Chapter 2: Visual Impacts

A. INTRODUCTION AND SUMMARY OF FINDINGS

The potential impacts of the Proposed Action on the visual character of the Site and on views
of the Site from select publicly accessible vantage points has been the chief concern of the
Planning Board since the Application was submitted on September 15, 2021.

The following assessment of potential visual impacts considers views of the Site and the
Conceptual Future Buildout Scenario from 14 publicly accessible vantage points selected by
the Planning Board in collaboration with the Applicant within the context of existing visual
character, in light of the Site’s location within the SPO District and the broader Harlem Valley
viewshed, and other relevant factors. The potential visual impacts of the Conceptual Future
Buildout Scenario are evaluated against the applicable provisions of the Town Zoning Code,
including SPO District standards and the Rural Siting Principles, as well as the NYSDEC
guidance for assessing visual and aesthetic impacts.

As summarized below and supported by the detailed assessment that follows, the
Conceptual Future Buildout Scenario would not result in significant adverse visual impacts.
The Conceptual Future Buildout Scenario would comply with all applicable SPO District
standards and the Rural Siting Principles, preserve over 90% of the Site as agricultural land,
conserved forest, and/or open space, and, in addition to being subject to all applicable
controls under the Town Zoning Code, future residential development would be restricted by
a recorded Declaration to small, carefully located RDAs that would be subject to stringent
siting, design, and architectural controls. The Declaration is not required by the Town Zoning
Code, but has been offered by the Applicant as a mitigation measure, and is a part of the
Proposed Action. The private restrictions of the Declaration would be enforceable by the
Town in perpetuity.

Consistent with the NYSDEC Program Policy titled Assessing and Mitigating Visual and
Aesthetic Impacts (DEP-00-2, revised December 13,2019) (“DEP-00-2")", the assessment
of potential visual impacts focuses on the degree of change to the viewshed character, rather
than on visibility alone. NYSDEC guidance recognizes that mere visibility of development
does not constitute an adverse visual impact; rather, an adverse impact occurs only where
development would interfere with or diminish the public’s enjoyment or appreciation of scenic
resources viewed from publicly accessible vantage points.

When viewed from the publicly accessible vantage points selected by the Planning Board—
including Route 44 at Delavergne Hill, Old Route 22, Powderhouse Road, Depot Hill Road,
and Routes 22/343—the Site would retain its rural and agricultural visual character if the
Conceptual Future Buildout Scenario is developed. Views of the developed Site would

" NYSDEC, Assessing Visual and Aesthetic Impacts (DEP-00-2),
https://extapps.dec.ny.gov/docs/permits_ej_operations_pdf/visualpolicydep002.pdf
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continue to be dominated by open fields, forested slopes, and large tracts of undeveloped
open space, with dispersed residential and agricultural structures that would not be visually
prominent. As assessed herein, the scale, spacing, siting, and design limitations imposed by
the Declaration, together with the incorporation of existing farm roads, landforms, and
topographic patterns, and existing/proposed vegetative screening into the design of the
Proposed Action would ensure that the Conceptual Future Buildout Scenario would not
detract from the surrounding agricultural and rural landscape. Visual changes associated with
Conceptual Future Buildout Scenario would be incremental and consistent with surrounding
land use patterns and established rural settlement character in the vicinity.

These conclusions are further supported by recent judicial interpretation of the Town’s SPO
District standards. In Meili v. Town of Amenia Planning Board., Index No. 2023-53442 (Sup.
Ct. Dutchess Co. 2023), the Court confirmed that the purpose of the SPO District “is not to
require or ensure that there never be anything visible in scenic areas except the natural
surroundings but rather, that steps be taken to ensure the character of the viewsheds in
scenic areas not be substantially changed by proposed projects that come within the SPO’s
boundaries.” The Conceptual Future Buildout Scenario satisfies this standard through lot
sizes that are far greater than the minimum required; the preservation of the dominant,
existing visual elements of the landscape; and the restriction of residential development to
carefully sited RDAs, resulting in a worst-case built-out development scenario—i.e., the
Conceptual Future Buildout Scenario—that would be in character with surrounding land uses
and the rural character in the vicinity, and would not have a significant adverse impact on
views from the selected vantage points.

The Proposed Action would reinforce adopted community planning goals for the preservation
of scenic resources, agriculture, and rural character, and incorporate as part of the Proposed
Action as mitigation for any potential visual impacts the private design restrictions of the
Declaration, which would be legally enforceable by the Town in perpetuity. No additional
mitigation is required beyond that already integrated into the design of the subdivision and
the Applicant’s Declaration.

B. METHODOLOGY

The following 14 vantage points (each a “VP” and collectively the “Visual Study Area”) were
selected for the assessment of potential visual impacts (see Figure 2-1):

¢ VP 1 and 2: Route 44/Delavergne Hill facing east/southeast (at scenic overlook pull-off);
e VP 3 and 4: Route 44/Delavergne Hill facing east/southeast (at the S-turn);

e VP 5: Routes 22/343 at Redtail Pass facing northeast (north of the Wassaic Metro-North
Railroad [“MNR”] station);

o VP 6: Routes 22/343 south of Pheasant Run facing northeast (north of VP 5);
e VP 7: Powderhouse Road between Ohandley Drive and Depot Hill Road facing south;

e VP 8: Depot Hill Road south of Powderhouse Road and Washington Court facing
southeast;

e VP 9: Depot Hill Road near Murphy Crest Tree Farm facing east (south of VP 8);
e VP 10: Depot Hill Road facing south (south of VP 9);
e VP 11: Depot Hill Road facing north;
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e VP 12: Depot Hill Road facing south (west of VP 11);
¢ VP 13: Old Route 22 and Depot Hill Road facing east; and
¢ VP 14: Old Route 22 north of Depot Hill Road facing east (north of VP 13).

Photographs were taken in the direction of the Site from each VP under leaf-off conditions to
establish a conservative baseline existing condition. For the future condition with the
Proposed Action, detailed leaf-off photosimulations of the rendered Conceptual Future
Buildout Scenario were prepared by the Applicant’s visual consultant (Saratoga Associates),
resulting in a 3D model of the Conceptual Future Buildout Scenario for the visual impact
analysis. The full visual impact analysis for the Conceptual Future Buildout Scenario
prepared by Saratoga Associates is in Appendix 4.

Based on consultations with the Planning Board’s visual consultant (George Janes, AICP),
the simulations comprehensively depict all above-ground, shared subdivision infrastructure,
including the private Rural Lanes, and associated limits of grading. Each lot features a single-
family residential structure of a specified square footage, positioned within the defined RDA.
The architectural character of these residential structures generally represents reasonably
anticipated design, based, in part, on the restrictions of the Declaration. To ensure a
conservative analysis, the program for each lot includes likely accessory structures,
residential and equestrian amenities, and other site improvements to which a future lot owner
would be entitled. Simulated features include:

e A primary residential structure with an attached garage;
e A paved driveway and entrance court;

e Qutdoor patio;

e A secondary residential structure with its own driveway;
e A swimming pool or agricultural pond;

e A non-agricultural accessory structure (e.g., detached garage or pool structure);
e An equestrian barn with a gravel path or driveway;

e Two livestock run-in sheds;

e Equestrian paddocks enclosed by wood fencing;

e A tennis court with a landscape fence;

e Landscape planting; and

¢ Open grass fields extending outside of the RDAs.

The scale, alignment, elevations, and locations of the features correspond to the Conceptual
Future Buildout Scenario. The 3D model was constructed to incorporate all hypothetical
features listed above. The 3D digital model of the proposed subdivision infrastructure and
individual lot by lot build-out was developed using Trimble SketchUp® and Autodesk® 3ds
Max® software.

As described in Appendix 4, to ensure accurate overlay and spatial registration of the 3D
model into the baseline photograph, simulated perspectives (3D model camera views) were
matched to the corresponding base photograph for each VP by replicating the precise
coordinates of the field camera position—as recorded via Global Positioning System (GPS)
data—and the focal length of the camera lens (50mm). Replicating these real-world
parameters ensures absolute scale accuracy between the base photograph and the
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subsequent simulated view. The photosimulations of the Conceptual Future Buildout
Scenario demonstrate the mitigation that is incorporated into the Proposed Action under the
Declaration. Specifically, each of the 23 residential-agricultural lots was assumed to be
developed to the maximum extent permitted under the Declaration (and Town Zoning Code),
including full utilization of the RDA including accessory structures, maximum allowed
building/structure footprints and heights, and proposed site features such as new trees and
fencing. The photosimulations depict building forms in light tones for illustrative clarity,
although future buildings would be required by the Declaration to have neutral, non-white
exterior colors that would reduce visual contrast with the surrounding landscape compared
to the simulations. This approach intentionally overstates potential visibility to evaluate
whether visual impacts would occur even under conservative assumptions. The
photosimulations therefore model a reasonable worst-case condition rather than an expected
or typical outcome of the Conceptual Future Buildout Scenario.

C. EXISTING CONDITIONS

This section describes the visual character of the Site within the context of the surrounding
community, including discussion of on- and off-Site structures, landforms, topography,
vegetative/tree cover, and illumination patterns. It also illustrates and describes views of the
Site from all 14 VPs identified above.

EXISTING VISUAL CHARACTER OF THE SITE

The Site consists of approximately 605.7 acres comprising two existing parcels—Parcel
403720 and Parcel 212034—each of which is located partially along Old Route 22 and
partially along Depot Hill Road. The Site is currently used for and improved with a mix of
agricultural, equestrian, and residential uses. Existing on-Site structures include residences,
equestrian facilities, paddocks, barns, and other farm-related buildings. The northwestern
portion of the Site, along with areas in the eastern and southern portions of the Site, is farmed
for row crops. The southwestern portion of the Site is used for equestrian purposes, including
a large paddock and associated equestrian buildings. Forest land dominates much of the
eastern portion of the Site and extends along the southern perimeter.

Landform and topography are defining elements of the Site’s visual character. The Site
includes a combination of gently rolling agricultural fields, low-lying areas, and more
pronounced slopes, particularly along the eastern portion of the Site. Elevations range from
approximately 514 feet to approximately 1,226 feet above mean sea level, contributing to
variations in visibility from the VPs across the Site and its surroundings.

Vegetation and tree cover across the Site consist of open agricultural fields bounded by
hedgerows, brushy field edges, and stone walls, as well as larger expanses of forest land.
The eastern portion of the Site and portions of its southern perimeter are dominated by forest
cover. Several ponds are present on the Site, along with a wetland area in the northwestern
portion.

Existing lllumination patterns within the Site and surrounding community reflect the rural
character of the area. Existing lighting in the area is generally confined to residences and
farm/equestrian facilities. There is minimal ambient nighttime lighting across much of the Site,
and large portions of the Site remain dark during evening hours, consistent with surrounding
agricultural and forested lands.
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EXISTING VIEWS OF THE SITE FROM THE VANTAGE POINTS

On March 8, March 21, and April 15, 2024, Saratoga Associates personnel conducted
fieldwork at each VP to document baseline conditions. All photographs were taken during the
early spring season to capture "leaf-off" conditions, representing a conservative, worst-case
scenario for maximum visibility. Photographs were taken using a Canon 6D Mark Il digital
SLR camera at a 50mm focal length (full frame). This standard lens setting closely
approximates human visual perception regarding spatial relationships and landscape scale.
At each VP, the field observer selected the specific camera position that offered the most
unobstructed line-of-sight toward the Site.

The following sections describe the existing conditions of the view from each of the 14 VPs
(see Figures 2-2a through 2-2n).

VP 1AND VP 2

VPs 1 and 2 are located along Route 44/Delavergne Hill facing east/south from the publicly
accessible scenic overlook area toward the Harlem Valley (Figure 2-2a and 2-2b). Together,
these vantage points provide broad, panoramic views across the valley from slightly different
positions at the overlook, allowing the viewer to observe the Site and surrounding landscape
within a continuous, long-range viewshed. The foreground of these views consists of the
wooded slope partially filtering views into the valley floor below while still allowing expansive
visibility beyond. From the elevated location of VP 1 and VP 2, homes recently constructed
within the northern extent of the Silo Ridge Field Club are visible in the foreground in the leaf-
off condition. The Site occupies portions of the mid- to far-distance landscape of this view
and appears predominantly as open fields, pastureland, and agricultural uses. The wooded
slopes beyond the Site (eastern extent of the view) form the dominant visual backdrop and
reinforce the rural and agricultural character of the view.

VP 3AND VP 4

VPs 3 and 4 are located along Route 44 in the vicinity of the S-curve descending Delavergne
Hill and are views experienced from the roadway by motorists traveling through the curve
(Figure 2-2c and 2-2d). The views are more transitional than those from VPs 1 and 2 and
are influenced by roadway alignment, guardrails, and roadside slopes. Development within
the Silo Ridge Field Club would be intermittently observable while traversing the curve. The
Site occupies portions of the mid- to far-distance landscape similar to VPs 1 and 2, and is
visible intermittently by drivers traversing the curve. Views toward the Site are partially filtered
by roadside vegetation, low shrubs, and the curvature of the road, resulting in changing
visibility as vehicles move through the curve. The background is defined by forested hills and
ridgelines rising beyond the valley floor, which form a continuous horizon across both
viewpoints. The scattered residential and agricultural buildings of the Site and surroundings
appear visually subordinate to the agricultural landscape.

VP 5

VP 5 is located along Routes 22/343 approximately 2,000 feet southwest of the Site, just east
of Red Tail Pass and the southern extent of the Silo Ridge Field Club, and north of the MNR
Wassaic station/railyard (last stop on the Harlem line) (Figure 2-2e). VP 5 is one of two views
(including VP 6) that face northeast toward the Site and that can be experienced primarily by
motorists along Routes 22/343. Views toward the Site from VP 5 are brief due to the transient
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nature of the observer, and are heavily influenced by intervening vegetation and
infrastructure. In the immediate foreground, vegetation including trees and brush dominate
the view and substantially limit visibility toward the Site even in the leaf-off condition. Railroad
tracks and related building on the MNR right-of-way are visible through gaps in the vegetation
under leaf-off conditions. The only features of the Site that appear visible are the eastern
forested slopes, which would not be visible at all during the leaf-on condition.

VP 6

VP 6 is located approximately 2,500 feet north of VP 5 (Figure 2-2f). Like VP 5, the views of
the Site from VP 6 are constrained by roadside vegetation, intervening land cover, and the
transient nature of vehicular travel. From this view the intervening land visible in the
foreground is the active sand and gravel mining operation owned by County Organic
Recycling (stockpiles of material are visible in the photograph). Beyond the roadside
vegetation and the intervening property, partial views extend into the Site through gaps in the
tree cover. Existing structures on the Site that are visible at this distance in the leaf-off
condition include the existing farmhouse to remain on proposed Lot 23 and the two horse
barns to remain on proposed Lots 2 and 3. The distant background view is defined by the
wooded slopes on the eastern extent of the Site which form the horizon. Under leaf-on
conditions, foliage along the roadway and within the intervening County Organic Recycling
property significantly screen and limit this view.

VP 7

VP 7 is located along Powderhouse Road between Ohandley Drive and Depot Hill Road,
along the northern boundary of the Site facing south (Figure 2-2g). This viewpoint is situated
north-adjacent to proposed Lots 18 and 19, and due to the presence of existing hedgerows
along the road, provides a narrow view of the open field within this portion of the Site. From
this location, the northernmost portions of the Site are visible as an open field extending
southward across gently rolling terrain. While the Site is visible at close range from this
location, topographic conditions limit views beyond the immediate area. The terrain rises
gradually within the field preventing line-of-sight views to more distant portions of the Site,
including the central area containing agricultural buildings. The backdrop of VP 7 consists of
forested areas and low hills along the eastern and southern perimeters of the Site, which
frame the field and further limit long-distance views.

VP 8

VP 8 is located along Depot Hill Road south of Powderhouse Road and provides views of
the northeast portion of the Site (Figure 2-2h). The immediate foreground consists of the
roadside edge which is bordered by a wooden fence, with low grasses and brush along the
road edge. Immediately downslope of the fence, the land surface drops into a shallow area
that contains ponds and wetlands associated with adjacent low-lying areas that are not a part
of the Site. These pond/wetland areas are not readily visible due to the topographic relief and
the alignment of the roadway relative to them. Further south and east, the view extends
across broad agricultural fields within the Site that are visually divided by a network of existing
hedgerows, tree lines, and brushy field edges. From VP 8, these hedgerows establish a
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layered view in which open land is interspersed with vegetated edges.? While portions of the
fields are openly visible, the hedgerows interrupt longer sightlines and limit views across
multiple fields, particularly under leaf-on conditions when the hedgerows would be more
pronounced than shown in the photograph. The background of the view consists of the Site’s
eastern and southern forested slopes beyond the fields.

VP9

VP 9 is south of VP 8, located along Depot Hill Road (Figure 2-2i). It provides an east-facing
view across the northeastern portions of the Site from a slightly different perspective further
along the road. The same general agricultural fields, hedgerows, and landform patterns
visible from VP 8 are visible from this vantage point, but from a more southerly position that
alters the angle and depth of view. The immediate foreground consists of areas of roadside
grasses, brush, and low woody vegetation that are outside of the boundaries of the Site and
currently provide some screening that would be greater in a leaf-on condition. In addition,
similar to VP 8 the area immediately beyond the foreground (not visible due to topographic
changes) contains an off-Site pond and wetland complex. Beyond the foreground, the land
slopes gently upward into the Site’s agricultural fields, which are visually divided by the same
network of existing hedgerows, tree lines, and brushy field edges identified in VP 8. From
this location, the Site appears as a series of fields arranged across rolling terrain. Visibility
varies depending on alignment with the hedgerows and subtle changes in elevation, with
some portions of the Site more openly visible and others partially screened by vegetation and
topography. The background is defined by forested hills and ridgelines rising beyond the
fields, forming a continuous horizon consistent with the views from VP 8.

VP 10

VP 10 is located west of VP 9 along Depot Hill Road where the roadway alignment turns
west; the view is south across the Site’s central equestrian-focused core (Figure 2-2j). The
foreground of the photo shows the east side of an existing barn and related lawn area that is
not a part of the Site. Beyond the foreground, open pasture extends southward across gently
sloping terrain. The Site’s existing looped farm road (proposed to remain as a Rural Lane
serving the lots) is also visible as it curves through around the paddock areas that would
remain on proposed Lot K-2. The long, low-profile horse barn visible in the mid portion of the
view is proposed to remain on proposed Lot 8. The land rises gradually toward forested hills
that frame the eastern and southern extents of the view and limit longer-distance visibility.

VP 11

VP 11 is located along Depot Hill Road west of VP 10 and provided the northerly view across
gently rising farmland toward the northern interior of the Site (Figure 2-2k). Beyond the
roadway, open agricultural fields extend northward over gently undulating terrain. These
fields exhibit minimal internal fencing or vertical vegetation, resulting in largely open,
uninterrupted visibility across this portion of the Site. From VP 11, the view encompasses the
eastern portions of proposed Lots 20, 21, and 22. The land rises gradually and extends the

2 Existing hedgerows and tree lines visible from this VP are one of the elements of existing visual
character that informed the layout of the proposed lots and Rural Lanes providing access to those
lots.
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view north. Existing vegetative features are limited primarily to low grasses and crop stubble
within the fields, with tree cover concentrated along distant field edges and beyond. The
background of the view is defined by wooded hills and ridgelines farther north and off-Site.
The area adjacent to the fence along the eastern edge of the field (visible at the right side of
the photograph) is proposed as a new north/south-oriented Rural Lane to be connected to
Depot Hill Road.

VP 12

VP 12 is located along Depot Hill Road west of VP 11, and faces south across the Site. This
viewpoint is the reverse of VP 11 and provides views back toward the central and southern
portions of the Site from Depot Hill Road (Figure 2-2l). Beyond the fence along Depot Hill
Road, open agricultural fields extend southward across gently rolling terrain. These fields,
proposed as portions of proposed Lots 1 and 2, include the existing horse barn that would
remain on Lot 2. Interior fencing associated with the existing equestrian uses that would
remain on proposed Lot K-2 is visible in the mid-distance, defining paddock areas and
reinforcing the agricultural character of the Site. The landform rises gradually beyond the
fields toward wooded hills that frame the southern horizon. In the far background, beyond the
Site in a southwesterly facing view are areas of existing off-Site development on distant
hillsides, including portions of the Silo Ridge Field Club.

VP 13

VP 13 is located at the intersection of Depot Hill Road and Old Route 22 and faces northeast
across the Site’s western open fields (Figure 2-2m). This view would be experienced by a
vehicle turning east onto Depot Hill Road. Field boundaries are defined primarily by subtle
changes in landform rather than by hedgerows or fencing at this location. The southern extent
of proposed Lot 22 is visible within the lefthand side of the view. The background is defined
by wooded hills and ridgelines on the eastern extent of the Site, maintaining the consistent
backdrop referenced in other views.

VP 14

VP 14 is located along Old Route 22 and faces east toward the open field within the western
portion of the Site (Figure 2-2n). This viewpoint is highly transient in that it would only be
experienced by motorists and cyclists traveling along Old Route 22 who happen to glance
east while en route. When facing east, the observer is provided with direct views across the
field that slopes gently upward and away from the roadway. Beyond the road, the land rises
gradually into an open field with minimal vertical vegetation. From this location, the existing
conditions within proposed Lots 20, 21, and 22 are visible. These areas appear as contiguous
open fields, with subtle changes in elevation providing visual depth but not limiting sightlines.
The background of the view is defined by the Site’s eastern wooded hills and ridgelines rising
beyond the crest of the field.

D. FUTURE WITHOUT THE PROPOSED ACTION

In the future without the Proposed Action, i.e., without the Conceptual Future Buildout
Scenario, there are no anticipated changes to the visual character of the Site and the majority
of the Visual Study Area. However, continued development at the Silo Ridge Field Club would
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potentially result in additional structures visible in the panoramic views from Delavergne Hill
as presented from VPs 1 to 4.

E. FUTURE WITH THE PROPOSED ACTION

NYSDEC GUIDANCE FOR ASSESSING AND MITIGATING VISUAL IMPACTS

This section assesses the potential visual impacts of the Proposed Action, i.e., the
Conceptual Future Buildout Scenario, based on NYSDEC DEP-00-2, which defines visual
and aesthetic effects, differentiates state and local concerns, and defines avoidance,
mitigation and offset measures that eliminate, reduce or compensate for adverse visual
impacts.?

DEP-00-2 acknowledges that certain variables can affect a viewer’s perception of an object
or project and the visibility of that object or project in the overall viewshed; these variables
include the character of the landscape (existing vegetation, buildings, and topography) and
size perspective (reduction of apparent size of objects as distance increases). Consequently,
under DEP-00-2, an adverse visual impact would occur when there is a detrimental effect on
an aesthetic resource that interferes with or reduces the public’'s enjoyment of that resource
and when the mitigating effects of perspective, including vegetation, distance, atmospheric
perspective, and other proposed mitigation, do not reduce the visibility to insignificant levels.
It is also important to note that DEP-00-2 states that “mere visibility of a project should not
be a threshold for decision-making. Instead a project, by virtue of its visibility, must clearly
interfere with or reduce the public’s enjoyment of appreciation of a significant place or
structure” (DEP-00-2, p. 15).

VISUAL ANALYSIS OF THE CONCEPTUAL FUTURE BUILDOUT SCENARIO

The following sections describe the simulated view of the Conceptual Future Buildout
Scenario from each of the 14 VPs (see Figures 2-3a through 2-3p), followed by an
assessment of potential impacts in accordance with DEP-00-2. Consistent with DEP-00-2,
the assessment of visual impact focuses on the degree of change in viewshed character and
whether that change would interfere with or diminish public enjoyment of a scenic resource,
rather than on visibility alone.

VP 1AND VP 2

Description of the Simulated Condition

Figures 2-3a through 2-3c are photosimulations of the Conceptual Future Buildout Scenario
from VP 1 and VP 2, including a panoramic view. Under the Conceptual Future Buildout
Scenario, the views from VP 1 and VP 2 at the Delavergne Hill scenic overlook continue to
provide broad, panoramic vistas across the Harlem Valley, with the observer looking east
and east-southeast across a wide expanse of agricultural land and forested hills. The
foreground of these views remains defined by the existing wooded slope, which would
continue to partially filter views into the northern area of the Silo Ridge Field Club and the

3 The guidance focuses on assessing visual impacts to inventoried resources of aesthetic significance,
such as state and national parks, and scenic areas of statewide significance.
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valley floor below while also partially maintaining expansive visibility across the mid- and far-
distance landscape.

Within the mid-distance portion of the view, the Site continues to appear predominantly as
open agricultural land characterized by large, gently rolling fields. In the simulated condition,
these fields include dispersed residential-agricultural features such as principal residences,
accessory residential structures, agricultural structures, and other related site features.
These features are generally situated along field edges, adjacent to existing hedgerows, or
in locations consistent with existing landform and vegetative patterns. From VP 1 and VP 2,
the features appear intermittently and distributed across the Site rather than form a
continuous or clustered pattern of development.

The agricultural fields remain visually prominent and continuous across the Site, with the
simulated features occupying limited portions of the overall landscape. Existing vegetation
patterns, including hedgerows, tree lines, and brushy field edges, continue to divide and
frame the fields and, depending on viewer alignment, partially screen or interrupt views of
some of the simulated features. From VP 2 in particular, which is oriented slightly to the east-
southeast, these features are visible across a broader lateral extent of the valley floor but
remain interspersed within the existing field pattern and do not alter the continuity of open
land across the view.

In the background, the forested slopes and ridgeline beyond the Site are unchanged and
continue to dominate the overall composition of the views. The features of the Conceptual
Future Buildout Scenario are entirely below the ridgeline and do not extend into or interrupt
the horizon. Due to the elevated location of VP 1 and VP 2 and the viewing distance of
approximately 4,800 feet, the simulated features appear as minor features, reduced in
apparent size and detail, within the broader valley floor.

Assessment of Potential Impacts

From VP 1 and VP 2, the Conceptual Future Buildout Scenario would introduce additional
visible features within the mid-distance of the view. However, in the Applicant’s opinion, these
features would be limited in perceived scale due to distance, dispersed in pattern, and
visually integrated into the existing agricultural landscape. The dominant visual
components—open fields, rolling topography, and forested ridgelines—are unchanged and
would continue to define the character of the view. The apparent prominence of the simulated
features would be moderated by distance, foreground vegetation, and the scale of the overall
viewshed, such that these features would be visually subordinate to the broader landscape.

As noted, portions of the Silo Ridge Field Club are visible within the foreground and mid-
distance of VP 1 and VP 2, where master planned development has resulted in more
continuous and concentrated groupings of buildings and site features in the western portion
of the valley. In contrast, the Conceptual Future Buildout Scenario would, in the Applicant’s
opinion, appear as dispersed residential-agricultural features arranged along field edges and
existing landscape features, resulting in a more widely spaced and visually subordinate
pattern of development. In the Applicant’s opinion, this contrast demonstrates that the
Conceptual Future Buildout Scenario would not alter the overall perception of the Harlem
Valley as a predominantly open and agricultural landscape, as the simulated features appear
isolated within open fields rather than as a continuous or concentrated development pattern.

In the Applicant’s opinion, the Conceptual Future Buildout Scenario would not introduce
features that would interrupt the ridgeline or horizon, substantially increase visual contrast,
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or alter the spatial organization of the valley floor. Any change in views from VP 1 and VP 2
would be incremental and consistent with the existing rural settlement pattern and would not
interfere with or diminish the public’s appreciation of the panoramic views available from the
Delavergne Hill scenic overlook.

In the Applicant’s opinion, based on the foregoing, the Proposed Action would not result in
any significant adverse visual impacts when viewed from VP 1 and VP 2.

VP 3AND VP 4

Description of the Simulated Condition

Figures 2-3d through 2-3f are photosimulations of the Conceptual Future Buildout Scenario
from VP 3 and VP 4, including a panoramic view. Under the Conceptual Future Buildout
Scenario, views from VP 3 and VP 4 along Route 44 in the vicinity of the S-curve on
Delavergne Hill remain transient for motorists traveling through the curve. The foreground of
these views would remain defined by the existing roadway alignment, guardrails, and
roadside slopes, which shape the viewer’s perspective and limit the duration and continuity
of visibility.

From VP 3 and VP 4, the mid- to far-distance landscape consists of the broader Harlem
Valley, with the Site appearing as a series of open agricultural fields extending across gently
rolling terrain. In the Conceptual Future Buildout Scenario, these fields include scattered
residential-agricultural features associated with the proposed lots. The simulated features
are distributed intermittently across portions of the Site, located along field edges, adjacent
to hedgerows, and in areas consistent with existing landscape patterns. Visibility of these
features from VP 3 and VP 4 vary due to the curving of Route 44 and the presence of roadside
vegetation, low shrubs, and intervening slopes. As a result, views toward the Site continue
to be partially filtered and periodically obscured, with development features expected to
appear and disappear from view as motorists travel through the curve. The simulated
features do not form a continuous visual presence, but instead appear in brief, intermittent
glimpses within the broader landscape. Existing hedgerows, tree lines, and vegetative edges
continue to divide and frame the fields and further interrupt or soften views of individual
features, depending on the viewer’s position along the roadway.

From VP 3 and VP 4, direct views of the Silo Ridge Field Club are limited and not prominent
due to roadway alignment and intervening vegetation. However, as motorists pass through
the S-curve along Route 44, there could be brief views of portions of the Silo Ridge Field
Club. In contrast, and similar to VP 1 2, the individually sited residential-agricultural features
of the Conceptual Future Buildout Scenario are spaced apart and aligned with existing field
edges and landform, such that any visible features would be perceived as isolated
components within a predominantly open landscape, and particularly so, given the transient
and filtered nature of views at these vantage points.

In the background, the forested hills and ridgelines beyond the Site are unchanged and
continue to define the visual horizon. The Conceptual Future Buildout Scenario features are
entirely below the ridgeline and do not extend into or interrupt the horizon. Due to the viewing
distance of approximately 4,800 feet and the transient nature of the views, the features
appear reduced in scale and detail and would read as minor details within the broader valley
context.
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Assessment of Potential Impacts

In the Applicant’s opinion, from VP 3 and VP 4, the simulated Conceptual Future Buildout
Scenario would introduce additional visible features within the landscape; however, these
features would be limited in scale due to distance, appear dispersed in arrangement, and be
viewed primarily under transient conditions. The defining characteristics of the existing
views—open agricultural land, rolling topography, and a continuous forested backdrop—
remain intact and would continue to dominate visual perception. The brief duration of views,
combined with intermittent screening from roadside vegetation and roadway geometry, would
substantially limit the potential for sustained visual exposure. In addition, the distance to the
Site would reduce the apparent size and visual prominence of the simulated features,
ensuring that they are subordinate to the surrounding landscape. In the Applicant’s opinion,
the Conceptual Future Buildout Scenario would neither introduce visually prominent or
continuous features, nor interrupt the horizon; it would not alter the spatial organization of the
valley floor. Instead, the change in appearance from these vantage points would be
incremental and consistent with the existing pattern of dispersed rural development within
the valley.

In the Applicant’s opinion, the Conceptual Future Buildout Scenario would not interfere with
or diminish the public’s enjoyment of views from these roadway vantage points, and would
not result in any significant adverse visual impacts when viewed from VP 3 and VP 4.

VP 5

Description of Simulated Condition

Figure 2-3g is a photosimulation of the Conceptual Future Buildout Scenario from VP 5.
Under the Conceptual Future Buildout Scenario, the view from VP 5 along Route 22 just
north of Redtail Pass, looking east-northeast, continues to be defined by the dense roadside
vegetation and intervening land cover that substantially limit visibility toward the Site. The
immediate foreground remains dominated by dense trees, brush, and low vegetation along
the roadway, which form a continuous visual barrier across much of the viewshed. In the
Conceptual Future Buildout Scenario, virtually no features are visible from VP 5. The
combination of foreground vegetation, intervening landforms, and viewing angles continues
to prevent meaningful views into the Site, such that any introduced residential-agricultural
features would be fully obscured. The eastern forested slopes beyond the Site would remain
the dominant visible feature, forming a continuous and visually cohesive backdrop. Visibility
remains highly dependent on precise viewer position and momentary gaps in vegetation, with
most views fully screened.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 5, the Conceptual Future Buildout Scenario would not be
perceptible within the view, and therefore there would not be any meaningful change in visual
conditions compared to the existing condition. The defining characteristics of this vantage
point—including dense foreground vegetation, limited sightlines, and highly constrained
views—would be unchanged. Under leaf-on conditions, the already substantial screening
would be further reinforced. Because the Conceptual Future Buildout Scenario would not be
visible, in the Applicant’s opinion, it would not introduce visual contrast, alter the composition
of the view, or affect the viewer’s perception of the landscape. Accordingly, in the Applicant’s
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opinion, the Proposed Action would not result in any significant adverse visual impacts when
viewed from this vantage point.

VP 6

Description of Simulated Condition

Figure 2-3h is a photosimulation of the Conceptual Future Buildout Scenario from VP 6.
Under the Conceptual Future Buildout Scenario, views from VP 6 along Route 22 between
Redtail Pass and Pheasant Run, looking northeast, continue to be defined by layered
foreground conditions consisting of roadside vegetation and the intervening sand and gravel
mining operation, which together partially obscure views toward the Site. The immediate
foreground consists of tree cover, brush, and exposed areas associated with the active
mining operation. Beyond the foreground, only a very limited portion of the Conceptual Future
Buildout Scenario is visible: a single house discernable at an elevated portion of the Site
within the upper right portion of the view. This feature appears through a narrow gap in the
intervening vegetation and above portions of the intervening land cover, and is perceived as
an isolated element within the broader landscape. The majority of the Site remains screened
by the combined effects of vegetation, intervening land uses, and topography. The eastern
forested slopes define the background and establish the visual horizon. Due to the viewing
distance and the layered screening conditions, the simulated features appear reduced in
scale and detail, and do not form a continuous or visually prominent feature within the view.
Under leaf-on conditions, this limited visibility would be further reduced, and the observable
portion of the Site would likely be fully obscured.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 6, the Conceptual Future Buildout Scenario would be
barely perceptible, with visibility limited to a single residential element at an elevated portion
of the Site. Since this view would be transient, the features would appear only intermittently
and remain minor relative to the dominant foreground conditions and the broader landscape.

The defining visual characteristics of this vantage point—including the prominent foreground
of vegetation and mining activity, segmented sightlines, and limited depth of view into the
Site—would be unchanged. Under leaf-on conditions, visibility would be further reduced,
resulting in complete or near-complete screening of the Site.

In the Applicant’s opinion, from VP 6, the Conceptual Future Buildout Scenario would not
introduce visually dominant features, alter the skyline, or modify the spatial organization of
the landscape. Instead, any observable change would be minimal and consistent with the
highly constrained visibility that characterizes the existing condition. Accordingly, the
Conceptual Future Buildout Scenario would result in negligible change in viewshed
character. In the Applicant’s opinion, the Proposed Action would therefore not result in any
significant adverse visual impacts when viewed from VP 6.

VP 7

Description of Simulated Condition

Figure 2-3i is a photosimulation of the Conceptual Future Buildout Scenario from VP 7.
Under the Conceptual Future Buildout Scenario, views from VP 7 along Powderhouse Road
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near Ohandley Drive, looking south-southeast, continue to be a close-range view of the
northern portion of the Site, where visibility is defined by local topography and roadside
vegetation. In the Conceptual Future Buildout Scenario, this field includes residential-
agricultural features such as a residential structure located to the left (east) of the view and
a long, low-profile agricultural structure situated within the mid-ground field (both associated
with proposed Lot 18), as well as an additional residence with associated features further to
the south and corresponding to proposed Lot 20. A driveway for the RDA of Lot 18 is also
visible extending from Powderhouse Road, along with a row of evenly spaced trees. Fencing
is also visible along lot edges that organize the landscape. The simulated features described
above are visible at this distance and introduce additional built form within the field; however,
they remain arranged in a dispersed pattern that is consistent with neighboring rural
residential uses to the north and generally follow the natural slope and organization of the
terrain. The field itself remains the dominant visual element, with the introduced features
occupying discrete portions of the overall view. Topographic conditions limit longer-distance
visibility beyond the immediate area of Lots 18 and 20, as the land rises southward and
restricts views of the central portions of the Site. The backdrop remains defined by forested
slopes along the southern and eastern extents of the Site, which continue to frame the view
and establish a consistent visual horizon.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 7, the Conceptual Future Buildout Scenario would
introduce readily visible changes within the immediate field of view, including new
residential/agricultural buildings and associated driveway and landscape features. However,
these features would be limited in extent and arranged in a dispersed pattern, consistent with
surrounding agricultural and rural residential land uses. In the Applicant’s opinion, the
defining characteristics of the existing view would remain intact, and the simulated features
would be visually subordinate to the broader field and would not extend into prominent
ridgelines or significantly alter the horizon. In addition, the view shows that existing and
proposed vegetation along field edges and roadways would provide additional screening over
time, particularly under leaf-on conditions.

While the simulation shows that a viewer at this location would experience a change in the
level of development within the field, that change would be consistent with the established
rural and agricultural character of the area, including the presence of dispersed residential
structures on large lots. The change in viewshed character from VP 7 would be highly
localized and moderate in degree and, in the Applicant’s opinion, would not interfere with or
diminish the public’s appreciation of the broader landscape. In the Applicant’s opinion, the
Proposed Action would therefore not result in any significant adverse visual impacts when
viewed from VP 7.

VP 8

Description of Simulated Condition

Figure 2-3j is a photosimulation of the Conceptual Future Buildout Scenario from VP 8.
Under the Conceptual Future Buildout Scenario, views from VP 8 along Depot Hill Road
looking southeast remain defined by a layered agricultural landscape in which open fields
are separated and framed by landforms and vegetation. The immediate foreground remains
characterized by the roadway edge and a wooden fence, with grasses and low brush along
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the roadside. Beyond the fence, the land slopes downward into a low-lying area associated
with off-site ponds and wetlands, which continue to be largely obscured by topography and
not a prominent visual component of this view.

Similar to the existing condition, the Conceptual Future Buildout Scenario maintains the
series of agricultural fields arranged across gently rolling terrain, visually divided into large
residential/agricultural lots (specifically, proposed Lots 10, 11, 12, 13 and 15) by hedgerows,
tree lines, and brushy field edges. The simulated features, while visible, are dispersed and
organized within the existing field pattern, following the alignment of the established RDAs
and Agricultural Areas of the lots rather than interrupting the broader existing condition. Over
time the hedgerows and vegetation separating the lots would further screen and segment
views of individual structures depending on the viewer’s alignment. In the background, the
forested slopes and ridgelines at the eastern edge of the Site are unchanged and continue
to define the visual horizon. The features of the Conceptual Future Buildout Scenario are all
well below the ridgeline.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 8, the Conceptual Future Buildout Scenario would
introduce visible changes to the fields corresponding to proposed Lots 10, 11, 12, 13, and
15, including primary/accessory residences and agricultural structures. These features would
be a discernible increase in the level of development compared to existing conditions. In the
Applicant’s opinion, however, the defining visual characteristics of the view—namely the
layered arrangement of fields, the presence of hedgerows, and the forested backdrop—
would remain and continue to organize the visual composition. The simulated features are
contained within these existing landscape patterns, and their visibility would be moderated
by hedgerows and topographic variation, which segment and partially screen views across
the Site. Under leaf-on conditions, when vegetation along hedgerows and field edges is in
full foliage, the extent of visibility of individual structures would be further reduced, reinforcing
the layered and partially screened character of the view.

The Conceptual Future Buildout Scenario would not introduce development that extends onto
ridgelines or that would be viewed as a continuous or dominant presence across the fields.
Instead, the visible changes would be consistent with a working agricultural landscape that
includes farm structures and dispersed residences. Accordingly, in the Applicant’s opinion,
while the change in this view would be noticeable, it would not interfere with or diminish the
public’s appreciation of the landscape. In the Applicant’s opinion, the Proposed Action would
therefore not result in any significant adverse visual impacts when viewed from VP 8.

VP 9

Description of Simulated Condition

Figure 2-3k is a photosimulation of the Conceptual Future Buildout Scenario from VP 9.
Under the Conceptual Future Buildout Scenario, views from VP 9 are defined by a layered
agricultural landscape viewed across gently rolling terrain, with intervening vegetation and
subtle topographic variation influencing visibility across the Site. The foreground would
remain characterized by roadside vegetation, including grasses, brush, and low woody
growth, which partially frame and filter the view into the Site. Beyond the immediate
foreground, the land slopes gently upward into a series of open agricultural fields associated
with proposed Lots 13, 14, and 15. In the Conceptual Future Buildout Scenario, these fields
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include dispersed residential-agricultural features such as residences and accessory
structures within the RDAs and agricultural features within the Agricultural Areas of proposed
Lots 13 and 15. These features are visible across the field but remain separated by existing
hedgerows, tree lines, and variations in landform. While a number of structures are visible
from this vantage point, they do not appear as a continuous band of development, but instead
as separate features distributed widely across the landscape.

In the background, forested hills and ridgelines beyond the Site remain unchanged and
continue to define the visual horizon. A simulated residence within the RDA of Lot 14 be
slightly visible in the distance, tucked behind a forested slope. All of the features are below
the ridgeline and do not alter the horizon.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 9, the Conceptual Future Buildout Scenario would
introduce visible changes resulting from development on proposed Lots 13, 14, and 15,
representing a noticeable increase in built form relative to existing conditions. However, the
defining characteristics of the view—namely the rolling agricultural fields, the presence of
hedgerows and vegetative divisions, and the forested background—would remain intact and
continue to organize the visual composition. The prominence of the simulated features would
be moderated by vegetation and changes in elevation that segment views across the Site.
Under leaf-on conditions, vegetation along field edges, hedgerows, and roadside areas
would provide additional screening, further breaking up and reducing the visibility of individual
structures across the view.

In the Applicant’s opinion, from VP 9 the Conceptual Future Buildout Scenario would not
introduce development that extends onto or interrupts ridgelines or creates a continuous
visually dominant presence across the valley floor. Instead, the changes would be consistent
with a rural landscape that includes dispersed residences and agricultural buildings that do
not overwhelm the observer or diminish the quality of the view. While the change in this view
would be noticeable, in the Applicant’s opinion, it would not interfere with or diminish the
public’s appreciation of the landscape. In the Applicant’s opinion, the Proposed Action would
therefore not result in any significant adverse visual impacts when viewed from VP 9.

VP 10

Description of Simulated Condition

Figure 2-3l is a photosimulation of the Conceptual Future Buildout Scenario from VP 10.
Under the Conceptual Future Buildout Scenario, the immediate foreground of this view
remains characterized by the roadside fence, grasses, and the edge of an adjacent off-site
barn structure at the right side of the view, which partially frames the viewing corridor. Beyond
the foreground, open pasture extends southward across the Site. In the simulated condition,
this central portion of the Site includes residential features within the RDAs and agricultural
features within the Agricultural Areas of proposed Lots 7 and 8. A curving driveway is shown
extending towards the RDA of proposed Lot 7 off of the central Rural Lane that encircles
proposed Lot K-2. Additional structures are visible at higher elevations toward the upper
portion of the view, following the slope of the Site. The features of the Conceptual Buildout
Scenario that are visible from VP 10 are arranged in a dispersed pattern that follows the
contours of the land, with buildings situated inside the designated envelopes and spaced far
apart, rather than forming a continuous band of development. The existing long, low-profile
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horse barn that would remain on proposed Lot 8 is a prominent visual element that will
continue to reinforce the agricultural context of the Site. The land rises toward forested hills
in the background, which remain unchanged and continue to frame the view and define the
horizon.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 10, the Conceptual Future Buildout Scenario would
introduce visible changes within the central portion of the Site, including residences,
accessory structures, agricultural barns, and driveways that conform to the existing terrain.
These features would be a noticeable increase in development within the field of view in
comparison to existing conditions. However, the defining characteristics of the view—namely
the open pasture, gently sloping topography, and forested hills in the background—would
remain intact. The features of the Conceptual Buildout Scenario would be visually
subordinate to the broader landscape, appearing as discrete features set within the Site’s
topography. The simulation illustrates how the size of the lots coupled with the strategic siting
of the RDAs would maintain a pattern consistent with rural and agricultural land use.
Accordingly, in the Applicant’s opinion, while there would be noticeable change, the view
would be consistent with the existing rural character and the changes would not interfere with
or diminish the public’s appreciation of the landscape. In the Applicant’s opinion, the
Proposed Action would therefore not result in any significant adverse visual impacts when
viewed from VP 10.

VP 11

Description of Simulated Condition

Figure 2-3m is a photosimulation of the Conceptual Future Buildout Scenario from VP 11.
Under the Conceptual Future Buildout Scenario, views from VP 11 along Depot Hill Road
looking north continue to be characterized by a broad, open field extending across gently
rolling terrain, with a clear line of sight toward the distant ridgelines to the north. In the
simulated condition, the left (southern) side of the view includes the proposed Rural Lane
that extends north/south from Depot Hill Road and a residence and accessory structure within
the RDA placed at the eastern limits of proposed Lot 22. A row of new plantings including
evergreens is also depicted on the west side of the proposed Rural Lane to illustrate potential
screening of the lots that have frontage along the lane. Due to the sloping terrain that
obscures the view of other proposed lots to the north (including lots 20 and 21) the simulated
features occupy a small portion of the overall view and remain confined to one side of the
landscape. The central and eastern portions of the field remain largely open and
undeveloped. The background continues to be defined by distant forested hills and ridgelines
beyond the Site, which remain unchanged and form a continuous visual horizon. All features
of the Conceptual Buildout Scenario remain below the ridgeline.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 11, the Conceptual Future Buildout Scenario would
introduce visible but limited development within an otherwise open field. The presence of a
residence, accessory structures, and a rural lane would represent a noticeable but localized
change in the composition of the view. However, the defining characteristics of the view—
namely, the expansive open field, gently rising topography, and distant forested backdrop—
would remain intact and continue to dominate the visual experience. The introduced features
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would be confined to a portion of the view and would not disrupt the overall openness or
continuity of the landscape. The absence of structures across the majority of the field would
reinforce the perception of the Site as a rural landscape, and the introduced features would
read as isolated components consistent with rural residential and agricultural use, rather than
as a continuous pattern of development. Under leaf-on conditions, new plantings required by
the Declaration would provide some additional softening of any new structures visible from
this VP.

From VP 11, the Conceptual Future Buildout Scenario would not introduce features that
extend onto ridgelines, or substantially alter the spatial structure of the landscape.
Accordingly, in the Applicant’s opinion, the localized change in this view would not interfere
with or diminish the public’s appreciation of the landscape. In the Applicant’s opinion, the
Proposed Action would therefore not result in any significant adverse visual impacts when
viewed from VP 11.

VP 12

Description of Simulated Condition

Figure 2-3n is a photosimulation of the Conceptual Future Buildout Scenario from VP 12.
Under the Conceptual Future Buildout Scenario, views from VP 12 along Depot Hill Road
looking southeast consist of a foreground framed by roadside fencing and a mid-ground field
that extends across terrain that gently slopes downward toward the west.

In the simulated condition, the mid-ground pasture includes dispersed residential-agricultural
features on proposed Lots 1, 2, and 3, which are accessed by a proposed Rural Lane and
integrated into the existing contours of the field. The existing long, low-profile horse barn
located on proposed Lot 2 remains a prominent visual element and continues to reinforce the
agricultural context of the landscape. The newly introduced structures would be visible at this
distance, but appear in a staggered and dispersed pattern across the field, following the
existing topography. The pasture remains the dominant visual component, with fencing and
open grassland continuing to define the mid-ground. In the background, forested hills and
ridgelines remain unchanged and continue to form a continuous visual horizon. All
Conceptual Buildout Scenario features remain below the ridgeline.

Assessment of Potential Impacts

In the Applicant’'s opinion, from VP 12, the Conceptual Future Buildout Scenario would
introduce visible changes within the central field, including multiple residences and accessory
structures distributed across the slope. These features would represent a noticeable increase
in built form compared to existing conditions. However, the defining characteristics of the
view—namely, the open pasture, gently sloping topography, the continued presence of
agricultural structures, and the forested hills in the background—would remain intact. In the
Applicant’s opinion, the arrangement of the features across the slope, while more prominent
than in some other viewpoints, would maintain a pattern consistent with rural residential and
agricultural use, and would not create a continuous or visually dominant band of
development. The Conceptual Future Buildout Scenario would not introduce features that
extend onto ridgelines or substantially alter the spatial organization of the landscape.
Accordingly, in the Applicant’s opinion, while the changes would be noticeable, the view
would remain consistent with the existing rural character and the changes would not interfere
with or diminish the public’s appreciation of the landscape. In the Applicant’s opinion, the
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Proposed Action would therefore not result in any significant adverse visual impacts when
viewed from VP12.

VP 13

Description of Simulated Condition

Figure 2-30 is a photosimulation of the Conceptual Future Buildout Scenario from VP 13.
Under the Conceptual Future Buildout Scenario, views from VP 13 at the intersection of
Depot Hill Road and Old Route 22, looking east, are defined by a roadway-oriented
foreground and an open agricultural field extending across gently rising terrain.

In the simulated condition, the open field includes a prominent agricultural barn located in the
left foreground portion of the view, positioned close to the roadside. This barn represents the
type of agricultural structure permitted within the Agricultural Area at the western extent of
proposed Lot 22. Residential features are also visible further east into the Site, including
residences and accessory structures within the RDAs of proposed Lots 22 and 23, visible
across the mid-distance fields in the view. These features are distributed at varying distances
from the vantage point and follow the gentle rise of the Site’s terrain. The majority of the view
remains open, with fencing serving as lot boundary markers visible across portions of the
landscape, with no continuous pattern of development, owing to the large separation
proposed between RDAs. The simulated features would appear as discrete features within a
largely undeveloped field, with substantial open space maintained between them. In the
background, forested hills and ridgelines beyond the Site would remain unchanged and
continue to define the visual horizon. All features of the Conceptual Buildout Scenario would
remain below the ridgeline.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 13, the Conceptual Future Buildout Scenario would result
in visible changes within the immediate field of view, most notably the addition of a barn in
the foreground and a small number of additional structures within the mid-distance. These
features would be a noticeable but limited change compared to existing conditions. However,
the defining characteristics of the view—namely, the open agricultural field, the gently rising
landform, and the forested background—would remain intact and continue to dominate the
view. The introduced features, while visible, are limited in number and extent, and would not
create a continuous or visually dominant presence across the landscape. The prominent
foreground barn would read as consistent with agricultural use of the Site, reinforcing rather
than altering the rural character of the view. Additional structures would remain visually
subordinate and separated by open space, maintaining the perception of the Site as a rural
and agricultural landscape. Accordingly, in the Applicant’s opinion, while the change in this
view would be visible, it would not interfere with or diminish the public’'s appreciation of the
landscape. In the Applicant’s opinion, the Proposed Action would therefore not result in any
significant adverse visual impacts when viewed from VP 13.

VP 14

Description of Simulated Condition

Figure 2-3p is a photosimulation of the Conceptual Future Buildout Scenario from VP 14.
Under the Conceptual Future Buildout Scenario, views from VP 14 along Old Route 22 north
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of Depot Hill Road, looking east-northeast, would remain defined by a roadway-oriented
foreground and an open agricultural field extending upslope toward forested hills. The
immediate foreground would remain characterized by the roadside edge, grasses, and low
brush, which would partially frame the lower portion of the view. Beyond the foreground, the
land rises gently into an open field with minimal vertical vegetation, providing a relatively
unobstructed view across the Site.

In the simulated condition, the field would include an agricultural barn located on the western
Agricultural Area of proposed Lot 20, positioned close to the roadway. New plantings,
including evergreens, are shown between the barn and the road, showing the type of
additional screening required by the Declaration. Residential features are visible further
upslope within the RDA for proposed Lot 20. These features follow the natural slope of the
land and are spaced far apart from the barn across the field. The majority of the field remains
open, with fencing and subtle field divisions visible across the landscape. The simulated
structures appear as widely-spaced discrete features within the broader open field. In the
background, forested hills and ridgelines beyond the Site remain unchanged and continue to
define the visual horizon.

Assessment of Potential Impacts

In the Applicant’s opinion, from VP 14, the Conceptual Future Buildout Scenario would result
in a noticeable but limited increase in development compared to existing conditions. The
defining characteristics of the view—namely the open field, gently rising terrain, and forested
background—would remain intact and continue to dominate the view. Due to the size of the
proposed lots, the simulated features are widely dispersed across the slope, and would not
create a continuous or visually dominant presence across the landscape. The foreground
barn would reinforce the rural character of the Site, while the upslope residences would be
subordinate to the broader landform and separated from the barn by land to be restricted to
agriculture and/or open space under the Declaration.

Under leaf-on conditions and over time, vegetation along the roadside and field edges would
provide additional softening and partial screening of the mid-distance features, although the
barn would remain partially visible due to its proximity. This change in view would be localized
and transient, and, in the Applicant’s opinion, the limited development would not interfere
with or diminish the public’'s appreciation of the landscape. In the Applicant’s opinion, the
Proposed Action would therefore not result in any significant adverse visual impacts when
viewed from VP 14.

F. MITIGATION

Mitigation for potential visual impacts is part of the Proposed Action and is incorporated
directly into the design and layout of the subdivision and through private restrictions on future
development enforceable by the Town. No additional or different measures are required to
mitigate or avoid identified visual impacts because, in the Applicant’s opinion, the worst-case
Conceptual Buildout Scenario would not result in any significant adverse visual impacts.

The primary mitigation measure for potential visual impacts is the Applicant’s proposed
Declaration, which would be recorded against the entire Site and would run with the land in
perpetuity. The Declaration would restrict future residential development on the 23
residential-agricultural lots to small, clearly delineated RDAs, each limited to no more than
10% of the lot area. All areas of each of the 23 residential-agricultural lots outside the RDA
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of the lot are restricted to agricultural use or open space, thereby maintaining the visual
dominance of open fields, existing (and supplemental) vegetation, and rural character across
the Site.

In addition to restricting the location and extent of residential development, the Declaration
would impose detailed design, siting, and architectural standards that would serve to avoid
or minimize visual impacts. These standards include restrictions on building height, building
footprint, exterior materials and colors, roofing forms, window proportions, lighting, fencing,
and landscaping. Exterior finishes would be limited to non-reflective, neutral materials;
exterior lighting would be required to be shielded and downward-directed; and fencing would
be restricted primarily to wood materials consistent with rural and agricultural character. The
Declaration would also require preservation of existing stone walls, hedgerows, and mature
landscape features that contribute to scenic quality and provide natural screening.

The Declaration incorporates the Town’s Rural Siting Principles by requiring that future
structures: be sited to the extent practicable at the edges of fields or behind existing
vegetative features, avoid ridgelines and crestlines, and minimize visibility from the 14 VPs,
as discussed above. The proposed Rural Lanes would be aligned largely along existing
agricultural roads and hedgerows, reducing the need for clearing and preserving historic
settlement patterns. These siting measures are intended to ensure that future development
is integrated into to the Site’s existing landforms, vegetation patterns, and agricultural uses.

Importantly, all future residential development within the RDAs that are within the SPO
District would be subject to individual site plan review and approval by the Planning Board,
giving the Town future oversight to confirm compliance with the Declaration and applicable
requirements of the Town Zoning Code including SPO District standards and Rural Siting
Principles.

MITIGATION PURSUANT TO NYSDEC GUIDANCE

DEP-00-2 identifies avoidance and project design as the preferred means of addressing
potential visual impacts, with mitigation measures to be applied only where significant
adverse impacts are identified. As discussed in this chapter, the Conceptual Future Buildout
Scenario has been evaluated using a conservative, worst-case analytical framework and
incorporates design-based and enforceable measures that avoid or minimize visual impacts
in a manner consistent with this guidance.

In accordance with DEP-00-2, the visual impact assessment in this DEIS focuses on whether
the Conceptual Future Buildout Scenario would substantially alter existing landscape
character or interfere with public enjoyment of scenic resources, rather than on visibility
alone. The assessment demonstrates that, even under the conservative assumptions of the
Conceptual Future Buildout Scenario, future development by lot owners would not
overwhelm the observer at any of the selected vantage points and would remain visually
subordinate to existing landforms, vegetation, and agricultural landscapes due to the scale,
spacing, and siting of development and the restrictions imposed by the Town Zoning Code
and the Declaration.

DEP-00-2 further recognizes that measures such as limiting development extent, controlling
building scale and materials, utilizing existing topography and vegetation, and ensuring
compatibility with surrounding landscape character are appropriate and effective means of
minimizing visual impacts. These measures are incorporated into the Proposed Action to
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ensure compliance with SPO District standards and the Rural Siting Principles through the
Declaration’s permanent restrictions on building location, height, footprint, architectural
character, lighting, fencing, and landscaping.

In the Applicant’s opinion, because the Proposed Action has been designed to avoid or
minimize potential visual impacts and to preserve the dominant scenic and rural character of
the Site, and because the Declaration would provide durable, enforceable controls for all
future development, no additional mitigation measures are warranted or required under
NYSDEC guidance.

MODIFICATIONS TO THE DECLARATION

As a result of the visual impact assessment set forth above and in response to comments of
the Planning Board, its consultants, and the public comments received during the Application
review process prior to acceptance of this DEIS, certain revisions to the Declaration
previously offered by the Applicant are now proposed, all of which would serve solely to
further restrict future development on the Site by increasing the extent of a development
restriction or limitation, and would therefore constitute additional mitigation for potential visual
impacts of the Conceptual Future Buildout Scenario that is made part of the Proposed Action
(see Appendix 5). The revisions are summarized as follows:

o Updated recitals to reflect the Planning Board’s adoption of a Positive Declaration and
anticipated SEQRA Findings;

o Revised Section 1.4 (Prohibited Uses) to remove “dairy farming” and to add “commercial
solar arrays and installations”;

o Added Section 1.10 (Wetlands) to require that all wetlands shall be protected by a 100-
foot buffer;

o Revised Section 3.4 (Color and Building Materials) to add reference to a color palette
(Exhibit 2) for exterior finishes and to prohibit the use of white and ivory tones for exterior
of any structure;

¢ Revised Section 3.5(a) (Fencing and Lighting) to prohibit privacy fences, security fences,
or opaque walls;

e Added Section 3.5(d) (Fencing and Lighting) to limit retaining walls to a height of 8 feet
and to require that they be constructed with natural materials and finishes and to prohibit
bright materials; and

¢ Revised Section 3.6(a) (Architectural Elements) to require that installation of solar panels
on roofs be subject to approval by the HOA and the Town Planning Board.

MODIFICATIONS TO THE PROPOSED ACTION MADE BY THE APPLICANT PRIOR TO
THIS DEIS

Potential visual impacts associated with future development of the Site by lot owners (the
Conceptual Future Buildout Scenario) have been addressed through substantive design
changes and voluntary constraints offered by the Applicant in the context of numerous visual
analyses and simulations submitted to the Planning Board prior to the acceptance of this
DEIS, and the comments on those materials from the Planning Board, its visual and
engineering consultants, and the public over the course of the multi-year application and
review process beginning in September 2021. As shown by the chronology below, these prior
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simulations and analyses informed the evolution of the Proposed Action from a 32-lot
residential/agricultural subdivision to the 27-lot residential/agricultural subdivision addressed
in this DEIS.

Following the acceptance of the Conservation Analysis by the Planning Board in 2023, the
Applicant submitted a proposed 32-lot preliminary conventional subdivision plat (for the then
larger Site) (see Figure 1-9). In response to initial review by the Planning Board, the
Applicant substantially reduced the overall intensity and visibility of potential development by
decreasing the number of proposed lots, increasing individual lot sizes, and reconfiguring lot
layouts to preserve large, uninterrupted areas of open agricultural land. Among other
reasons, these changes were made to lessen the visibility of future residences and maintain
the Site as a visual buffer within the Harlem Valley viewshed.

In response to Planning Board, consultant, and public feedback regarding potential views
from Delavergne Hill and other scenic vantage points, the Applicant undertook multiple
rounds of refinement to building envelopes, ultimately replacing generalized envelopes with
clearly delineated RDAs that are significantly smaller in size and more sensitively located
away from prominent central fields, ridgelines, and visually sensitive areas and instead along
field edges, behind existing tree lines and hedgerows, or in locations where existing
topography provides natural screening. These modifications were informed by the Town’s
Rural Siting Principles and the accepted Conservation Analysis.

Perhaps most significantly, the Applicant voluntarily offered the proposed Declaration to
address potential environmental concerns, including visual impacts.

The Applicant also revised the subdivision layout to maximize the reuse of existing farm roads
for access, reducing the need for new road construction, limiting clearing, and preserving
traditional agricultural circulation patterns. Proposed new Rural Lanes were narrowed,
realigned, and supplemented with requirements for hedgerow preservation and planting,
further reducing potential visibility from public roadways and trails.

Additionally, in coordination with the Planning Board’s visual consultant, the Applicant
developed the Conceptual Future Buildout Scenario as a conservative, worst-case
development scenario for purposes of environmental review. This scenario intentionally
models each lot as if developed to the maximum extent permitted under the Town Zoning
Code and the Declaration, allowing visual impacts to be evaluated under very conservative
assumptions.

Collectively, these changes reflect a sustained effort by the Applicant to avoid or minimize
potential visual impacts through modifications to the Proposed Action.

CHRONOLOGY OF VISUAL ANALYSES SUBMITTED BY THE APPLICANT (2022-2025)
PRIOR TO THIS DEIS

The following presents a chronology of the materials submitted to the Planning Board prior
to this DEIS The sequence of submissions reflects an iterative review process, in which the
Applicant supplemented and modified visual assessment materials in response to technical
comments from the Planning Board and its consultants, as well as the public.
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JUNE 21, 2022: VISUAL IMPACT ANALYSIS — CONSERVATION ANALYSIS APPENDIX
D (49 PAGES)

This was the first visual impact analysis submitted to the Planning Board, which was in
support of the Applicant’s proposed conservation analysis of a 29-lot non-realty agricultural
subdivision on +723.71 acres. Three viewpoints were analyzed: NYS Route 44/Delavergne
Hill scenic overlook, NYS Route 22, and Old Route 22. The analysis included artistic
renderings of conceptual full build-out, mitigation features, and a zoning-overlay analysis
(RA, RR and SPO Districts). A focused conceptual buildout of one lot (Lot 25) was also
provided with this submission.

DECEMBER 7, 2022: CONCEPTUAL VIEWSHED CONDITIONS (FIRST 3D RENDERING
PACKAGE) (48 PAGES)

This submission included an expanded visual impact analysis of 16 viewpoints prepared by
Rennia Engineering with 3D renderings provided by Lunar Studio and aerial imagery by
Hudson Valley Aerial.

FEBRUARY 21, 2023: CONCEPTUAL VIEWSHED CONDITIONS (REVISED) AND
ALTERNATIVE BUILDOUT RENDERINGS (58 PAGES)

This submission included a revised visual impact analysis of the same 16 viewpoints as the
prior submission, plus visual simulations of an alternative conceptual buildout scenario.
Genesis Studios, Inc. prepared the alternative buildout scenario renderings and built the 3D
alternative buildout model in Autodesk 3DS Max.

FEBRUARY 23, 2023: ZONING COMPLIANCE / MITIGATION EXHIBIT (29 PAGES)

This submission served as a companion piece to previously submitted Conservation Analysis
Appendix D and Conceptual Viewshed Conditions packages. The submission documented
zoning compliance, pre/post conventional-subdivision comparisons, and visual mitigation
features including forest conservation areas, screening measures, and building-envelope
siting principles.

MAY 5, 2023: CONCEPTUAL VIEWSHED CONDITIONS (RESUBMITTED)

The Applicant resubmitted the February 23, 2023 package including the alternative buildout
renderings prepared by Genesis Studios.

APRIL 12, 2024: SARATOGA ASSOCIATES VIEWSHED MAP AND IMPACT ANALYSIS
PROPOSAL

The Applicant retained Saratoga Associates and submitted the following materials to the
Planning Board to address potential visual impacts: a regional viewshed map showing where
conceptual build out would potentially be visible based on topography, forest, and building
cover data; and a proposed methodology for assessment under SEQRA of aesthetic
resources and of compliance with SPO District standards. Because the Applicant did not (and
still does not) propose to build out the subdivision, the submission’s proposed methodology
utilized 3D models based on reasonable assumptions of future development by lot owners
rather than lot-by-lot site plans.

2-24



Chapter 2: Visual Impacts

JUNE 10-11, 2024: SARATOGA ASSOCIATES RENDERING SCOPE PACKAGE (FIVE
DOCUMENTS)

This was a five-document submission made by the Applicant for the purposes of receiving
concurrence from the Planning Board on the scope of Saratoga Associates’ rendering
features before preparation of photosimulations. Field photos were taken on May 17, 2024
along Old Route 22 and Depot Hill Road. A spreadsheet of proposed rendering features was
included with this submission, which established a lot-by-lot scope based on assumed
features including building envelope acreage, principal residence footprint and gross square
footage, attached garages, accessory structures, ponds/pools, paddocks, riding rings, and
building/structure height.

MARCH 17, 2025: REDUCED SUBDIVISION PROPOSAL AND FULL
PHOTOSIMULATION SUBMISSION (61 PAGES)

Following a reduction in the size of the Site by £100 acres (elimination of parcels 7167-00-
515033 and 7167-00-570145), the proposed subdivision was modified to reduce the number
of lots from 32 27. Leaf-on and leaf-off photosimulation packages of the modified program
prepared by Saratoga Associates were submitted.

APRIL 17, 2025: ANALYSIS OF POTENTIAL VISUAL IMPACT ON AESTHETIC
RESOURCES - FEAF PART 3 (2 PAGES)

The Applicant submitted a narrative report related to potential impacts on aesthetic resources
based on the materials submitted to that date, including Saratoga Associates’
photosimulations, in support of the Planning Board’s deliberation on Parts 2 and 3 of the Full
Environmental Assessment Form for the Proposed Action.

MAY 5-6, 2025: REVISED RENDERING FEATURES AND COLOR PALETTE (15 PAGES)

In response to April 23, 2025 comments provided by the Planning Board’s visual consultant
(George Janes, AICP), the Applicant submitted a revised spreadsheet of proposed rendering
features by lot.

JUNE 26, 2025: AMENIA PROPERTY ANALYSIS — COMPARABLES STUDY (25 PAGES)

The Applicant submitted a study of 12 comparable properties in Amenia as well as the nearby
Towns of Millerton and Sharon (Connecticut) documenting the size and extent/siting of
principal and secondary residences, pools, porches/patios/decks, non-residential/agricultural
structures, and recreational structures (gazebos, tennis courts). The submission
demonstrated the local precedent for rendering features.

JULY 7, 2025: REVISED RENDERING FEATURES AND SARATOGA ASSOCIATES
RESPONSE TO GEORGE JANES, AICP

In response to comments from George Janes, AICP, provided on June 20, 2025, Saratoga
Associates revised the proposed rendering features based on the previously submitted study
of comparable properties.
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JULY 28, 2025: FINAL PRE-DEIS RENDERING FEATURES AND SARATOGA
ASSOCIATES’ RESPONSE TO GEORGE JANES, AICP

Saratoga Associates provided a further revised spreadsheet of proposed rendering features
by lot in response to additional comments from George Janes, AICP. The spreadsheet
accompanied a SEQRA narrative package with exhibits. Notable changes to the rendering
features included wood-fence enclosures for paddocks and fenced pools and variations in
structure heights (6 of 23 principal residences and 4 of 11 secondary residences rendered at
21 feet with the remaining structures at 28 feet) to illustrate development form diversity. On
September 25, 2025, the Planning Board adopted a Positive Declaration and the
spreadsheet was subsequently further refined to serve as the Conceptual Future Buildout
Scenario studied in this DEIS.
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