has been removed or will be removed 

by excavation and then the earth is moved and deposited to fill in another location. 
  
Dark Skies: The term given to the night sky that remains un-impacted by outdoor light pollution. 
 
Day care: Any program or facility licensed by the State of New York Office of Children and Family 

Services and which has a program caring for children of any age for more than three hours per 
day per child in which child day care is provided in a private residence for three to six children as 
per New York State Social Services Law § 390. See also Adult Day Care. 

 
Day Spa: An establishment that provides multiple personal services that includes, but is not limited 

to beauty parlor, manicure, tanning, massage, and sauna and where clients use these services for 
one day with no overnight stays.  

 
Days –a period of twenty-four (24) hours as a unit of time. When referred to in this zoning law as 

‘business days,’ such term means the days of Monday through Friday in which there is United 
States postal service.  When referred to in this zoning law as ‘days’ without reference to ‘business,’ 
it shall mean consecutive calendar days and shall include Saturday, Sunday, and Federal holidays.  
When the Zoning Law requires submission of application or other documents a specified number 
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of days prior to a Planning Board or Zoning Board of Appeals meeting, hearing, or like event, that 
date shall not count among the submission days.  For example, if a document is to be submitted 
ten days prior to a meeting, the meeting day is the eleventh day. 

 
DEC Ancram Habitat Summary:  An analysis of important wildlife habitats in the Town of Ancram 

prepared by the New York State Department of Environmental Conservation. 
 
Decibel (dB): A unit for measuring the volume of a sound, as determined by a sound testing 

instrument.  
 
Density: The number of residential structures allowed per acre.  It is not the same as minimum lot 

size. Also the number of families, individuals, dwelling units, households, or housing structures 
per unit of land. 

Density Bonus:  An applicant can receive an increase in the allowable density that a parcel can have 
if they supply something desired by the town, such as preserving open space, a scenic view, or 
other public amenities. 

 
Density Schedule: Standards in the Town of Ancram Zoning Law that establish the maximum level of 

development allowed per acre in each zoning district. 
 
Development Rights: The right of a landowner to develop property based on a community’s zoning. 
 
Development: The division of a parcel of land into two or more parcels; the construction, 

reconstruction, conversion, structural alteration, relocation, or enlargement of any structure; any 
mining, excavation, landfill, or land disturbance; or any use or extension of the use of land.  

 
Disposal: The abandonment, discharge, deposit, injection, dumping, spilling, leaking, or placing by 

any other means of any non-agricultural solid waste, petroleum, radioactive material, hazardous 
substance, hazardous waste, or aqueous carried waste into or onto land or a surface water body.   

 
Drainage: A system of swales, ditches, and culverts, catch-basins, and piping to convey storm-water 

runoff to retention areas and stabilized discharge points. 
 
Drive in Use: An establishment which, by design, physical facilities, and services or by packaging 

procedures, encourages and permits customers to receive services and obtain goods while 
remaining in their motor vehicles. 

 
Driveway: A private entrance drive privately owned and maintained, and not meant for use by the 

general public, which commonly leads to a single principal use. 
 
Dump: A lot or land used primarily for the disposal by abandonment, burial, burning or any other 

means and for whatever purpose, of garbage, sewage, trash, refuse, junk, discarded machinery, 
vehicles or parts thereof, or waste material of any kind. 

 
Dwelling group: A group of two or more dwellings occupying a lot in single ownership. 
 
Dwelling unit: A building or portion thereof providing complete house-keeping facilities for one 

family. 
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Dwelling, Multiple Family:  A building or group of buildings located on one lot, each containing three 
(3) but no more than four (4) dwelling units and designed or used for occupancy by families living 
independently of each other. A multiple family dwelling includes townhouses.  Multiple-family 
dwellings shall be considered a commercial use and subject to site plan review.  A multiple family 
dwelling unit is distinguished from an accessory apartment because the structure is designed and 
used with up to four principal dwelling units whereas an accessory apartment is clearly 
subordinate to the principal use of the single family dwelling. 

 
Dwelling, one-family: A building containing one dwelling unit only.  
 
Dwelling, Single: Family Detached: A residential dwelling unit designed for occupancy by one family 

and having no party wall in common with another building or unit. 
Dwelling, Townhouse: A building divided vertically and consisting of three or four attached dwelling 

units, each of which has a separate entrance from an outside yard area. Townhouses are regulated 
as a multi-family dwelling. 

 
Dwelling, Two-Family:  A building on a single lot designed exclusively for two dwelling units, each of 

which is totally separated from the other by a wall, ceiling, or floor, except for a common stairwell 
and occupied exclusively as a home or residence for only two (2) families.  Two-family dwelling 
units shall not be considered townhouses or multi-family dwellings. 

 
Dwelling: A building designed or used principally as the living quarters for one or more families. The 

term 'dwelling', 'one-family dwelling', 'two-family dwelling', 'multi-family dwelling', 'multiple-
dwelling', or 'dwelling group' shall not be deemed to include motel, hotel, rooming house or other 
accommodations used for more or less transient occupancy. (See RESIDENCE) 

 
Easement: The right to use the land of another, obtained through the purchase or other acquisition 

of use rights from a landowner, for a special purpose consistent with the property’s current use. 
 
ECHO (Elder Cottage Housing Opportunity): A temporary, small (apartment-sized), detached home 

for use by an older person which is temporarily sited on private property that contains the primary 
residence of a younger family member. An Elder Cottage utilizes the water, electric, and sewer 
systems of the primary home. It provides security for the older person, privacy for both the older 
person and the younger family, and facilitates the care giving efforts of the younger family. An 
Elder Cottage shall not be a single-wide manufactured home or a permanent structure. 

 
Educational/Training Facility: A building or part thereof which is designed, constructed, or used for 

education, training, or instruction in any branch of knowledge or skill and includes, but is not 
limited to elementary, parochial, private, secondary or vocational schools. 

 
Egress: Access from a property leading onto a public highway or private road. 
 
Electric Vehicle (EV) Charging Station - A public or private parking space that is served by electric 

vehicle supply equipment that has as its primary purpose the transfer of electric energy to a 
battery in an electric vehicle.  
 
EV Charging Station--Private Use: An electric vehicle supply equipment that is privately owned 

and has restricted access (e.g., dwellings, designated employee parking) or publicly owned and 
restricted (e.g., fleet parking with no access to the general public).  
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EV Charging Station--Public Use: An electric vehicle supply equipment that is publicly owned and 
publicly available (e.g., on-street parking or Town-owned parking facilities for the public), or 
privately owned and publicly available (e.g., gasoline station, malls and commercial uses, 
multi-family parking lots). 

 
Enclosed Storage Yard: The keeping, in a completely fenced in or area, or enclosed with a roof and 

four complete sides, of any goods, junk, material, merchandise, or vehicles in the same place for 
more than 24 hours. 

 
Environmental Assessment Form (EAF): A form used to determine whether a project will have 

significant environmental impacts. Depending on the site’s environmental features and the 
project’s magnitude, either a short or full SEQRA Environmental Assessment Form will be 
completed. 

 
Environmental Constraint: An area with one or more of the following environmental characteristics: 

1) steep slopes > 15%; 2) flood plain; 3)exposed bedrock or areas of land incapable of meeting 
percolation requirements; 4) aquifer recharge or discharge areas; 5) habitats of endangered 
species; and 6) wetlands. 

 
Environmental Impact Statement (EIS):  A document prepared pursuant to SEQRA, subsequent to a 

determination of potential adverse impacts that examines the existing and developed 
environment, and identifies and presents impacts, mitigation measures and alternatives. 

 
Equipment Shed: An accessory structure or building used primarily for storage purposes.   
 
Equipment Storage: Any location or structure used for the storage of equipment (machinery and 

related hardware, etc.) 
 
Erosion Control:  Use of natural areas, re-seeding, re-vegetation, placement of mulch or artificial 

matting or rip rap or other methods to prevent soil erosion. 
 
Erosion: The wearing a way of surface soils by action of wind or water. 
 
Face Area: The area or display surface used for the message on a sign. See also Sign Area 
 
Family: A family consists of (a) one person, or two or more persons related by blood, marriage or 

adoption, or (b) not more than five persons not necessarily related by blood, marriage or adoption, 
and in addition any domestic servants who live together in a single dwelling unit and maintain a 
common household. 

 
Farm Brewery, Winery, Cidery, or Distillery: Any farm operation as defined in this Zoning Law and 

by AML 301-a (11) that grows apples, peaches, grapes, cherries, berries and other crops and that 
has on-farm production, preparation and marketing of such crops, grains, grapes and other fruits 
related to the processing, distillation, brewing and fermentation to produce beer, wine, hard or 
sweet cider or liquor.  On-farm buildings and equipment needed to produce, store, distill, brew 
and/or ferment crops, grains, grapes, or other fruits as part of the farm operation shall also be 
considered part of a farm brewery, winery, cidery or distillery to the extent that the distilled or 
brewed product, cider and/or wine that is prepared is composed predominantly of crops, grain, 
hops, grapes or other fruits produced on the farm. On an annual basis, New York State 
Department of Agriculture and Markets considers such activities to be part of a farm operation 
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when distilled or brewed products, cider and wine is composed of 51% or more on-farm produced 
crops, grains, hops, grapes or other fruits. The on-farm marketing of distilled and brewed 
products, cider and wine, when the products are composed predominantly of on-farm produced 
crops shall also be considered part of the farm operation.   

 
Farm Equipment – Includes, but is not limited to tractors, milking equipment and storage and cooling 

facilities, feed handling equipment, irrigation equipment, harvesters, choppers, grain drills and 
planters, tillage tools, scales, combines, spreaders, sprayers, haying equipment, including balers 
and cubers, and any other machinery or equipment used primarily for agricultural purposes. 

 
Farm Equipment Sales/Service – An establishment primarily engaged in the selling, renting, leasing 

and service of farm equipment. 
 
Farm Market: A location, or structure larger than 400 square feet, where one or more farmers or 

vendors can sell agricultural produce to the public on a permanent basis, whether seasonal or 
year-round.  

 
Farm Operation: the land and on-farm buildings, equipment, manure processing and handling 

facilities, and practices which contribute to the production, preparation and marketing of crops, 
livestock and livestock products as a commercial enterprise, including a “commercial horse 
boarding operation” as defined in subdivision thirteen of this Article 25-AA of the Agricultural 
Districts Law and “timber processing” as defined in subdivision fourteen of Article 25-AA. Such 
farm operation may consist of one or more parcels of owned or rented land, which parcels may be 
contiguous or noncontiguous to each other.  

 
Farm Stand: A temporary use of a structure including small buildings, carts, wagons or stands for the 

display and sale of farm products, and not more than 400 square feet in size. 
 
Farm Worker Housing: an accessory apartment or other dwelling used to house farm workers on a 

parcel of land used as an agricultural operation.  
 
Farm:  The land and on-farm buildings, equipment, manure processing and handling facilities, and 

practices which contribute to the production, preparation, and marketing of crops, livestock, and 
livestock products as a commercial, for profit enterprise, including a commercial horse boarding 
operation as defined in this local law. Such farm operation may consist of one or more parcels of 
owned or rented land, which parcels may be contiguous or noncontiguous to each other.   

 
Fascia: The front facing surface of trim on a building above the soffit but below the roofline. 
 
Fen: Open, herb and low-shrub dominated wetland fed by calcareous groundwater seepage. This 

habitat has a distinctive plant and animal community that includes state-listed rare species such 
as bog turtle, and marsh valerian. (Ancram Natural Resources Conservation Plan, pgs. 44 and 99). 

 
Finished Grade: The elevation at which the finished surface of the surrounding lot intersects the walls 

or supports of a building or other structure. If the line of intersection is not reasonably horizontal, 
the finished grade—in computing height of building and other structures or for other purposes—
shall be the average elevation of all finished grade elevations around the periphery of the building. 

 
Fire Lane: Access for emergency fire-fighting vehicles. 
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Firing Range: An indoor facility designed specifically for the purpose of firing rifles, pistols, and other 
firearms. 

 
Fixed Term Conservation Easement: a temporary grant of a property right stipulating that the 

described land will remain in its natural or agricultural state and precluding future or additional 
development for a period of at least 25 years. 

 
Flag Lot: A building lot not meeting the required road frontage and characterized by a narrow strip 

of property by which access is gained.  The lot is shaped like a pole with a fully extended flag at 
the upper portion thereof, the bottom of the pole being at the street line, the pole portion of the 
lot being for use as access to the flag portion of the lot where the principal structure is or will be 
constructed. 

 
Floating Zone: An unmapped zoning district where all the zone requirements are contained in the 

zoning law and the zone is fixed on the map only when an application for development that meets 
the zone requirements is approved by the Town Board. 

 
Flood Area Overzone: Areas that are subject to periodic inundation as described by the Flood 

Insurance Rate Map of the Town of Ancram prepared by the Federal Emergency Management 
Agency.  These areas are not necessarily the same as wetlands, which come under the rules and 
regulations of the NYS DEC and the US Army Corps of Engineers. 

 
Flood Hazard, Area of: Land within a community subject to a one percent (1%) or greater chance of 

flooding in any given year as shown on the Flood Insurance Rate Maps developed by the Federal 
Emergency Management Agency. Also commonly referred to as base floodplain or 100 year 
floodplain. 

 
Flood, 100-Year:  The highest level of flood that, on the average, is likely to occur once every 100 

years (i.e., that has a 1% chance of occurring each year).  
 
Floodplain or Flood Prone Area:  A land area adjoining a river, stream, watercourse, or lake, which is 

likely to be flooded.  
 
Floodway:  The channel of a river or other watercourse and the adjacent land areas that must be 

reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation more than a designated height as determined by the Federal Emergency Management 
Agency. 

 
Floor Area: The aggregate sum of the gross horizontal areas of the several floors of the building or 

buildings, measured from the exterior walls or from the centerlines of walls separating two build-
ings. In particular, the ‘floor area of a building or buildings shall include: 

 
a. Basement space 
b. Elevator shafts and stairwells at each floor 
c. Floor space for mechanical equipment, with structural headroom of 7 feet and 6 inches 

or more 
d. Penthouse 
e. Attic space (whether or not a floor has actually been laid) providing structural 

headroom of 7 feet and 6 inches or more 
f. Interior balconies and mezzanines 
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g. Enclosed porches 
h. Accessory uses, not including space for accessory off-street parking 

 
However, the ‘floor area’ of a building shall not include: 

 
a. Cellar space, except that cellar space used for retailing shall be included for the 

purposes of calculating requirements for accessory off-street parking spaces and acces-
sory off-street loading berths 

b. Elevator and stair bulkheads, accessory water tanks and cooling towers 
c. Floor space used for mechanical equipment, with structural headroom of less than 

seven feet and six inches 
d. Attic space, whether or not a floor has actually been laid, providing structural 

headroom of less than seven feet and six inches 
i. Uncovered steps; exterior fire escapes 
j. Terraces, breezeways, open porches, and outside balconies and open spaces 
k. Accessory off-street parking spaces 
l. Accessory off-street loading berths 

 
Food Processing Waste: Waste resulting solely from the processing of fruits, vegetables, grains, dairy 

products, and related food products. It does not include waste from the processing of animal 
carcasses or parts. Food processing waste includes, but is not limited to: 

a.  vegetative residues that are recognizable as part of a plant, fruit or vegetable. Grape or 
apple pomace are considered recognizable; 

b.  any solid, semisolid or liquid food sludge or residue that is unrecognizable but 
identifiable by analysis or can be certified as solely a byproduct of plant, fruit, vegetable 
or dairy processing. Egg shells are considered unrecognizable. 

 
Footprint: The amount of space, measured in square feet, taken up on the ground by a structure.  A 

building footprint measurement does not include the square footage of multiple floors of a 
structure. 

 
Forestry/Silviculture: The harvesting of timber for commercial gain in quantities greater than 30,000  

board feet of timber as measured by the international ¼ log rule in any one year. Commercial 
timber harvesting does not include the cutting of wood by the owner of the property for the 
following uses, which are permitted by right:  

A.  Personal use;  
B.  The routine maintenance of roads, and rights-of-way;  
C.  The clearing of a home site for which a building permit has been obtained;  
D.  Christmas tree culture;   
E.   Clearing of approved subdivision roads; 
F.  Tree clearing for farm purposes within NYS Agricultural Districts established pursuant to 

New York State Agriculture and Markets Law. 
 
Formula-Based Business: A commercial use that uses a building design that is trademarked or 

identified with a particular franchise, chain or corporation and is generic or standard in nature. 
 
Foundry/Blacksmith Shop: The art and process of casting metal for artisan, not industrial purposes.  

A blacksmith shop is an establishment where iron is forged and shaped with an anvil and hammer 
for artisan, not industrial purposes. 
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Frontage: That part of a property bounded by either a public or private road. 
 
Front-Loaded Road:  A street designed so that all homes are located on only one side to afford each 

residence maximum viewing of open space lands or other features.  This contrasts to a double-
loaded street where houses are placed on both sides. 

 
Foundation:  The lower portion of building structure that transfers its gravity loads to the earth and 

is constructed pursuant to the New York State Fire Prevention and Building Code. 
Garage: A building or structure, or part of a building or structure, used primarily for the parking and 

storage of vehicles. 
 
Garbage, Rubbish or Trash Removal: A service that picks up and transfers animal and vegetable 

waste, unwanted or discarded material and solid wastes from residences and businesses for 
delivery to a solid waste disposal facility.   

 
Gas Compression Station: An industrial facility used to raise the pressure of natural gas during its 

extraction, transport, and storage. 
 
Gasoline Filling Station: An area of land including structures thereon, or any building or part thereof, 

that is used primarily for the sale and direct delivery to the motor vehicle of gasoline or any other 
motor vehicle fuel or oil and other lubricating sub-stances, including any sale of motor vehicle 
accessories, and which may or may not include facilities for lubricating, washing, but which does 
not include auto body work, welding, or painting, unless authorized. 

 
Glare: The effect produced by brightness sufficient to cause annoyance, discomfort, or loss in visual 

clarity and visibility.   
 
Golf Course, Driving Range, Mini-Golf: Premises having: 

a. not fewer than nine holes improved with tees, greens, fairways, and hazards for playing 
the game of golf; 

b. lanes within which golf balls can be hit (driving ranges); and  
c. Recreational facilities containing small putting greens (miniature golf).  

 
Accessory structures and buildings may be associated with these uses including a 
clubhouse, locker room, food stand, restaurant, banquet or conference rooms, except that 
overnight accommodations are not permitted.  

 
Grading: The leveling of land for site development purposes including construction of roads, building 

construction, drainage areas and parking. 
 
Gravel Mine: The excavation or extraction of earth, sand, gravel, stone, clay, loam, humus, top soil or 

other earth material from a lot and removal thereof from that lot without drilling or blasting; or 
any temporary storage of such materials by stock piling, if permitted; or any of the related land 
use activities engaged in during the above activities such as construction of buildings, barriers and 
other structures, clearing of property, removal or placement of trees, vegetation and earth 
material.  

 
Gravel Mine, Small Exempted: A small mine that does not require a gravel mining special use 

permit and that removes seven hundred and fifty (750) cubic yards or less of earth material 
or 1,000 tons or less in twelve (12) consecutive months by landowners for their own use on 
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their own land; operations in connection with construction of improvements, changing of 
contours, and grading of lots in an approved subdivision, or on a parcel associated with an 
approved Site Plan provided that no more than seven hundred and fifty (750) cubic yards or 
1,000 tons or less  of earth materials are removed from the lot; or for construction of a pond 
where no more than eight thousand (8,000) cubic yards of material are removed from the 
site. 

 
Gravel Mine, Large: Any excavation from which  more than 1,000 tons or more than 750 cubic 

yards of ore, sand, gravel, clay, stone, loam, humus or topsoil within a period of twelve (12) 
successive calendar months are produced for sale or exchange or for commercial, industrial 
or municipal use or for use other than on the property from which the material is extracted. 
(Soil mining shall also include any activity requiring a permit from DEC pursuant to Article 
23 of the Environmental Conservation Law.)     

 
Gravel Mine, Small: Any excavation from which 1,000 tons or less or 750 cubic yards or less, 

whichever is less, of ore, sand, gravel, clay, stone, loam, humus or topsoil within a period of 
twelve (12) successive calendar months are produced for sale or exchange or for commercial, 
industrial or municipal use or for use other than on the property from which the material is 
extracted. (Soil mining shall also include any activity requiring a permit from DEC pursuant 
to Article 23 of the Environmental Conservation Law.)    

 
Greenhouse, nursery, or garden shop: a structure where plants are cultivated and sold for retail or 

wholesale purposes. 
 
Grid pattern of streets: Where streets are in square or modified square blocks, interconnected with 

one another, and where there are no dead ends or cul-de-sacs. 
Groundwater: Water below the land surface in a saturated zone of soil or rock. This includes perched 

water separated from the main body of groundwater by an unsaturated zone. 
 
Group Day Care: Any program or facility licensed by the State of New York Office of Children and 

Family Services; a program caring for children for more than three (3) hours per day per child in 
which child day care is provided in a private residence for seven (7) to ten (10) children of all ages, 
including not more than four (4) children under two (2) years of age or up to twelve (12) children 
where all of such children are over two (2) years of age. Refer to New York State Social Services 
Law § 390. See also Adult Day Care. 

 
Group homes:  A dwelling unit or part thereof in which, for compensation, lodging and meals are 

provided; personal and financial services may be offered as well.  
 
Habitat: The place occupied by an organism, population, or community. It is the physical part of the 

environment in which an organism finds its home, and includes the sum total of all the 
environmental conditions present in the specific place occupied by an organism.  

 
Habitable Structure:  Any building, whether a principal structure or accessory structure on a parcel, 

that is used for living purposes, which includes sleeping, eating, cooking, recreation, assembly; or 
use as a regular work site; or a combination thereof; and which contains one or more of the 
following to support those human living or working purposes: operational electricity, heat, 
sanitation, running water and protection from the elements.   
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Hamlet:  A populated area within a town that is not part of an incorporated village.  Characterized by 
densely situated homes and small businesses surrounded by area farms and open space.  

 
Hazardous Substance: Any substance listed as a hazardous substance in 6 NYCRR Part 597, 

Hazardous Substance List, or a mixture thereof. In general, a hazardous substance means any 
substance which: (1) because of its quantity, concentration, or physical, chemical, or infectious 
characteristics poses a significant hazard to human health or safety if improperly treated, stored, 
transported, disposed of, or otherwise managed; (2) poses a present or potential hazard to the 
environment when improperly treated, stored, transported, disposed of, or otherwise managed; 
(3) because of its toxicity or concentration within biological chains, presents a demonstrated 
threat to biological life cycles when released into the environment. 

 
Hazardous Waste: A waste, or combination of wastes, which are identified or listed as hazardous 

pursuant to 6 NYCRR Part 371, Identification and Listing of Hazardous Wastes. Hazardous wastes 
include but are not limited to petroleum products, organic chemical solvents, heavy metal sludges, 
acids with a pH less than or equal to 2.0, alkalies with a pH greater than or equal to 12.5, 
radioactive substances, pathological or infectious wastes, or any material exhibiting the 
characteristics of ignitability, corrosivity, reactivity, or fails the Toxicity Characteristic Leaching 
Procedure (TCLP).  

 
Helipad: A landing and takeoff area for helicopters, which are a type of aircraft that derives both lift 

and propulsion from one or more sets of horizontally revolving overhead rotors.  This definition 
shall also include a landing and takeoff area for autogiros, a form of aircraft with freely rotating 
horizontal vanes and a propeller, which differs from a helicopter in that the vanes are not powered 
but rotate in the slipstream with propulsion provided by a conventional mounted engine. 

 
Heritage Tree: An individual specimen notable because of its age, beauty, species, color, rarity, genetic 

constitution, location, historic significance, or some combination thereof, and specifically 
designated by the Ancram Town Board for protection because of historical significance, special 
character or community benefit.  The Town Board may seek professional advice when designating 
such a tree.  Upon designation, with the tree owner’s concurrence, the Town shall be responsible 
for reasonable maintenance of said tree during its natural lifespan and may seek professional 
advice when determining a need for such maintenance. 

  
High Tension Line: Any electric line operating at voltage in excess of 69 KV. 
 
Historic Character or Traditional Character:  Describes the qualities and attributes of Ancram’s 

physical and visual landscape that embody the events, traditions and personalities of its past.  
Historic character describes the unique architectural variety, style and scale of our Community, 
including color, proportion, form, and architectural detail. However, the physical layout of the 
Community, its landscape patterns, the pre-automobile network of roads, and other elements also 
contribute to historic character.  Among these elements are active agricultural operations with 
low density residential development interspersed with denser population centers such as the 
hamlets, roads and windbreaks lined with old mature trees, stone walls, deep rural setbacks, and 
small/irregular field or pasture dimensions. Ancram’s historic character is strengthened by the 
presence of historic churches, houses, barns and out-buildings from the periods of its settlement 
by farmers in the 1700’s and early 1800s. Historic character is also boosted by the presence of 
sites related to NY State and Federal Historic Register listed properties.  
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Home Occupation, Major Impact: A business activity resulting in a product or service for financial 
gain, conducted wholly or partly within a dwelling unit or accessory structure as a non-residential 
use that is secondary and subordinate to the use of the dwelling for living purposes and which 
does not change the residential character of the dwelling unit or vicinity.  The enterprise is 
conducted by an owner/operator who must reside on the premises and does not employ more 
than four persons, in addition to the owner/operator and any other family participants in the 
home occupation who reside on the premises.  A sign is likely to be present.  Other exterior 
evidence of this secondary use includes customers, clients, and other business associates entering 
the premises daily; storage of business products, waste, equipment, or vehicles is required 
regardless of the number of employees; and delivery truck visits or other traffic beyond that 
expected of a typical residence may occur.    

 
Home Occupation, Minor Impact: A business activity resulting in a product or service for financial 

gain, conducted wholly or partly within a dwelling unit or accessory structure as a non-residential 
use that is secondary and subordinate to the use of the dwelling for living purposes and which 
does not change the residential character of the dwelling unit or vicinity.  The enterprise is 
conducted by an owner/operator who must reside on the premises and does not employ more 
than two persons, in addition to the owner/operator and any other family participants in the home 
occupation who reside on the premises.  Exterior evidence of this secondary use, if present at all, 
is limited to a small sign or lawn plaque.  Few customers, clients, or other business associates 
enter the premises daily.  The business does not store business products, equipment or vehicles 
outside.  The enterprise normally produces only household quantities and types of waste and does 
not involve delivery truck visits or other traffic beyond that expected of a typical residence. 

  
Homeowner’s Association: An organization of homeowners residing within a particular development 

whose major purpose is to preserve, maintain, and provide community areas, facilities and 
services for the common enjoyment of the residents.  

 
Horse Boarding Operation: An agricultural activity that provides care, housing, health related 

services and training to animals kept on the premises or on other properties owned or leased by 
the farm operator. Riding and training activities that are directly related to and incidental to the 
boarding and raising of horses, including riding lessons for persons who own or have a long-term 
lease from the farm owner for the horse that is boarded at the farm and used for such activities, 
are part of the farm operation. Horse shows for horses either boarded at or owned by the farm 
operation, which are not open to the general public, are also part of the farm operation. A riding 
academy is not considered to be an agricultural activity under the New York State AML. A riding 
academy generally offers riding lessons to the public and to individuals that do not own or have a 
long-term lease for the horse that is boarded and used at the facility for such riding. 

 
Hospital: A building containing beds for four or more patients, and used for the diagnosis, treatment, 

or other care of ailments, and shall be deemed to be limited to places for the diagnosis, treatment, 
or other care of human ailments. 

 
Hotel/Motel: Commercial overnight sleeping accommodations, consisting of a building or group of 

buildings. Additional accessory services may be included such as restaurants, meeting rooms, 
entertainment and recreational facilities. Also, a building, or any part thereof, which contains 
living and sleeping accommodations for transient occupancy, has a common exterior entrance or 
entrances and which may contain one or more dining rooms. 
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Hudson River Valley Greenway: The Hudson River Valley Greenway Act establishes the Greenway 
Compact.  This compact creates a process for voluntary regional cooperation and decision making 
among the communities in the Hudson River valley.  As such, the Town has formally documented 
its support for the criteria contained in the Greenway Act within its adopted Comprehensive Plan.  
As a Greenway Community, Ancram has agreed to plan for consistency between the Greenway 
criteria and Town actions.   

 
Hunting Preserve: Wholly enclosed lands where the release and taking of game animals is allowed.  

All lands used for a hunting preserve must be one contiguous block with the boundaries posted 
with appropriate signs in accordance with State Environmental Conservation Law section §11-
2111 (Posting; service of notice), and shall be a minimum of 250 acres. 

 
Hydric Soil: A soil that formed under conditions of saturation, flooding, or ponding long enough 

during the growing season to develop anaerobic conditions in the upper soil layers. 
 
Hydrogeologically Sensitive Areas: The hydrogeologic sensitivity of a location is a relative measure of 

the ease and speed with which a contaminant could migrate into and within the upper-most 
water-bearing unit. High to very high hydrogeologic sensitivity ratings indicate that, in general, 
ground water is more susceptible to be impacted by surface activities. 

 
Impervious Surface: Any man-made material, such as pavement used in parking lots or driveways, or 

any building or other structure on a lot, that does not allow precipitation and melted snow to 
penetrate into the soil. 

 
Important Aesthetic Features:   Denotes elements of architecture and landscape that have been 

identified by the community as significant to the local quality of life and sense of place.  They may 
be specific elements such as structures, scenic roads, parks, waterways, crossroads, and stone 
walls; or they may be more diffuse resources such as open spaces, formal/informal historic 
districts, and scenic views.  These can include historic structures and landscapes, country roads, 
agricultural fields and operations, views of hills and mountains, streams and wetlands, and the 
hamlet areas. 

 
Industry, Heavy: Any use or activity, which generates significant volumes of smoke, odors, noise, or 

polluting wastes and is not compatible with other uses in the Town of Ancram.  Examples of 
“heavy industry” which are intended to be included in this definition are: chemical 
manufacturing; exploration for natural gas; extraction of natural gas; natural gas processing 
facilities (as defined elsewhere in this Law) and/or compressor stations; exploration for crude oil; 
extraction of crude oil; oil refineries; coal mining; coal processing; and steel manufacturing. It is 
expressly stated that the foregoing examples are not intended to be exhaustive and shall not be 
construed to limit the meaning, scope or application of this definition or to limit the application 
of this definition solely to the activities identified in the examples. 

 
Generic examples of uses not intended to be included in the definition of “heavy industry” are: 
milk processing plants; dairy farms; office and communications uses; garment factories; 
woodworking and cabinet shops; automobile repair shops; wineries and breweries; warehouses; 
equipment repair and maintenance facilities; parking lots and parking garages; light 
manufacturing or light industrial facilities (as defined elsewhere in this Law); agriculture; and 
surface gravel and sand mining. It is expressly stated that the foregoing examples are not intended 
to be exhaustive and shall not be construed to limit the meaning, scope or application of this 
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definition or to limit the application of this definition solely to those activities identified in the 
examples. 

 
Infill Development: The development of new houses or other uses on scattered vacant sites in a 

previously built-up area. 
 
Infiltration:  the process of percolating stormwater into the subsoil.  
 
Ingress: Access from a public highway or private road leading into a lot or property. 
 
Junk Car Yard:  See Junk Yard. 
 
Junk Yard: An area of land with or without buildings used for or occupied by the storage, keeping, or 

abandonment of junk, including scrap metals or other scrap, used or salvaged building materials, 
or the dismantling, demolition, or abandonment of automobiles or other vehicles or machinery 
or parts thereof. The deposit on a lot of two or more old or second hand motor vehicles• no longer 
intended or in condition for legal use on the public highways shall be deemed to make the lot a 
‘junk car yard’. All junk yards are prohibited in Ancram. 

 
Kennel, Commercial: Any place at which there are kept any number of dogs for the primary purpose 

of sale or for the boarding, care or breeding for which a fee is charged or paid. 
 
Kitchen Facility: Any structure or room that includes space dedicated to cooking including oven, 

stove, dishwasher, sink, cabinets, microwave oven, and refrigerator.  Hotel or motels that provide 
only microwave ovens or small refrigerators in rooms are not considered to have kitchen facilities 
in the rooms. 

 
Land Use Activity: The occupation, use and/ or maintenance of land or any building, structure or 

other improvement on land. 
 
Landowner: the legal or beneficial owner of land, including those holding the right to purchase or 

lease the land, or any other person holding proprietary rights in the land.  
 
Light Industry or Manufacturing: Use in which a product is manufactured but the manufacturing 

process and facility have minimal impact on the property where the manufacturing takes place 
and almost none on adjacent properties, with qualities including: 

*No creation of noise, vibration, light, odor, dust, smoke, or other air pollution noticeable at 
or beyond the property line; 

*No change to the character of the surrounding neighborhood; 
*Adequate screening of outside storage of goods, materials, or equipment; 
*Signs limited in size; 
*No chemical, metal, or hazardous waste, or potential contamination of surface or 

groundwater; 
*Adherence to all applicable commercial design and other standards cited in this zoning law. 

 
Lodging: See Hotel, motel and country inn. 
 
Lot: A defined portion or parcel of land considered as a unit, devoted to a specific use or occupied by 

a building or a group of buildings that are united by a common interest, use or ownership, and 
the customary accessories and open spaces belonging to the same. 
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Lot, Corner: A lot which has an interior angle of less than 135° at the intersection of two street lines. 

A lot abutting upon a curved street shall be considered a corner lot if the tangents to the curve at 
the points of intersection of the side lot lines intersect at an interior angle of less than 135°. 

 
Lot Coverage: The percentage of the lot area covered by the combined area of all buildings, structures, 

parking areas, or other impervious surfaces on the lot. 
 
Lot Depth: The average distance of a lot measured from the front lot line to the rear lot line. 
 
Lot Frontage: A lot line which is coincident with a street line.  
 
Lot Lines: The lines bounding a lot as defined herein. 
 
Lot Line Adjustment: A process regulated by the Town of Ancram Subdivision Law and approved by 

the Planning Board whereby the line of record dividing one lot from another lot is moved without 
creation of an additional lot. 

 
Lot Width: The horizontal distance between the side lot lines measured at right angles to the lot depth 

at a point midway between the front and rear lot lines, or the width of a lot measured along the 
rear line of the required front yard. 

 
Lot, Through: A lot which faces on two streets at opposite ends of the lot and which is not a corner 

lot. 
 
Low Volume Roads: A road designed, constructed and maintained for roads that have an average 

daily traffic of less than 400 vehicles per day. 
 
Maintenance Agreement: a legally binding, written contract, intended for recording in the County 

Clerk’s office and which provides for private long-term maintenance of infrastructure items such 
as private roads, driveways, storm water management systems and common open space. 

 
Major Subdivision: A subdivision, created after February 21, 2013, not classified as a minor 

subdivision, including but not limited to subdivisions of more than four (4) lots, a planned 
development, or any size subdivision requiring any new street or extension of water or sewer 
utilities, or the creation of any public improvements, or any other subdivision classified as major 
by the Planning Board because of its probable major impact on the surrounding areas. When there 
have been one to four minor subdivisions of a parcel of land after February 21, 2013, the splitting 
of a fifth lot shall also result in classification of that subdivision as a major subdivision.  

 
Man Camp/Worker Camp: Any parcel of land on which are located two or more tents, shelters, 

recreational vehicles, or other accommodations of a design or character suitable for seasonal or 
temporary living purposes for workers and not used for recreational, educational or vacation 
purposes. Individual tents, trailers, cabins, lean-to’s, recreational vehicles or other similar 
structures used for temporarily housing non-farm workers shall not be considered camping units 
and shall not be allowed. 

 
Manufactured Home, double-wide: A dwelling unit, transportable in two sections, which in the 

traveling mode, is eight body feet or more in width or forty body feet or more in length, or, when 
erected on site, is a minimum of 700 or more square feet, and designed to be used as a dwelling 
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with a permanent foundation when connected to the required utilities, and includes the plumbing, 
heating, air-conditioning and electrical systems contained therein. A recreational vehicle is not 
included in this definition. Manufactured homes differ from modular or industrialized housing.  

 
Manufactured Home, single-wide: A dwelling unit, transportable in one section, which in the 

traveling mode, is eight body feet or more in width or forty body feet or more in length, or, when 
erected on site, is 700 or more of square feet, and designed to be used as a dwelling with or without 
a permanent foundation when connected to the required utilities, and includes the plumbing, 
heating, air-conditioning, and electrical systems contained therein. A recreational vehicle is not 
included in this definition.  

 
Manufactured Home Park: A residential use in which two or more manufactured homes (double-

wide, single-wide, or mobile home) are located on a single property.  It is a site containing spaces 
with required improvements and utilities that are leased for the long-term placement of 
manufactured homes and may include services and facilities for residents.  

 
Manufactured Housing: Factory-built, single-family dwellings that meet the National Manufactured 

Home Construction and Safety Standards Act (42 U.S.C. Sec 5401), commonly known as the HUD 
code.  Mobile homes and modular homes are both manufactured housing.  Modular homes 
typically are manufactured in one or more pieces and transported to the site for placement on a 
permanent foundation.   Manufactured homes and mobile homes are normally built in one or two 
pieces and transported to the site with a chassis that allows the home to be moved. A 
manufactured house is a house built in conformity with the provisions of the federal HUD Code. 
Mobile homes are those built prior to the adoption of the HUD Code. 

 
Manufacturing: Any process whereby the nature, size or shape of articles or raw materials are 

changed, or where articles are assembled or packaged in quantity.  
 
Massing: the three dimensions of height, width and depth of a structure. 
 
Membership Club: A structure used primarily by an organization with pre-established formal 

membership requirements, bylaws, and with the objective of promoting the interests of its 
members. 

 
Mineral: any naturally formed, usually inorganic, solid material located on or below the surface of the 

earth, peat and topsoil shall be considered minerals 
 
Minor Subdivision: The subdivision of land into two (2), three (3) or four (4) lots fronting on an 

existing road, not including any new street or road, or the extension of utilities, or the creation of 
any public improvements, and not adversely affecting the remainder of the parcel or adjoining 
property, and not in conflict with any provision or portion of the Comprehensive Plan or Official 
Map of the Town. 

 
Mixed-use dwelling: a residential dwelling located in the same building that contains nonresidential 

uses.  All nonresidential uses in a mixed-use dwelling shall front the street 
   
Mobile Home: Manufactured homes built prior to the adoption of the HUD Code. 
 
Mobile Home Park: See Manufactured Home Park. 
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Modular Unit: A factory-fabricated, New York State code approved, transportable building unit 
designed to be used by itself 

 
Motor Vehicle—A self-propelled vehicle powered by an electric, gas, diesel, hybrid, or other type of 

motor used to transport people, goods, or equipment on roads, unimproved surfaces, or water.  
Motor vehicles include automobiles, trucks, motorcycles, off-road motor vehicles (e.g., all-terrain 
vehicles, snowmobiles, motorized trail bikes), and boats when the boat motor is an integral part 
of the boat.  Tractors and other self-propelled farm equipment shall not be considered motor 
vehicles.  See Farm Equipment definition.       

 
Motor Vehicle Sales/Service— An establishment primarily engaged in selling, renting, or leasing 

automobiles, trucks, and other motor vehicles and/or which provides motor vehicle repair 
services to the general public.  Such automotive repair services shall include replacement or repair 
of any part, system, or body structure, including painting, detailing, and upholstering, as well as 
any vehicle preparation or warranty work. 

 
Motor Vehicle Track/Course: A facility that provides a surface on which motor vehicles may be raced, 

competitively driven, or otherwise operated at speeds and/or in a manner generally incompatible 
with standards permitted on public highways. The track or course may be circular, straight, or in 
other configurations.  The track or course surface may be dirt, clay, asphalt, or other materials.   

 
Moveable Vendor: A motorized vehicle from which food for human consumption or other products 

are sold or dispensed to the public as a commercial enterprise. Such vehicle may be self-propelled 
or towed by another vehicle, which is permitted, meets all applicable health department codes, 
and which is properly insured. 

 
Movie-Making/Filming: The temporary use of land or structure or part thereof related to the act of 

staging and recording on a camera or other device a story or event as a set of moving images—
normally to be shown in a theater, on television, or on another device as a motion picture for 
commercial entertainment or educational purposes.  Videotaping or otherwise recording people, 
events, structures, or landscapes for personal use or for public informational use, such as a news 
report, is not considered commercial movie-making/filming. 

 
Moving and Storage: A building or structure used for the temporary storage of goods and materials 

during transportation of such goods and materials from one location to another.  A moving and 
storage facility also may have loading docks, parking lots, moving trucks, and truck parking 
facilities. 

 
Natural Gas and Propane Bulk Storage and Distribution: A facility for the temporary storage and 

distribution of natural gas and propane for delivery to local residential and commercial customers 
via fuel trucks. Natural gas and propane bulk storage and delivery is not associated with or related 
to any natural gas exploration, extraction, drilling, production, processing, storage of production 
wastes, or natural gas drilling ancillary uses. 

Natural Gas Exploration, Extraction, Drilling, Production, Processing, Storage of Production Wastes 
or Natural Gas Drilling Ancillary Uses: The exploration for natural gas, the extraction of natural 
gas from the ground regardless of the extraction method used, and/or the processing of natural 
gas. This definition shall specifically include, but not be limited to, the extraction method 
commonly known as hydraulic fracturing. This definition shall also be construed to encompass 
and include any activity or ancillary use of land which facilitates or supports natural gas 
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exploration, extraction, or processing. Examples of activities or uses of land expressly intended to 
be included in this definition are set forth below: 

 
Drilling and/or installation of a new gas well, regardless of well type; 
Development of a well operations site and associated structures, infrastructure, and storage; 
Mixing, storage, treatment, and/or disposal of chemicals, wastewater, proppant or other 

materials used for, or in connection in any way with, the exploration for or extraction of 
natural gas; 

Parking, standing and/or storage of any type of vehicle, equipment, and/or materials used for, 
or in connection in any way with, the exploration for or extraction of natural gas (also 
known as staging areas); 

Installation and/or use or storage (pipe yard) of pipes, conduits or other material transport or 
gathering equipment or systems used for, or in connection in any way with, the exploration 
for or extraction of natural gas; 

Natural Gas and/or Petroleum Support Activities. 
 
It is expressly stated that the foregoing examples are not intended to be exhaustive and shall 

not be construed to limit the meaning, scope or application of this definition or to limit 
the application of this definition solely to those activities identified in the examples. 

 
Natural Gas and/or Petroleum Support Activities: mean the construction, use, or maintenance of a 

storage or staging yard, a water or fluid injection station, a water or fluid gathering station, a 
natural gas or petroleum storage facility, or a natural gas or petroleum gathering line, venting 
station, or compressor associated with the exploration or extraction of natural gas or petroleum.  

 
Noise, Nuisance: An undesired audible sound that interferes with the enjoyment and use of property.  

For purposes of this law a decibel level exceeding 55 dB measured at the property boundary shall 
be a nuisance noise.  

 
Noise Receptor: An area where human activity may be adversely affected when noise levels exceed 

predefined thresholds of acceptability or when noise levels increase by an amount exceeding 
predefined thresholds of change. These locations may be indoors or outdoors. Indoor receptors 
include, but are not limited to, residences, hotels, motels, health care facilities, nursing homes, 
schools, houses of worship, court houses, public meeting facilities, museums, libraries, and 
theaters. Outdoor receptors include, but are not limited to, parks, outdoor theaters, and 
campgrounds, as well as to residential yards and properties. 

 
Non-Conforming Bulk: That part of a building, other structure or tract of land which does not conform 

to one or more of the applicable bulk regulations of this Law, either following its effective date or 
as a result of subsequent amendments thereto. 

 
Non-Conforming Structure:  A structure or building, the size, dimensions, or location or which was 

lawful prior to the adoption, revision, or amendment of the zoning law but that fails by reason of 
such adoption, revision, or amendment to conform to the present requirements of the zoning law. 

Non-Conforming Use: Any use of a building, structure, or tract of land, which does not conform to 
the use regulations for the district in which such use is located, either at the effective date of this 
law or as a result of subsequent amendment thereto. 
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Nonpoint Source Pollution: Pollution from any source other than from any discernible, confined, and 
discrete conveyances, and shall include, but not be limited to, pollutants from agricultural, 
silvicultural, mining, construction, subsurface disposal and urban runoff sources.  

 
Non-recognizable Food Processing Waste: When food processing waste cannot be readily identified 

by unaided visual observation. 
 
Non-reflective or low reflective building materials: A product or material included in a building that 

is designed to absorb light rather than to reflect it. 
 
Nursery School: Any place, however designated, operated for the purpose of providing daytime care 

or instruction for two or more children from two to five years of age inclusive, and operated on a 
regular basis, including kindergartens, day nurseries, and day care centers. 

 
Nursing or Convalescent Home: A building with sleeping rooms where persons are housed or lodged 

and furnished with meals and nursing care for hire. See also Senior Housing. 
 
NWI: National Wetlands Inventory: a nationwide system of wetlands inventory and mapping. 
 
NYS DEC or DEC: Department of Environmental Conservation. 
 
Oak-heath Barren: A special subset of crest and ledge habitats, typically occur on summits and 

shoulders in the Taconic hills with exposed bedrock, shallow, acidic soils, and sparse, stunted 
vegetation dominated by some combination of pitch pine, scrub oak, other oaks, and blueberry, 
huckleberry, and chokeberry shrubs (Figures 14 and 16). Several species of rare plants are known 
from these habitats in the region, and the larvae of several species of rare butterflies and moths 
feed on the unusual plants of oak-heath barrens. For example, Edward’s hairstreak larvae feed on 
scrub oak, and cobweb skipper and dusted skipper on little bluestem; both butterflies are 
regionally rare. (Ancram Natural Resources Conservation Plan, pgs. 42-43). 

 
Off Premise Sign: A sign that directs attention to a business, commodity, service, or entertainment 

conducted, sold, or offered at a location other than the premises on which the sign is located. 
Synonymous with ‘billboard’. 

 
Off Street Parking: Area provided for parking not in any public or private road. 
 
Office: Premises available for the transaction of general business but excluding retail and 

manufacturing uses.  It is a place or establishment used for the organizational or administrative 
aspects of a trade or used in the conduct of a business and not involving the manufacture, storage, 
display or direct retail sale of goods.  

 
On-Farm: Means when the use is located on the lands and in buildings that are part of a farm 

operation as defined in this Zoning Law. 
 
Open Space Conservation Subdivision: A residential subdivision where the dwelling units that would 

result on a given parcel under a conventional subdivision plan are allowed to be placed on the 
parcel in a flexible manner, where lot sizes, road frontages, and other bulk dimensions are allowed 
to be relaxed and where a majority of the remaining land is left in its natural open space condition 
in perpetuity. Conservation development results in a flexibility of design and development to 



Zoning as Amended 8 18 22 

285 

 

promote the most appropriate use of land, to facilitate the adequate and economical provisions of 
streets and utilities, and to preserve the natural and scenic qualities of open lands. 

 
Open Space:  Land left in a natural state for conservation and agricultural purposes or for scenic 

purposes, devoted to the preservation of distinctive ecological, physical, visual, architectural, 
historic, geologic or botanic sites. It shall also mean land left in a natural state and that is devoted 
to active or passive recreation. The term shall not include land that is paved, used for the storage, 
parking or circulation of automobiles, used for playgrounds or manicured recreational lands such 
as ball fields, lawns, or occupied by any structure except agricultural buildings. Open space may 
be included as a portion of one or more large lots provided the lot(s) are greater than 5 acres in 
size, and are contiguous to form a larger un-fragmented open space area, or may be contained in 
a separate open space lot but shall not include private yards within 50 feet of a principal structure.   

 
Operating Permit: See Certificate of Use. 
 
Outdoor Storage: The keeping, in an unenclosed area, of any goods, junk, material, merchandise, or 

vehicles in the same place for more than 24 hours. 
 
Overlay District: A zoning district that encompasses one or more underlying zones and that imposes 

additional requirements above that required by the underlying zone.  Overlay zones deal with 
special situations that are not appropriate to a specific zoning district or apply to several districts. 

 
Paintball/Laser Tag Facility: A commercial indoor or outdoor facility open to the public for a fee and 

operated to accommodate the playing of paintball, laser tag, and similar recreational activities in 
which players eliminate opponents from play by hitting them with dye-filled capsules 
(“paintballs”) that break upon impact, or by using infrared-emitting light guns to tag designated 
targets, or by employing similar devices and technologies. 

 
Parking Space: An area reserved for the parking of one motor vehicle. 
 
Peak Hours of Operation: The busiest hours of operation in an average 24-hour period of a non-

residential use, which may represent the time of heaviest production or of customer or employee 
traffic, depending on the nature of the use. 

 
Performance Bond: Any security that may be accepted by a municipality to ensure that improvements 

required as part of an application for development will be satisfactorily completed. Such security 
may also be required as part of a reclamation or restoration plan to ensure that any approved 
decommissioning plan is fully implemented.  

 
Permitted Use By Right: Any use allowed in a zoning district and subject to the restrictions applicable 

to that zoning district and for which no review by the Planning Board is required. However, a 
building permit issued by the Building Inspector may be required. 

 
Person: Any individual, group of individuals, partnership, firm, corporation, association, or other 

legal entity. 
 
Pesticide: Any substance or mixture of substances intended for preventing, destroying, repelling, or 

mitigating any insects, rodents, fungi, weeds, or other form of plant or animal life or viruses, 
except viruses on or in living man/or other animal; and any substance or mixture of substances 
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intended for use as a plant regulator, defoliant, or desiccant. These substances include but are not 
limited to: herbicides, fungicides, insecticides, and rodenticides. 

 
Petroleum: Any petroleum-based oil of any kind which is liquid at 20 degrees Celsius under 

atmospheric pressure and has been refined, re-refined, or otherwise processed for the purpose of: 
1) being burned to produce heat or energy; 2) as a motor fuel or lubricant; or 3) in the operation 
of hydraulic equipment. 

 
Phase: Development that is undertaken in logical time and geographical sequence. A single-phase 

project is completed all at the same time.  A multi-phase project has different components 
implemented at different times and locations.   

 
Phasing Plan: A written document and/or site plan or plat showing development that is to be 

undertaken in a logical time and geographical sequence. 
 
Pipeline: A line of pipe connected to valves and other control devices, for conducting fluids, gases, or 

finely divided solids. 
 
Pipe yard: A parcel of land, or part of a parcel of land used to store, cut, bend, fit, or prepare pipes 

used as part of a pipeline, gas compressor station, or associated with the transmission of gas, oil 
and other petroleum products. 

 
Planning Board: An appointed body whose principal duties include review and deciding about site 

plans, special use permits, subdivision applications, and reviewing and recommending about 
matters relevant to the Town Comprehensive Plan, Zoning Law, and other town regulations.    

Plat:  A map representing a tract of land showing the boundaries and location of individual properties 
and streets.  

 
Pollution: The presence of matter or energy, or the discharge of a toxic or contaminating substance 

that is likely to have a significantly adverse effect on the natural environment or life. 
 
 Poster: A temporary, non-permanent device, which announces, directs or advertises any political, 

educational, charitable, philanthropic, civic, professional, religious or similar organization, 
campaign, show, drive, movement, or event. 

 
Preliminary Plat:  An initial map or plan, with supporting documentation, showing the proposed 

layout of a subdivision or site plan that is submitted for preliminary approval by the Planning 
Board. 

 
Premises: A lot together with all the buildings and uses thereon. 
 
Primarily: An amount of projected on-site energy demand that is not less than 90% of projected 

energy generation. 
 
Primary Conservation Area: The area delineated in a conservation subdivision to have priority 

resource areas to be conserved including, but not limited to streams, floodplains, wetlands, critical 
habitats, steep slopes, areas with rocky outcrops, agricultural lands, and groundwater recharge 
areas.  
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Prime Farmland Soils: Prime farmland soils are those that have the best combination of physical and 
chemical characteristics for producing food, feed, forage, fiber, and oilseed crops and that is 
available for these uses. It has the combination of soil properties, growing season, and moisture 
supply needed to produce sustained high yields of crops in an economic manner if it is treated and 
managed according to acceptable farming methods. In general, prime farmland has an adequate 
and dependable water supply from precipitation or irrigation, a favorable temperature and 
growing season, an acceptable level of acidity or alkalinity, an acceptable content of salt or sodium, 
and few or no rocks. Its soils are permeable to water and air. Prime farmland is not excessively 
eroded or saturated with water for long periods of time, and it either does not flood frequently 
during the growing season or is protected from flooding. The Code of Federal Regulations (CFR) 
at 7 CFR § 657.5 defines several categories of important farmland in the United States under the 
Farmland Protection Policy Act (FPPA), including 1) prime farmland, 2) unique farmland, 3) 
additional farmland of statewide importance, and 4) additional farmland of local importance. 

 
Principal Building or Structure: A building in which is conducted the principal use of the lot on which 

it is located. 
 
Principal Use: The building where the main use of the lot is conducted. 
 
Private Airfield: A place where small, single engine, propeller driven, fixed-wing aircraft can land and 

take off.  This does not include facilities for jets and helicopters. 
 
Private Bridge: a structure owned and maintained by a private landowner designed to convey vehicles 

and/or pedestrians over a watercourse, railroad, public or private right-of-way, or any depression.  
Box culverts or other types of culverts designed simply to convey water are not private bridges.” 

 
Private Kennel: A facility in which no more than four dogs are housed, groomed, bred, boarded, or 

trained for personal use and not for compensation.  
 
Private Bridge: A structure owned and maintained by a private landowner having a span of more than 

10 feet designed to convey vehicles and/or pedestrians over a watercourse, railroad, public or 
private right-of-way, or any depression.  Box culverts or other types of culverts designed simply 
to convey water are not private bridges. 

 
Private Motor Vehicle Track/Course: A motor vehicle track/course as defined elsewhere in this law 

that is operated by an individual or entity for personal use by that individual or entity and/or by 
others whom that individual or entity invites or otherwise allows to use the track/course with no 
compensation sought, charged, proffered, or received.  Such track/course is not open to the public 
in any capacity. 

 
Professional Office: The office of a member of a recognized profession maintained for the conduct of 

that profession.   
 
Prohibited Use: A use that is not permitted in a zoning district. 
 
Public Assembly: Any area where large numbers of individuals collect to participate or to observe 

programs of participation.  The most common include, but are not limited to, auditoriums, stadia, 
gymnasiums, field houses, theater, banquet rooms, or comparable facilities. 
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Public Utility: A closely regulated enterprise with a franchise for providing to the public a utility 
service deemed necessary to the public health, safety, and welfare including all uses deemed to be 
a public utility by New York State.  Other uses may be a public utility if it provides a service that 
is essential to the public health, safety and general welfare, is regulated by a government agency, 
is granted an exclusive or near exclusive franchise for a specific geographic area, and is required 
to provide service to all who apply within their franchised area. 

 
Quarry: Excavating and removing rock, stone, ore, minerals and similar materials from the 

subsurface. 
 
Radioactive Material: Any material in any form that emits radiation spontaneously, excluding those 

radioactive materials or devices containing radioactive materials which are exempt from licensing 
and regulatory control pursuant to regulations of the New York State Department of Labor or the 
United States Nuclear Regulatory Commission. 

 
Rain Garden: a shallow planted depression designed to retain or detain stormwater before it is 

infiltrated or discharged downstream. 
 
Racquet Sports Facility: A commercial indoor or outdoor facility open to the public for a fee and 

operated to accommodate the playing of one or more racquet sports, including – but not limited 
to – tennis, badminton, pickleball, paddle tennis, squash, and racquetball. 

 
Recharge: the replenishment of underground water reserves.  
 
Recognizable Food Processing Waste: When food processing waste can be readily identified by 

unaided visual observation. 
 
Recreation, Outdoor: A commercial use designed and equipped principally for the conduct of sports 

and leisure time activities, whether or not membership to said activity is required.  Outdoor 
activities including but not limited to ball fields, tennis and racquet courts, swimming, bike trails, 
hiking, playing fields, batting cages, driving ranges, and similar outdoor activities conducted on a 
commercial or fee basis.  Golf courses are regulated as a separate use. 

 
Recreational Business: A place designed and equipped for the conduct of sports and leisure time 

activities for profit. 
 
Recreational Vehicle: A vehicle connected to a power source or propelled by a power source within 

itself and designed as a temporary dwelling for travel, recreational and vacation use. 
 
Recycling Facility (Small): A neighborhood drop-off point for the temporary storage of glass, plastic, 

or paper recyclables and where no processing of recyclables takes place.   
 
Recycling/Transfer Facility (Large): A facility in which glass, plastic or paper recyclables are 

separated and processed, reprocessed or treated to return such products to a condition in which 
they may be used again in new products.  

 
Research Laboratory: A building or group of buildings, in which are located facilities for scientific 

research, investigation, experimentation, or testing where products are not manufactured, 
serviced, repaired, displayed, or sold. 
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Residence, Residential: A building, or any part of a building, which contains living and sleeping 
accommodations for permanent occupancy. 'Residence', therefore, includes all one-family, multi-
family, boarding, fraternity and sorority houses. However, 'residences' shall not include transient 
accommodations, such as hotels, motels and hospitals, or that part of a building containing both 
residences and other uses which is used for any non-residential uses, except accessory uses for 
residences. 

 
Resort, Resort Hotel, Resort Ranch, Resort Lodge: An area of land on which is located a hotel or group 

of buildings containing living and sleeping accommodations hired out for compensation, which 
has a public lobby serving guests and contains one or more dining rooms and recreation facilities. 
These are self-contained uses that attempt to provide for all or most of a vacationer's wants while 
remaining on the premises, such as food, drink, lodging, sports, entertainment, and shopping. 

 
Restaurant: An establishment where food and drink are prepared, served and consumed, mostly 

within a principal building. See also Outdoor Restaurant, Take Out Restaurant, and Temporary 
Retail Food Establishment. 

  
Restaurant, outdoor: any part of a food establishment located outdoors, not used for any other 

purposes, and open to the sky with the exception that it may have a retractable awning or 
umbrellas, and may contain furniture, including tables, chairs, railings, and planters that are 
readily moveable. 

 
Restaurant, take-out: An establishment where food and/or beverages are sold in a form ready for 

consumption, where all or a significant part of the consumption takes place outside the confines 
of the restaurant, and where ordering and pickup of food may take place from an automobile. 

 
Retail Business: Establishments engaged in the selling or rental of goods or merchandise (usually to 

the general public for personal use or household consumption or use, although, they may also 
serve businesses and institutional clients) and in rendering services incidental to the sale of such 
goods.   

 
 
Retreat/Conference Center: A facility used for conferences, seminars, or periods of seclusion, 

retirement, or solitude, with accommodations for sleeping, food preparation and eating, 
recreation, entertainment, resource facilities, meeting rooms, fitness and health facilities, and 
serves primarily for conference or retreat guests. 

 
Reverse Curve: A street constructed with two curves bending in opposite directions.   
 
Ridge Top or Ridgeline: The long, narrow crest or horizontal line of hills or mountains, usually at the 

highest elevation. 
 
Riding Academy: Any establishment where horses are kept for riding, driving or stabling for 

compensation. According to New York State AML, riding academies are not considered farm 
operations. 

Right to Farm Law: A State, County, or local law passed that states that an agricultural practice used 
on land subject to an agricultural assessment shall not constitute a private nuisance, when an 
action is brought by a person, provided such agricultural practice constitutes a sound agricultural 
practice pursuant to an opinion issued upon request by the commissioner of NYS Department of 
Agriculture and Markets. 
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Right-Of-Way: The property of a circulatory facility. (See Street Width)   
 
Road, Primary: Where the subject property has frontage on two or more roads, this refers to the road 

that is used most intensively (e.g. has the greater volume of vehicular traffic).  This usually 
corresponds to the public road classification and size, assuming county roads receive greater 
traffic than local roads, and that State highways have greater traffic volumes than county roads. 

 
Road, Private: An access drive or roadway, privately owned and maintained, and not meant for use 

by the general public and that accesses two or more principal uses, that may exist, or that may 
exist in the future, and that have not been accepted by the Town as a public road 

 
Road, Right-of-Way: A strip of land acquired by reservation, dedication, prescription, or 

condemnation and intended to be occupied by a street, sidewalk, road shoulder, crosswalk, 
railroad, utility line, oil or gas pipeline, water line, sanitary storm sewer, or other similar uses. 

 
Road, Secondary: Where the subject property has frontage on two or more roads, this refers to the 

second (or least) most intensively used road (See Road, Primary). 
 
Road: A public thoroughfare or right-of-way dedicated, deeded or condemned for use as such, which 

affords the principal means of access to abutting property. 
 
Roof Line: The highest portion of the outside top covering of a building or structure.  Flat roofs also 

have a roof line even when there is no pitch and the surface of the roof is generally parallel to the 
ground.  

 
Rural Character:  Describes the features and qualities of Ancram’s physical and natural landscape 

that were shaped by current and past economic activities such as agriculture, mining, forestry and 
low density residential uses, interspersed with open, working agricultural landscapes and scenic 
views.   Concentrations of population and structures exist in a limited way in the hamlets, but 
Ancram’s land is predominantly used for agriculture: as pastures, cropland and woodlands.  
Ancram does not have an extensive street grid or transportation network, and has limited 
pedestrian walkways other than narrow often unpaved rural roads.  Our hamlets typically have a 
fairly well defined border and buffer of undeveloped open spaces and agricultural lands, and are 
located at key road crossings, near important civic structures such as places of worship, or 
adjacent to historically important natural features like streams. Our hamlets have a diverse mix 
of lot size and architectural styles.  Historic structures from various periods in the community’s 
life are present. Outside these hamlets, residents typically occupy a range of residential types such 
as estates, farms and a variety of residences including old farmhouses, newly built modern homes, 
modular’s, manufactured homes and trailers. Evidence of current and past agricultural activity is 
present, including but not limited to crop fields, hay fields, livestock pastures, corrals, orchards, 
farm buildings, stone walls, windbreaks, hedgerows, and woodlots. Farm equipment noise and 
farm smells are a daily fact of rural life. Most local roadways tend to be narrow with limited 
driveways or crossroads, and rural roads tend to be lined with trees, fences, or stone walls.  
Ancram’s rural character also embodies a quality of life based upon traditional rural landscapes, 
activities, lifestyles, and values.  Ancram is characterized by a balance between the natural 
environment and human uses with low-density residential dwellings, farms, forests, mining areas, 
outdoor recreation and other open space activities.  Ancram’s rural character can also be defined 
as the patterns of land use and development:  
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a. In which open space and natural landscapes are preferred over built-up environments; 
b. In which clean air and dark skies are prized and protected;  
c. That foster traditional rural lifestyles, rural- based economies, and opportunities to 

both live and work in rural areas; 
d. Which values the nature of farming and the role it plays in the community, and accepts 

the sounds and smells of a working farm;  
e. That provide visual landscapes that are traditionally found in rural areas and 

communities; 
f. That are compatible with the use of the land by wildlife and for fish and wildlife 

habitat; 
g. That generally do not require extensive municipal services; and 
h. That are consistent with the protection of natural surface water flows and ground 

water and surface water recharge and discharge areas. 
 
Sandwich Sign: A temporary self-standing sign or advertising display made of plywood or other solid 

material and designed or intended to be displayed only for the period of time the business is open 
or event taking place. 

 
Sawmill: An operation using a mill to produce lumber products from raw uncut timber obtained 

onsite or offsite to be sold for commercial purposes.  
 
School/Educational/Training Facility, Public or Private:  A building or part thereof which is designed, 

constructed, or used for instruction or education including, but is not limited to elementary, 
parochial, private, secondary or vocational schools, and public higher education facilities, 
colleges, or universities.  It shall also mean a business organized to operate for a profit, or an 
organization that operates not-for-profit offering instruction and training in a trade, service or 
art. 

 
Scenic Corridor Overlay Zone: A zoning district established by the Town of Ancram to regulate land 

uses in a designated location, usually along one or more roads and having been identified as being 
scenic.   

 
Scenic Viewshed: That portion of land included in the Town of Ancram Comprehensive Plan as being 

scenic including, but not limited to the designated Scenic Overlay District and other areas where 
scenic resources contribute significantly to the overall rural character of the Town and possess 
attributes which the community seeks to preserve and enhance.  

 
Scrap or Salvage Yard: A facility or area for storing, selling, dismantling, shredding, compressing, or 

salvaging scrap ferrous metal materials. A salvage yard includes the storing, dismantling, 
compressing or salvaging of any junk motor vehicles. 

 
Screening: Vegetation, fencing, or earthen materials used to block visibility toward and/or away from 

a site. Screening may also be used to lessen noise, lighting or visual impacts from a particular site 
or from adjacent land uses.   

 
Secondary Conservation Area: The area delineated in a conservation subdivision to have secondary 

resource areas to be conserved including, but not limited to agricultural lands, healthy woodlands 
holding important ecological functions such as soil stabilization and protection of streams, 
hedgerows and other vegetation features representing the site’s rural past, historic structures or 
sites, and visually prominent features such as knolls, or hilltops. 
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Sediment Control: Measures that prevent eroded sediment from leaving the site.  
 
Sediment: Soils or other surficial materials transported by surface water as a product of erosion. 

Sedimentation occurs when there is a deposition of sediment and silt in drainage-ways, 
watercourses and water bodies which may result in pollution, murkiness, accumulation, and 
blockage. 

 
Seep: Hydrogeologically sensitive location where groundwater flows back to the surface over a diffuse 

area, having no well-defined origin.  Seeps have low flow rate and rarely have enough volume of 
water to form a stream.  A significant characteristic of a seep is that the water is cooler than typical 
surface waters in the summer and warmer in the winter, which is a significant characteristic 
important to plants and animals.   

 
Self-Storage Facility: One or more buildings consisting of self-contained units that are leased or 

owned for the storage of business or household goods. Existing structures such as barns may be 
suitable for use as a self-storage facility subject to a special use permit.  

 
Self-Storage Pod: A large container designed and rented or leased for the temporary storage of 

commercial or residential household goods, that does not contain a foundation or wheels for 
movement. Examples of this use include piggyback containers that can be transported by 
mounting on a chassis, and “POD” type boxes that can be transported on a flatbed or other truck; 
but do not include prefabricated sheds that are not designed for transport after erection, or 
commercial trailers used by construction or other uses in the regular performance of their 
business.  

 
Senior Citizen Housing: Multifamily housing designed for older people.  This includes adult 

retirement community, assisted living facility, continuing care retirement community, and 
retirement community types of structures. 

 
Sensitive Environmental Features and Areas:  Refers to natural resource locations that have a high 

potential for significant damage or degradation from direct or cumulative impacts arising from 
new development or shifts in existing land uses.  Some sensitive environmental features and areas 
have been inventoried, mapped or identified as being locally, regionally, nationally or globally 
significant for its rarity and/or degree of vulnerability.  Typical examples include but are not 
limited to:  wetlands, streams/river corridors, steep slopes, floodplains, highly erodible soils, and 
aquifer recharge and discharge areas, and habitats of rare or endangered species. 

 
Separation Distance: Distance between the two closest points of reference between two facilities, 

structures, uses or properties (e.g. the distance between an on-site septic system absorption field 
and a well). 

Septage:  The raw liquid or solid material removed from a contents of a septic tank, cesspool, portable 
toilet, Type III marine sanitation device, or similar treatment works that received only domestic 
sewage wastes. 

 
Septic Sanitation Service: A commercial business engaged in installing new septic systems,  pumping 

and maintaining septic systems, and disposing of pumped septage material which may include 
providing and maintaining temporary septic facilities (e.g. porta-potties), to include permitted 
disposition of waste and associated materials.  
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Septic System: A on-site sewage disposal system (designed as a simple gravity or alternative system), 
which consists of a septic tank and septic field, in which waste material is distributed through a 
network of tile fields following a process in the septic tank where solids are settled out of the waste. 
 
SEQRA (State Environmental Quality Review): Review of an application  according to the provisions 

of the State Environmental Quality Review Act, 6NYCRR, Part 617 (Statutory Authority: 
Environmental Conservation Law, Section 8-0113), which incorporates the consideration of 
environmental, social and economic factors into the planning, review and decision-making 
processes of state, county and local government agencies. 

 
Service Business: An establishment primarily engaged in providing assistance, rather than products, 

to individuals, business, industry, government, and other enterprises.  Service businesses include, 
but are not limited to:  personal services (examples include beauty salons, massage, instruction, 
counseling, repair, funeral); business/contractual services (examples include janitorial 
services/property maintenance, excavation, plumbing/heating, consulting); and professional 
services (examples include physicians, engineers, legal, financial). 

 
Setback: The distance in feet between the building or other use and any lot line or designated point.  
 
Sewage: The combination of human and household waste with water which is discharged to the home 

plumbing system. 
 
Sewer: Any pipe or conduit used to collect and carry away sewage or stormwater runoff from the 

generating source to treatment plants.  A sewer system is devices for the collection, treatment, 
and disposal of sewage of multiple dwellings and may be privately or publicly operated. 

 
Shared Access Way: A means of physical approach for vehicular or pedestrian traffic into or out of a 

location that is shared and used by one or more different parcels of land. 
 
Shopping Center: A group of commercial establishments planned, constructed and managed as a total 

entity with customer and employee parking provided on-site, and with provision for goods 
delivery separated from customer access. 

 
Shooting Preserve: Wholly enclosed lands where the release and taking of propagated domestic game 

birds by shooting is allowed from September 1- April 15. A shooting preserve may or may not have 
a minimum acreage requirement, depending upon its classification as either a Class A or Class B 
shooting preserve as per DEC regulations. All lands used for a shooting preserve must be one 
contiguous block with the boundaries posted with appropriate signs in accordance with State 
Environmental Conservation Law section §11-2111 (Posting; service of notice), §11‐1903 (Shooting 
Preserves), and NYCRR 6 NYCRR Part 153 Preserve License, 6 NYCRR Part 154 Domestic 
Waterfowl, and 6 NYCRR Part 175 Special License and Permits: Definitions and Uniform 
Procedures. 

  
Short term rental (STR):  is the use of land for: (a) rental for payment of a portion of a dwelling unit, 

entire dwelling unit, accessory apartment, portion of an accessory apartment, free-standing 
accessory dwelling, or portion of a free-standing accessory dwelling for a period of 30 consecutive 
days or less, where the owner of the property may or may not be present for a portion or the 
entirety of the rental; or (b) the rental for payment of a portion or whole part of a property where 
no principal or accessory use building exists for a period of 30 consecutive days or less, where the 
owner of the property may or may not be present for a portion or entirety of the rental. This STR 
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definition does not apply to an ongoing month-to-month rental of a dwelling or premises by a 
landowner-landlord to the same tenant(s) where the tenant’(s) occupancy of the rented premises 
is ongoing on a month-to-month basis and the tenant(s) are not transient.  

 
Sight Distance: The length of an unobstructed view from a particular access point to the farther visible 

point of reference on a roadway. Used in these regulations as a reference for unobstructed road 
visibility. 

 
Sign:  Any object, device, display or structure or part thereof situated outdoors or adjacent to the 

interior of a window or doorway, which is used to advertise, identify, display, direct or attract 
attention to an object, person, institution, organization, business, product, service, event or 
location by any means including words, letters, pictures, logos, figures, designs, symbols, fixtures, 
colors, illumination or projected images. Any such object, device, display or structure placed on 
residential lots as part of temporary holiday or other lawn decoration shall not be considered a 
sign. A sign includes a billboard, neon tube, fluorescent tube, or other artificial light or string of 
lights, outlining or hung upon any part of a building or lot for the purposes mentioned above, but 
does not include the flag or insignia of any nation or of any governmental agency. 

 
Sign Area (Face Area): The area within the shortest lines that can be drawn around the outside 

perimeter of one side of a sign including all decorations and lights, but excluding the supports if 
they are not used for advertising purposes. Total face area is when all faces of the sign are counted 
in computing the area. Any neon tube, string of lights, or similar device shall be deemed to have 
minimum dimensions of one foot. 

 
Sign, Banner:  A temporary sign made of cloth, canvas, plastic, fabric, or similar lightweight, non-

rigid material that can be mounted to a structure with cord, rope, cable or a similar method or 
that may be supported by stakes in the ground. 

 
Sign, Building Mounted: A sign that is wholly dependent upon a building for support and that is 

mounted parallel to the building façade. 
 
Sign, Business:  : Any sign wording, logo or other representation that, directly or indirectly, names, 

advertises or calls attention to a business, product, service or other commercial activity. 
 
Sign, Directly Illuminated: A sign which incorporates any artificial lighting as an inherent part or 

feature or which depends for its illumination on transparent or translucent material or electricity 
or radioactive or gaseous material or substance. 

 
Sign, Directional: Signs limited to directional messages such as but not limited to ‘one way,’ ‘entrance,’ 

and ‘exit.’ 
Sign, Electronic Message Display: A sign capable of displaying words, symbols, figures or images that 

can be electronically changed by remote or automatic means.  Also known as an LED sign. 
 
Sign, Flashing: An illuminated sign on which the artificial lighting is not maintained stationary or 

constant in intensity and color at all times while in use. 
 
Sign, Freestanding: A sign that is attached to, erected on or supported by some structure such as a 

pole, mast, frame, or other structure that is not itself an integral part of  or attached to a building 
or other structure having a principal function other than the support of the sign. 
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Sign, Ground Mounted: A freestanding sign, other than a pole sign, in which the entire bottom is in 
contact with or is close to the ground. 

 
Sign, Height of: The distance from the ground level, measured from the mid-point of the base of the 

sign, to the top of the sign. 
 
Sign, Illuminated: A sign designed to give forth any artificial light, or designed to reflect such light 

deriving from any source which is intended to cause such light or reflection. 
 
Sign, Indirectly Illuminated: A sign illuminated with a light so shielded that no direct rays there from 

are visible elsewhere than on a plot where such illumination occurs.  If such illumination is thus 
visible, such sign shall be deemed to be a directly illuminated sign.  Indirectly illuminated signs 
have artificial light separated from and not an intrinsic part of the sign itself. 

 
Sign, Portable: Any device on wheels or stand that is designed to be easily moved, the purpose of 

which is to display a sign. 
 
Sign, Projecting: A sign that is wholly or partly dependent on a building for support and that projects 

more than 12 inches away from such building. 
 
Sign, Representational: Any three-dimensional sign which is built so as to physically represent the 

object advertised. 
 
Sign, Roof: A sign that is mounted on the roof of a building or that is wholly dependent upon a building 

for support and that projects above the top edge or roof line of a building with a flat roof, the eave 
line of a building with a gambrel, gable, or hip roof, or the deck line of a building with a mansard 
roof. 

 
Sign, Temporary:  Portable signs or any sign not permanently embedded in the ground, or not 

permanently affixed to a building or sign structure which is permanently embedded in the ground, 
not displayed for more than 60 days unless otherwise permitted by the Town of Ancram, and 
removed no more than seven days upon the conclusion of the event or activity. 

 
Sign, Window:  Any sign viewable through and/or affixed in any manner to a window or exterior glass 

door such that it is intended to be viewable from the exterior including, but not limited to, window 
paintings and signs located inside a building but visible primarily from the outside of the building. 

 
Significant Habitats Map:  A map created by the Town of Ancram showing specific forestlands, 

shrubland, meadows, ponds, water bodies, marshes, swamps, fens, and other ecologically 
significant habitats in Town.  

Single-loaded Street: An existing public way or private way which affords principal means of access 
on only one side to abutting properties and is suitably improved. 

 
Single Ownership: Possession of land under single or unified control, whether by sole, joint, common 

or other ownership or by a lease having a term of not less than 30 years, regardless of any division 
of such land into parcels for the purpose of financing. 

 
Site Plan: A rendering, drawing, or sketch prepared to specifications and containing necessary 

elements, as set forth in this law, which shows the arrangement, layout and design of the proposed 
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use of a single parcel of land as shown on said plan. Site Plan Review is the process, pursuant to 
Article VII of this law. 

 
Sketch Map: Conceptual maps, renderings, and supportive data describing the project proposed by 

the applicant for the initial review. May be used by the applicant as the basis for preparing the site 
plans for Planning Board review. 

 
Slaughterhouse: a place where animals are butchered for food.  
 
Slope: The vertical distance, in feet, between the highest elevation of a lot or development and the 

lowest elevation of a lot or development, divided by the horizontal difference between these two 
elevations, in feet, said horizontal distance ordinarily to be the natural course of stormwater 
runoff.  

 
Sludge: The solid, semi-solid, or liquid waste generated from a waste processing facility, but does not 

include the liquid stream of effluent. 
 
Soils of Statewide Importance: This is land, in addition to prime and unique farmlands, that is of 

statewide importance for the production of food, feed, fiber, forage, and oil seed crops. Criteria 
for defining and delineating this land are determined by New York State. Generally, additional 
farmlands of statewide importance include those that are nearly prime farmland and that 
economically produce high yields of crops when treated and managed according to acceptable 
farming methods. Some may produce as high a yield as prime farmlands if conditions are 
favorable. In some states, additional farmlands of statewide importance may include tracts of land 
that have been designated for agriculture by state law. 

 
Solid Waste: Material as defined in 6 NYCRR Part 360, including any garbage, refuse, sludge from a 

wastewater treatment plant, water supply treatment plant, or air pollution control facility and 
other discarded materials including solid, liquid, semi-solid, or contained gaseous material, 
resulting from industrial, commercial, mining and agricultural operations, and from community 
activities, but not including solid or dissolved materials in domestic sewage, or solid or dissolved 
materials in irrigation return flows or industrial discharges that are point sources subject to 
permit. Discarded materials that are being beneficially used pursuant to 6 NYCRR Part 360-1.15 
are not considered solid waste. 

 
Solar Related Definitions: 
 

Building-Integrated Solar Energy System - A solar energy system that consists of integrating 
photovoltaic modules into the building envelope system such as vertical facades including 
glass and other material, semi-transparent skylight systems, roofing materials, and 
shading over windows. 

 
Building-Mounted Solar Collectors - an array of solar collectors mounted securely to racks 

attached to roof mounts, or integrated into building materials such as roof tiles, siding, or 
windows of any legally permitted and/ or constructed building or structure for the purpose 
of producing electricity. 

 
Community-Scale Solar Energy System – a solar energy system that is utility grid-connected, 

not used to provide energy to an individual residence, farm or business, established so that 
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residents of the Town of Ancram can access the energy produced by the facility and obtain 
credit towards their electricity bills, and no larger than 10 acres in size. 

 
Disconnect Switch – A device used that shuts off the incoming flow of power from solar panels. 
 
Farm Solar System – See Small-scale Solar System. 
 
Flush-Mounted Solar Energy System - A rooftop-mounted solar energy system with solar 

panels which are installed flush to the surface of a roof, and which cannot be angled or 
raised. 

 
Ground-Mounted Solar Energy System- A solar energy system that is affixed to the ground 

either directly or by support structures or other mounting devices and that is not attached 
or affixed to an existing structure. Pole mounted solar energy systems shall be considered 
ground-mounted solar energy systems for the purposes of this chapter. 

 
Major Renewable Energy Facilities – As per Chapter XVIII, Title 19 of NYCRR Part 900, Office 

of Renewable Energy Siting, Subparts 900-1.2. this term means “any renewable energy 
system, as such term is defined in Section 66(p) of the New York State Public Service Law 
as added by Chapter 106 of the Laws of 2019, with a nameplate generating capacity of 
twenty-five thousand kilowatts or more, and any co-located system storing energy 
generated from such a renewable energy system prior to delivering it to the bulk 
transmission system, including all associated appurtenances to electric plants as defined 
under Section 2 of the New York State Public Service Law, including electric transmission 
of facilities less than ten (10) miles at less than one hundred twenty-five (125) kV in order 
to provide access to load and to integrate such facilities into the state’s bulk electrical 
transmission system.” 

 
On-Site Consumption - Energy generated primarily for the purpose of providing power to the 

owners, lessees, tenants, residents, or other occupants of the parcel on which the solar 
energy systems are erected. 

 
Owner Of Solar System - A person, corporation, or other entity that owns a community-scale 

solar  system. 
 
Reflector, Solar - A device for which the sole purpose is to increase the solar radiation received 

by a solar collector. 
 
Rooftop Or Building-Mounted Solar System - A solar energy system in which solar panels are 

mounted on top of the structure of a roof of any legally permitted building either as a flush-
mounted system or as modules fixed to frames which can be tilted toward the south at an 
optimal angle. 

 
Small-Scale Solar Energy System –Rooftop or building-mounted solar systems and ground-

mounted solar energy systems with a rated capacity of 25 kW or less designed and 
intended to generate energy primarily for consumption of a principal use located on site 
that serves the building or buildings to which they are attached, and do not provide energy 
for any other buildings beyond the lot. Small-scale solar energy systems may be used to 
generate electricity for both residential, commercial and farm uses.  Small-scale solar 
energy systems located on a farm operation (as per Agriculture and Markets Law §301(11) 
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definition of that term) and located in a New York State Agricultural District shall also be 
considered small-scale solar energy systems and can produce up to 110% of the farm’s 
needs as per the Department of Agriculture and Markets guidance document. 

 
Solar Collector - A solar or photovoltaic cell, plate, panel, film, array, reflector, or other 

structure affixed to the ground, a building, or other structure that harnesses solar 
radiation to directly or indirectly generate thermal, chemical, electrical, or other usable 
energy, or that reflects or concentrates solar radiation to a solar or photovoltaic cell, plate, 
panel, film, array, reflector, or other structure that directly or indirectly generates thermal, 
chemical, electrical, or other usable energy. 

 
Solar Energy Equipment - Electrical material, hardware, inverters, conduit, storage devices, 

or other electrical and photovoltaic equipment associated with the production of 
electricity. 

 
Solar Energy System - A system of components and subcomponents intended for the 

collection, inversion, storage and/or distribution of solar energy and that directly or 
indirectly generates thermal, chemical, electrical or other usable energy. 

 
Solar Farm - see Community-scale solar energy system. 
 
Solar Panel - a photovoltaic device capable of collecting and converting solar energy into 

electricity. 
 
Storage Battery - A device that stores electrical energy created from the sun, wind, or 

geothermal resources that is then converted into electrical energy and makes it available 
in an electrical form. 
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SPDES General Permit for Construction Activities GP-O2-01: A permit under the New York State 
Pollutant Discharge Elimination System (SPDES) issued to developers of construction activities 
to regulate disturbance of one or more acres of land.  

 
Special Event: A celebration, ceremony, wedding, reception, corporate function, or similar activity for 

the benefit of someone other than the property owner that takes place once or on a periodic basis, 
involving the gathering of individuals assembled for the common purpose of attending a special 
event and for which the property owner or its managers generally receive remuneration. Uses that 
are customarily accessory to a single-family residential use including private parties, gatherings, 
and similar activities that are not subject to a use agreement between a private individual or group 
and the homeowner and where the homeowner is not remunerated in any manner are not defined 
as a special event and are not regulated under this section. 

 
Special Event Facility: A Special Event Facility is a facility where special events are permitted to occur 

under this section. Special Event Facilities are subject to a use agreement between a private group 
or individual and the facility owner. The facility owner normally charges a fee but  may not for the 
use of the facility such as for a fundraiser for a charitable non-profit organization. Special event 
facilities may operate entirely within a structure, outside of a structure, or both inside and outside 
a structure. Special event facilities  also include  all site and structure improvements  to  
accommodate  special  events,  including but not limited to access and circulation improvements, 
parking areas, water supplies and septic systems, gathering areas, fire and safety improvements, 
and other physical improvements necessary to accommodate special events. 

 
Special Use Permit: A land use which is deemed permissible within a given zoning district or districts, 

but which may have the potential to exhibit characteristics or create impacts incompatible with 
the purposes of such district. The special use shall, therefore, be subject to approval by the 
Planning Board in accordance with conditions set forth for such use, as well as other applicable 
provisions of this law.  

 
Spring: Hydrogeologically sensitive location where groundwater flows back to the surface at a single 

point. Such flows can be small or large, and can form headwaters of streams.  A significant 
characteristic of a spring is that the water is cooler than typical surface waters in the summer and 
warmer in the winter, which is a significant characteristic important to plants and animals.   

 
Stable: A structure that is used for the shelter or care of horses and cattle. 
 
Stabilization:  The use of practices that prevent exposed soil from eroding.  
 
Stacking Lanes: Off- street temporary parking space specifically provided for vehicles to park behind 

one another while waiting for drive-up customer assistance. This type of parking is required for 
bank window tellers, fast food restaurants, cash wash bays, etc. 

 
Start of Construction: The initiation of any physical alteration of the property, excluding planning 

and design, during any phase of a project and shall include land preparation, such as clearing, 
grading and filling, installation of roads, excavation for a basement, footings, foundations, or the 
erection of temporary forms. Start of construction also includes any work for which a valid 
building permit is required. 

 
Steep Slope: Land areas where the slope exceeds 15%. 
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Stop Work Order: Issued by the Zoning Enforcement Officer for nonconformance of this local law or 
by the Code Enforcement Officer or Building Inspector for nonconformance with the New York 
State Building Code.  When a stop work order is issued, the owner of the affected property, the 
permit holder, and any other person performing, taking part in, or assisting in the work shall 
immediately cease all work that is the subject of the stop work order. 

 
Storage: The holding or safekeeping of goods in a warehouse or other depository to await the 

happening of some future event or contingency which will call for the removal of the goods. 
Existing structures such as barns may be suitable as storage facilities subject to a special use 
permit. 

 
Stormwater Management Facility:  One or a series of stormwater management practices installed, 

stabilized and operating for the purpose of controlling stormwater runoff.  
 
Stormwater Management: The use of natural features, or structural or non-structural practices that 

are designed to reduce stormwater runoff and mitigate its adverse impacts on property, natural 
resources and the environment.  

 
Stormwater Pollution Prevention Plan (SWPPP): a plan for controlling stormwater runoff and 

pollutants from a site during and after construction activities.  
 
Stormwater Runoff: flow on the surface of the ground, resulting from precipitation. 
 
Stormwater: Rainwater, surface runoff, snowmelt and drainage.  
 
Story, Half: That portion of a building situated above a full story and having at least two opposite 

exterior walls meeting a sloping roof at a level not higher above the floor than a distance equal to 
one-half the floor-to-ceiling height of the story below. 

 
Story: That part of a building comprised between a floor and the floor or roof next above it. (See Attic, 

Basement and Cellar) 
 
Stream: Perennial and intermittent water courses identified through site inspection and US 

Geological Survey maps.  Perennial streams are those depicted on a USGS map with a solid blue 
line.  Intermittent streams are those depicted on a USGS map with a dotted blue line. 

 
Stream Buffer: A 150 foot area extending along both sides of a water course, measured from the edge 

of the waterway and from any adjacent wetlands, floodplains or slopes. In this buffer, except for 
agricultural uses (animals or crops) – clearing, soil removal or disturbance, filling, dumping, 
ditching, storage and use of pesticide or herbicides, placement of septic systems, and placement 
of dwellings, other kind of development, mining, and commercial logging are prohibited in order 
to protect water quality and ecological health of streams. 

 
Streamside Vegetated Buffer: A 25’ area, measured from the edge of the waterway, of undisturbed 

vegetation designed to conserve the areas immediately adjacent to streams and rivers extending 
along both sides of a water course and any adjacent wetlands, floodplains or slopes.   

 
Street Tree: A tree growing or planted along a road. 
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Street Width: The width of the right-of-way or the distance between property lines on opposite sides 
of a street. 

 
Street: An existing public way or private way which affords principal means of access to abutting 

properties and is suitably improved; or a proposed way shown on a plat approved by the Town 
Planning Board and/or recorded in the office of the County Clerk. 

 
Structure: Anything constructed or built, any edifice or building of any kind, which requires location 

on the ground or is attached to something having a location on the ground, including, but without 
limitation, buildings, stadiums, display stands, storage bins, signs, reviewing stands, gasoline 
pumps, mobile dwellings (whether mobile or stationary at the time), fences, swimming pools, 
covered patios, towers, poles, sheds, signs, tanks, etc., except  outdoor areas such as paved areas 
and walkways.   

Subdivision review: A process where the Planning Board reviews and approves all new lots to be 
created in the town. 

 
Subsidized Rental Unit:  Assistance toward rental or purchase price from public or private agency. 

This is different from "affordable housing" (see affordable housing definition above). 
 
Substantial Construction (or Substantively Commenced): Any land use activity in which the lot has 

been cleared, graded, and the building’s foundation and structure initiated. 
 
Surface Waters of the State of New York::lakes, bays, sounds, ponds, impounding reservoirs, springs, 

wells, rivers, streams, creeks, estuaries, marshes, inlets, canals, the Atlantic ocean within the 
territorial seas of the state of New York and all other bodies of surface water, natural or artificial, 
inland or coastal, fresh or salt, public or private (except those private waters that do not combine 
or effect a junction with natural surface or underground waters), which are wholly or partially 
within or bordering the state or within its jurisdiction.  Storm sewers and waste treatment 
systems, including treatment ponds or lagoons which also meet the criteria of this definition are 
not waters of the state. This exclusion applies only to man-made bodies of water which neither 
were originally created in waters of the state (such as a disposal area in wetlands) nor resulted 
from impoundment of waters of the state.  

 
Swimming Pool: A water-filled enclosure, permanently constructed or portable, having a depth of 

more than 18 inches below the level of the surrounding land, or an above-surface pool, having a 
depth of more than 30 inches, designed, used, and maintained for swimming and bathing. A 
private swimming pool is an accessory use to a residence for the exclusive use of the occupants of 
the residential building and their guests.  

 
Tannery: a place or building where skins and hides are tanned. 
 
Temporary Certificate: Authorization for a land use activity for a limited period of time. 
 
Temporary Garage and Lawn Sale: A temporary, private sale of household goods, furniture, clothing 

and other similar articles from a lawn, garage, or other accessory structure on a residential 
property for no more than 15 days per calendar year. 

 
Temporary Retail Food Establishment:  A retail food establishment that operates at a fixed location 

for a temporary period of time in connection with a fair, carnival, circus, picnic, concert, or public 
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exhibition Hot dog stands or other similar peddler carts that sell food shall also be considered a 
temporary retail food establishment. 

 
Temporary Living Quarters:  A structure, camping unit, or campground used for a limited period of 

time that is measured in days to several months. 
 
Temporary Roadside Stand: See Farm Stand.  
 
Terminal Vista: A building, structure, streetscape, or landscape element such as open space that 

terminates a view and that provides a visual focal point from a location, typically from a public 
road or facility. 

 
Tiny House: A principal or accessory residential dwelling that is less than 1000 square feet that is 

placed on a foundation that meets standards of the New York State Fire Prevention and Building 
Code.  Any dwelling on wheels shall be considered a recreational vehicle. 

 
Total Face Area: The total sign area including all sides of a sign.  
 
Traditional Character of the Community:  Describes the qualities and attributes of Ancram’s physical 

and visual landscapes that embody the varied events, traditions and personalities of its past.  
Traditional character describes the architectural variety, style and scale of the Community, 
including color, proportion, form, and architectural detail. The physical layout of the Community, 
the landscape patterns, the pre-automobile network of roads, and other scenic and economic 
elements also contribute to Ancram’s traditional character.  Among these elements are active 
agricultural operations with low density residential development interspersed with denser 
population centers such as the hamlets, roads and windbreaks lined with old mature trees, stone 
walls, deep rural setbacks, and small/irregular field or pasture dimensions. Ancram’s traditional 
character is strengthened by the presence of historic farmhouses, barns and out-buildings from 
the periods of its settlement by farmers in the 1700’s and early 1800s. Our traditional character is 
also boosted by the presence of sites related to NY State and Federal Historic Register listed 
properties.  Also see Rural Character, Historic Character.   

 
Traditional Neighborhood Design: A development pattern that reflects the characteristics of small, 

older communities of the late 19th and early 20th centuries. Traditional neighborhood designs 
result in communities that are characterized by mixed of housing types, small scale non-retail 
commercial businesses, grid street patterns, pedestrian circulation, intensively-used open spaces, 
and buildings with consistent architectural character. 

 
Transmission Tower: A support structure used to hold high voltage electrical wires and transformers. 
 
Transmission Facility: A structure housing wires and equipment used to transmit electrical or phone 

signals. 
 
Use: This term is employed in referring to the purpose for which any building, other structure or land 

may be arranged, designed, intended, maintained, or occupied; and any occupation, business 
activity, or operation conducted (or intended to be conducted) in a building or other structure or 
on land. 

 
Use, Accessory: A use or structure which is incidental to, but associated with, the principal use such 

as a separate garage or shed, fencing, and recreational facilities  (e.g. pool, tennis court, etc.). 
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Use, Principal: The specific purpose for which land or a building is designed, arranged or intended or 
for which it is or may be occupied or maintained. 

 
Variance, Area: A variance from the area and bulk requirements or supplementary regulations of a 

related character (such as amount, size, location of design or access, off-street parking, 
landscaping, signs) to authorize on a specific lot a permitted use which could not feasibly be 
established without relief from one or more of the dimensional requirements pertaining to the 
district.   

 
Variance, Use: A variance from the use regulations to allow the establishment on a specific lot of a use 

otherwise prohibited in the district.   
 
Vegetation: Indigenous or introduced trees, shrubs, vines, ground covers, and herbaceous materials.  
 
Vernal pools: A wetland in a small, shallow depression within an upland forest. Vernal pools have a 

physical isolation from navigable bodies of water, do not support fish and provide essential 
breeding habitat for certain amphibians and invertebrates.  Vernal pools are flooded in spring or 
after a heavy rainfall, but are usually dry during summer and fill again in autumn.  In the winter 
vernal pools may be frozen over after having been filled with fall rains. In the spring, usually 
around mid-March through April, the pools melt and amphibians begin to lay their eggs there.  

 
View Corridor: The strategic removal of selected groupings of trees and other vegetation from a 

forested area to allow for long views from doors and windows of a structure. 
 
Viewscape: A unique view to or from a particular point. 
 
Visual Impact Analysis: A process used to analyze the visibility of a project, structure, building, or use 

from a variety of points or locations.  NYS DEC publishes guidance documents that outline 
procedures for conducting such an analysis. 

 
Warehouse: A building or part of a building no larger than 20,000 square feet including existing 

structures such as barns, for storing of goods, wares, and merchandise. A public warehouse is 
used primarily for the storage of goods and materials and is available to the general public for a 
fee.  Private warehouse is a building used for the storage of goods and materials for a particular 
commercial establishment. 

 
Water, Ground: Water that infiltrates into the ground, accumulating and saturating the spaces in 

earth material. 
 
Water, Surface: Water contained in streams, rivers, ponds, wet areas, lakes, and other water-bodies 

and watercourses, or that drains across land. 
 
Water-body: Any natural or man- made body of water, such as a pond, lake, wetland, or wet area 

which does not necessarily flow in a definite direction or course. 
 
Watercourse: a permanent or intermittent channel or stream or other body of water, either natural 

or man-made, which gathers or carries surface water.  
Watershed: The area which is a drainage basin for a particular freshwater body. 
 
Waterway: a channel that directs surface runoff to a watercourse or to the public storm drain. 
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Way: A thoroughfare, however designated, permanently established for passage of persons or 
vehicles. 

 
Wetlands: Lands and submerged lands commonly called, but not limited to swamps, marshes, 

sloughs, bogs, flats, pools, vernal pools, fens, natural ponds, kettle ponds, wet meadows, lakes, 
and streams supporting aquatic or semi-aquatic vegetation as defined and used by the NYS 
Department of Environmental Conservation (DEC) and US Army Corps of Engineers (ACOE). 
The US ACOE or NYS DEC is the governing body for matters affecting wetlands, depending on 
the size of those wetlands. If wetland is less than 12.4 acres, US Army Corps of Engineers 
definition shall apply; If 12.4 acres of larger, NYS Department of Environmental Conservation 
definition shall apply.  

 
Wind Turbine: Any mechanism designed for the purpose of converting the kinetic energy of wind into 

electrical or mechanical energy. 
 
Wind Power Facility, Non-Commercial (NWPF): 

1. When not used in connection with farm operation, an NWPF is defined as a single wind 
turbine with a generating capacity of 27.5 kW or less designed solely for on-site power 
consumption except that unused or excess power may be sold to an electrical utility 
company in accordance with the provisions of Section 66-l of the New York State Public 
Service Law.   

 
2. When used in connection with “farm operation” as such is defined in Section 301, 

subdivision 11 of the New York State Agriculture and Markets Law (NYSAML), an NWPF 
is considered an on-farm building and is further defined as a single wind turbine designed 
solely for on-site power consumption as governed by the NYSAML and/or Section 66-l of 
the New York State Public Service Law. 

 
Wind Power Tower: The support structure to which a nacelle and rotor blade are attached. 
 
Wind Power Tower Height: The height from the original grade of the land to the highest point of any 

part of the wind turbine including the top of the blade when it is in the vertical position. 
 
Workforce housing:  Housing that is economically feasible for families whose income level is 

categorized as moderate within the standards set by HUD or a local housing agency. 
 
Yard, Front: A yard extending across the full width of the lot and lying between the front lot line of 

the lot and the nearest point of the building. 
 
Yard, Required: That portion of the open area of a lot extending open and unobstructed from the 

ground upward, along a lot line for a depth or width as specified by the bulk regulations of the 
district in which the lot is located. No part of such yard shall be included as part of a yard or other 
open space similarly required for buildings on another lot. 

 
Yard, Side: A yard situated between the building and the side line of a lot and extending from the 

front yard rear line (or from the front lot line, if there is no required front yard) to the rear yard 
front line or rear lot line). 

 
Yard, Rear: A yard extending across the full width of the lot and lying between the rear lot line of the 

lot and the nearest point of the building. 
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ZBA (The Zoning Board of Appeals): The board designated by the Town to consider requests for 

variances to and interpretations of the Town Zoning Law. 
 
Zoning Enforcement Officer: The administrative officer designated to administer the zoning law and 

issue zoning related permits.   
 
Zoning Permit: A document signed by the Zoning Enforcement Officer and as a condition precedent 

to the commencement of a use or the erection, construction, reconstruction, restoration, 
alteration, conversion, or installation of a structure or building, which acknowledges that such 
use, structure, or building complies with the provisions of the Ancram zoning law or authorized 
variance. 
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