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Matter:

Resolution of
the Town of Ancram Planning Board

Resolution for Special Use Permit and Site Plan Approva!
w

Thursday, July 9, 2026

Homeland Towers, LLC, and Verizon Wireless

NY343 Copake Wireless Telecommunications Facility

6534 Route 22,Town of Ancram, Columbia County, New york
Tax Map Parcel Number 215.-1-41.110

Special use Permit and Site Plan Approval

WHEREAS:
Part 1

The Property, the Applicant, & the Project

1. The Property that is the subject of this application is owned by Willow Brook Farm
Properties, LLC. The lot is located at 6534 Route 22, in the Town of Ancram, Columbia
County, New York, and bears the Tax Map Parcel Number Section-Block-Lot (SBL)
215.-1-41.1 10 (hereafter "Property"). The Property is approximately 153 acres in area.

2. The Applicant is Homeland Towers, LLC, and Verizon Wireless (the "Applicant"). The
Applicant has been represented before this Board by attorney David Kenny, Esq. of the
law firm Snyder & Snyder, LLP.

3. The Applicant proposes to erect and operate a 1O0-foot monopole tower for personal
wireless services, with space located for three (3)future collocation facilities and related
antennae and equipment to provide new and improved wireless communication service
primarily along Route 22.The associated equipment will be located within a 40-foot by
60-foot fenced compound. Access to the project area will be by a 12-foot-wide gravel
access road from Route 22 (The "Project").

4. The tower, antenna arrays and associated mounting hardware are proposed to be
colored brown to help blend the structure with the darker earth-tones of the wooded
ridgelines, which operate as the backdrop for several affected vantage points,
particularly from the Harlem Valley Rail Trail.

5. The Property is located in the Town of Ancram's Agriculture [Ag] Zoning District, as well
as the Scenic Corridor Overlay Zone [SCOZ]. Pursuant to Local Law No. 1 o'f 2011,
entitled Town of Ancram Telecommunications Tower, telecommunications towers are
permitted in all districts with the issuance of a special use permit and site plan approval
from the Town of Ancram Planning Board. For ease of reference, Local Law No. 1 of
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2011 shall hereinafter be referred to as "Town of Ancram Telecommunications Law" or
"The Telecommunications Law."

Parl2
Procedural History

6. The Planning Board has commenced a review of this application pursuant to the
procedures set forth in the Town of Ancram Local Law 1 of 2011 (the
Telecommunication Law), and the Town of Ancram Zoning Law.

7. On November 22,2024, the Applicant submitted an Application to the Town of Ancram
Building Department to install a wireless telecommunication tower. At the time of the
initial application, the proposed monopole was 150 feet tall.

8. On January 9,2025, the Building and Code Enforcement Officer, Edward Ferrato,
referred the application to the Planning Board for special use permit.

9. On February 19,2025, the Applicant submitted an application for site plan and special
use permit to the Town of Ancram Planning Board.

10. On August 4,2025, the Applicant submitted a revised application, which reduced the
telecommunication tower height to 100 feet.

11. ln addition to the application, the Applicant submitted supplemental materials in support
of their application, including, but not limited to, conducting and report of a balloon test
for the proposed telecommunication tower, viewshed maps, Full Environmental
Assessment Form, Ag Data Statement, Alternative Site Analysis, FCC Compliance
Report, RF Justification Reports, FederalAviation Administration [FAA] Opinion Letter
that no lighting is required on the top of the proposed facility, Wetlands Assessment
from Ecological Solutions, tower maintenance schedule, structural certification letter,
Visual Resource Assessment from Saratoga Associates, alternative lattice design and
analysis, and property value impact study.

12. The Planning Board conducted its review with the assistance of the following
professional consultants:

tr Nan Stolzenburg, FAICP, of Community Planning & Environmental
Associates, planning consultant to the Planning Board.

tr George Schmitt, of the firm of CPL, professional consulting engineers to
the Planning Board;

tr B. Benjamin Evans, Senior Project Engineer, and Elizabeth Herington-
Smith, VP Planning and General Manager, of CityScape Consultants,
lnc., RF engineers and consultants to the Planning Board;

tr George Janes, AICP, of George M. Janes & Associates, a specialty
planning firm with expertise using visual simulation technologies; and

Page2of 33



13.

tr John Lyons, Esq. and Kimberly Garrison, Esq., environmental land use
attorneys, of the firm of Grant & Lyons, LLp.

Pursuant to the Telecommunication Act (TCA) S 332 (cXTXBXii), a state or tocal
government must act within a reasonable time upon any request to place, construct or
modify a wireless telecommunications tower, which takes into account the nature and
scope of the application. According to guidance from the FCC, the presumptive shot
clock period for receiving approval is 150 days. The Applicant and the Planning Board
mutually agreed to extend the FCC "shot clock," on several occasions throughout this
review process. The shot clock has most recently been extended to expire on or about
July 9, 2026.

Part 3
SEQRA Environmental Review

The Planning Board acted as the Lead Agency in the environmental review of this
application pursuant to New York State Environmental Quality Review Act (SEQRA).

This Project was classified as a Type 1 action. On May 7,2025, the planning Board
declared it's intent to be the Lead Agency under SEQRA for the environmental review of
this Project.

After classifying the action, the Planning Board circulated for lead agency status on May
20,2025. The Notice was sent to the following agencies:

tr Columbia County Planning Board;

tr New York State Department of Environmental Conservation;

tr New York State Department of Transportation; and

tr U.S. Army Corps of Engineers.

After no other involved agency objected, the Board declared itself to be lead agency and
conducted a coordinated environmental review.

During the course of its environmental review, the Board took a "hard look'at the
potential adverse environmental impacts as required by SEQRA regulations. The
Planning Board conducted an environmental analysis of potential adverse environmental
impacts, which included consideration of the long-term, short-term, direct, and indirect
impacts, that was initiated with a comprehensive review of all submitted materials.

The Board also listened extensively to the comments offered by the members of the
public and the consultants who testified during the review process on their behalf.

On February 11,2026, the Planning Board completed Parl2 of the Full Environmental
Assessment Form [FEAF].

14.

15.

16,

17.

18.

19.

20.
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21. After due deliberations and study, the Town of Ancram Planning Board, as the Lead
Agency, determined that the proposed Homeland Towers NY343 Copake Wireless
Telecommunications Facility project would not have any significant adverse
environmental impacts, and that an Environmental lmpact Statement (ElS)will not be
required for the proposed Project because this Action will not result in any significant
adverse environmental impacts [see 6 NYCRR $ 617.7(a)(2)].

On April 2,2026, the Planning Board voted to adopt a Negative Declaration as its
Determination of Significance for this Project.

Both the adopting Resolution and the Conditioned Negative Declaration are on file in the
office of the Planning Board Clerk, and their content is incorporated by reference herein.
A copy of the Negative Declaration is attached to this Resolution as Appendix A.

Part 4
Referral Pursuant to $ 239-m of the

New York State General Municipa! Law

On October 31 ,2025, the Project was referred to the Columbia County Planning Board
pursuant to NYS General Municipal Law [NYS GML] S 239-m.

The Planning Board received a written response from the Columbia County Planning
Board on November 21, 2025. The Columbia County Planning Board (CCPB)
recommended APPROVAL of the Project. The CCPB stated:

The CCPB finds that this proposed action will likely result in positive
county-wide or intercommunity impacts. The basis for the

22.

23.

24.

25.

recommendation is the following considerations set forth in the
State General Municipal Law (NYSGML), Article 128 S 239-1.

New York

intent and policV':

community facilities

official municipal and county development policies, as may be
expressed through comprehensive plans, capital programs or
regulatory measures; and

such other matters as may relate to the public convenience, to
governmental efficiency, and to the achieving and maintaining of a
sati sfactory com m u n ity envi ron ment.

CCPB continued in their recommendation, and further stated:

The proposed installation of the wireless communications facility is part of
the Verizon Wireless network upgrade and future service expansion for

(f)

(g)

(h)

26.

1-tmpnasrs rn ongrnal.
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columbia county. once completed, it is anticipated that this facility willresult in the improvement of Verizon wireiess service in the area. Thebenefits to the community resulting rrom J"r"ropment of ihe;a;il;ty mayinctude r.mgr*ng coverage in arels with;;;i;; g#. ili. ;:;,.,contribute to the efficiency of the 
"r"rg"n.y services communicationsnetwork in the county. lt may also serv6 to benefit trarerers ar".g irlvsRoute 22, an important regionar artery ir*"oirg corumoia couniv. 1,efacility may also provide fu-ture co-rocltion'op-portunities. lt is anticipatedthat the scope of the improvements, will ."r" to benefit tn" g;r;rpublic and be realized by the community.

The Town of Ancram enacted regisration with provisions for theconstruction of telecommunication facilities, in accordance with state andfederal laws, including co-location and snaieO use where technically
feasi 

!le_., 
por u m bia cou nty deveropm ent pori.r"r rri]p"riti,"''!'.'!'!vq'|'!'

continuation and expansion of telecommunications service in the county.

The proposed wireless service facjlity is a public utility and a permitted
use in the Town of Ancram Agriculture zoning District, and the Scenic' corridor overlay Zone (SCOZ), subject to a Special use permit and siteplan Review

The Town of Ancram Planning Board may take final action with a simplemajority vote.

27 ' The ccPB provided some information comments that were offered for consideration.

tr Noted that an Agricurturar Data statement (ADS) was submitted.

tr Any proposed disturbance of the freshwater wetlands may require approval fromthe regulating entity which may include t'lew iort< state oLpartm"nt orEnvironmental conservation (NYSDEC), and/o; the United states Army corps ofEngineers (USACE).

tr Noted that NYSDEC made a determination that a protection of waters permit
would not be required for work in the unnar"J clrs C stream located on theparcel.

tr Any construction activity that results in the disturbance of one acre or more ofland, must b-e in compliance with the state Pollutant Discharge itiminationSystem (SPDES) Phase ll regulations for Stormwater DischJrges. An Erosionand sediment Control Plan miy be necessary for areas under this threshold.

tr Noted that a determination was made that the project site is located within thevicinity of Endangered or Threatened Species.'Coordination with NySDECand the United states Fish and wirdrife service may be required.

tr The proposed access off NYS-Ro ute 22 will require review and approval fromNew york state Department of rransportation ilvvsoorl. 
-' -'--'-
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28.

29.

tr suggestion that the local Fire chief review the site plan for the adequacy for

emergency access'

trsuggestionthattherequiredbufferareabeidentifiedonthesiteplanandthat
the applicant proriOe information on the maintenance plan and schedule'

tr Notes that the Town of Ancram Telecommunications Towers provision-s include

the requirement for a bond or other form of security for performance of the terms

and conditions'

tr suggestion that the applicant provide a decommissioning plan to address the

terms ano prociss, sniuro the facility meet requirements for removal' The CCPB

also suggest"Olftat the applicant provide-information on any proposed bond to

ensure removal of the tower, related facilities and site restoration'

Part 5
Public Hearing and Comment

The Planning Board held a properly noticed public hearing to solicit comments from the

prUri. on thil project. i6e iunric hearing was opened on July 9,2025, and held open

and continued over a number of months'

Comments were received in opposition to the Project' Those comments expressed a

wide variety of concerns which, among other things, including the following subject

matter: placement and siting of the proposed tower in the scenic corridor overlay Zone

tS-CO2lj the height oitn" tol*"t, particularly when it was initially proposed to be 150

feet; the general too[ anO design'of the tower; adequacy of existing cellular service in

the area and whether there wai a need for the tower; alternative technologies available

(e.g. satellite); propagation maps and 
-radio 

frequency signal coverage; potential for

reduction of property?lue; visioility of the tower; and the rural and agricultural

community and characteristic of Ancram;

During the public comment sessions, comments were also received in favor of the

Project. Those comments mainly expressed support for improved cell service in the

area, fa*icularly in cases of emergency and to'assist emergency personnel responding

to such calls.

The public hearing was closed on July 9,2026'

Part 6
Findings of Facts

The planning Board is authorized to review this application and to approve, approve with

modificationl, or disapprove the proposed special use permit site plan pursuant to the

Town of Ancram Telecommunication Law pursuant to Section 2(B)'

Section 1 of the Telecommunications Law is entitled "Purpose and legislative findings,"

30.

31.

32.

33.
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34.

35.

and it states:

The Town Board of the Town of Ancram has determined that it is in thebest interests of the Ancram community to enioliage the avairabirity ofcellurar terephone service in Ancram, Ancramdare ano goston corner.The Terecommunications Act of 1996 
"ffi;ilth;io*n of Ancram,sauthority concerning the pracement, construction ano modification oftelecommunications towers. The intent of this Local Law is to provide theframework necessary to attract cellular service to in" community as soonas possible by making the localzoning process to-approve the installationof a cellulartower predictable and reaionaore, wftirJat the same timeminimizing the le.oative impact of terecommrni"riion, towers on theenvironment; minimizing the number of towers in ine community byencouraging shared use and the use of existing structures it possiore;

estabrishing a fair and efficient process for revi6w and approvar ofapplications; assuring an integrated comprehensive review otenvironmentar impacts of such facirities; lno prot".ting the health, safetyand werfare of the peopre of the Town of an"iur. whire the objective ofthis Locar Law is to faciritate the derivery or cuilrra.service, the Townintends to imprement this Locar Law so as to minimize the negativeaesthetic impact of such facilities. Further, tfre fown also finds that insome circumstances, coilocation and effective camoufraging oftelecommunications facilities can be in the public inierest and should beencouraged, but in some circumstances, colrocation and camoutrage cancreate unintended visual impacts and may not be consistent with theneed to buird ceil towers with the least intiusiu" rir*i impact on thecommunity.

This,intent and purpose provides the basis for the planning Board,s review of the currentapplication. overall, the purpose of Ancram's Telecommuii"rfior. Law is to find abalance between encouraging and allowing cett service in r," Town of Ancram andminimizing the visuar impatt of terecommunications tower.

The Planning Board has. reviewed the special-use permit application and the site plansubmitted on beharf of Homerand roweis, Ny343 bopu[", jrted May 16,2024,and rastrevised on February 27, 2026, and based on the oisclsiion and reasoning set forthbelow, has determined that the proposed project, u. ;h;;; on that site plan, meets therequirements set forth in the Town of Ancram Telecommunications Law, special UsePermit Requirements, and Site plan Review.

The standards of the Town of Ancram Telecommunications Law and ZoningLaw areextensive' The majority of these standards set forth in the Town of Ancram Zoning Lawand relecommunicatiols._Lqry,]ncluding regulations of the Town of Ancram sceniccorridor overlay District (scoz), *"r"incompassed in the issues that the Boardaddressed during its rengthy environmentar review ottne proposed project.
Consequently, we incorporate by reference in this site pian a[provat resolution, thecontent of the Negative Declaration which we adopted on Rprit 02, 2026. See attachedAppendix A.

36.
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37.

38.

39.

ParlT
Compliance with Ancram Land Use Laws'

A. Town of Ancram Telecommunications Law (Local Law 1 of 2011)

section 5 0f the Town of Ancram Telecommunications Law is entitled "standards and

conditions,' and sets forth the conditions of the telecommunications tower, antennas and

related facilities tnat the npplicant must demonstrate to the Planning Board's satisfaction

in order to be granted aPProvals.

The Applicant proposes a 10O-foot monopole design. The lower, antenna arrays and

associated mounting hardware are proposed to be colored brown to help blend the

structure with the Oaif<ei earthtones of ifre wooded ridgelines, which operate as th-e

Or"fOiop for several affected vantage points, particularly from the Harlem Valley Rail

Trail.

It is specifically noted that, even though telecommunication towers are a permitted use

in the Town of nncram, the object of tne Telecommunication Law is to "minimize the

negative aesthetic impact of such facilities'"

Design of the Tower and Design Alternatives considered

ln order to minimize visual intrusiveness, the Telecommunications Law provides a set of

prioritils regarding the location, erection, and siting of the telecommunication tower'

The planning Board discussed and considered different alternative design options, with

the assistance of their consultants. Upon request from the Planning Board' CityScape

consultants, lnc., consulting radio frequency [RF] engineers to the Planning Board'

proviOeO examples Jt rtturn".tire designs thif fraO been considered in the past in other

municipalities. Some oi the alternativJdesigns discussed included a faux silo, a flagless

flagpole, and a lattice tower.

George M. Janes, AlcP, of George M. Janes & Associates, a specialty planning firm

with expertise using visual simula-tion technologies, in a written report to the Planning

Board, dated December 03, 2025, also suggesled alternative designs that may lessen

the visual impact, given the rural nature otlne area' Mr' Janes included several

examples of atternative design, such as hiding the panels behind fiberglass skin' close

mounled panel design, faux silo, or lattice structure'

ln considering these possible options and considerations, the Planning Board requested

from the Applicant adOitionat iniormation and renderings for further investigation about

these possible alternative designs.

The Applicant stated that a flagless flagpole, or other closed mounted designs' were not

viable'options. Such design reluired talier towers, which would exceed the 100 foot

maximum height limitation within the SCOZ'

The Applicant also noted technological limitations by such a design, such limiting the

40.

41.

42.

43.

44.

45.
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46.

47.

number of carriers for collocation and did not support whip antennas that are typically
9s99 ov emergency services. As is noted in the Telecommunications Law, collocatedfacilities are encouraged. The addition of future cottocation space encourages any futuretelecommunication tower to utilize those spaces rather than build new or additionalstructures, in accordance with the intent of the Telecommunications Law.z

The Applicant also stated that flagless flagpole designs were limited in internal space,and due to the rayout of the anternas, woulo uttimat"et/ r"Jrt" coverage.

Regarding the faux silo alternative design, the Planning Board discussed that the fauxsilo would still be at least 100 feet talt, rihich is a scale"much larger than the real silos inthe area, and, as such,.would look disproportionate and out of piace in cornpaiison toreal silos and other agricultural structures in the area.

The Applicant did provide to the Planning Board revised renderings of a lattice design. ltis noted that the Telecommunications Law cites a preference ror iatticeJ;rlg; --
However, upon review,. the Planning Board concluded that, while fire iattice jesign
helped to reduce visual impacts froir further distances, rr"fr'r. from the Harlem-VaileyRail rrail (HVRT), the lattice tower would be more ,6;;lti;trusive from the Route 22vantage point, given the wider width and footprint of the ratiice tower design.

The Planning Board determined that the monopole design proposed by the Applicant,with its matte brown paint, offers the least visually ootrulive of potential structures.

The. b.rown paint, together with this siting, will help the tower blend with the vegetativebackdrop, particularly from views along'ihe Harlem valrly iair rralr.

The thinner frame and footprint of the molopole, as opposed to the wider footprint ofthe lattice tower design, also reduces its visi'bility atonj'noG zz.

Avoidance of Ridgeline and High Ground

The tower is also sited to avoid high levels of topography and avoids ridgelines.

Although the tower will be visible from the Harlem Valley Rail Trail and Route 22, withinthe SCoZ, both significant scenic areas, any visual implct is not detrimental to thoseresources.

The Planning Board, during its environmental review, discussed at length the visibilityand-potential impact of the proposed tower to the Harlem Valley Rail Trail and thescoz.

Approximately 3.9 miles of the HVRT are situated within a 2-mite radius of theproposed tower. There are some sections where the proposed tower may be visible

2 
Town of Ancram T,elecommunications Law S1.. Additionally, Town of Ancram Telecommunications Law requires theApplicant to demonstrate that the (proposed) tower ,rJt o" structuraliy o"rig;i tolccommodate at teast two (2) additionalantenna arrays equal to those of the applicant. This is met here. see Ancrarn telecommunications Tower Law, g6(c)(25).

48,

49.

50.

51.

52.

53.

54.

55.
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56.

from the Harlem Valley RailTrail. However, the Project is located so that it does not rise

uuor" the ridgeline from views to the east, and is set against the wooded backdrop from

the RailTrail. This siting, together with its matte brown paint camouflaging, will help the

telecommunication tow6i blend with the vegetative backdrop, thereby mitigating its

visual impacts on the HVRT. As found in th-e Negative Declaration, the Planning Board

does not believe that the Tower will diminish the public's use and enjoyment of the

Harlem Valley Rail Trail.

The Town of Ancram Scenic Corridor Overlay District ISCOZI is an officially designated

scenic area of Ancram. As stated in the Town of Ancram Zoning Law:

The Scenic Corridor Overlay Zone [SCOZ] is established as an overlay

district to protect important icenic areas along Route 22 and the Harlem

Valley known to contribute to the beauty, rural character, and quality of

life oi Ancram residents. lt is the intent of this District to protect views

from public roads and to regulate land uses so that they will complement

rathei than detract from a stenic experience. lt 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'3

ln describing the scoZ, the Town of Ancram Zoning Law states:

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

,tltribrt". which the community seeks to preserve and enhance, while

accommodating growth and change.

ln 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

57.

3 
Town of Ancram Zoning Law, Article ll, B(9)
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58.

59.

60.

61.

resources as identified is the scenic Resource protection
Plan adopted by the Town Board.

c' preserve the scenic beauty arong New york state Route22 and the Harlem.Valley ior tfrJen;oyment of residents,
commuters, recreational users and iourists

d' rmprove the Town of Ancram's economic vitarity bypreserving one of the significant scenic l"".orrc", *ithin
the Town, enhancing the Town,s attractiveness to its
citizens as wellas visitors and tourists.a

Along Route 22, those driving will pass the proposed tower. However, those drivingalong Route 22 are.ar,so trav6ring at approximrt"ry ss ,irl, p", hour, and thus, theirview of the tower wl]loe fleetinglAs eiirlneg i. ti.r" r.r"g"iire Dectaration, the proposedtelecommunication tower is visi-ble along Route 22 for approximately 0.37 miles forsouthbound motorists and 0.5s mires for northbound ,6toriltr. practicaly, thetelecommunication tower may be visible to passing motorisi. for about 30 seconds whendriving along Route 22.

The Applicant has taken measures to reduce the impact along Rout e 22. TheApplicanthas reduced the height of the telecommunication tower rrom r so feet to 100 feet.Additionally, the Applicant will be painting the telecommunication tower matte brown tolessen the towers contrast with existinj vegetation.

when considering the entire scoz area, which stretches along the entire length ofRoute 22 in Ancram (approximatery 5 miies), ano tne entire'Lngtn of HVRT, thedetriment to these scenic area, as L whole,'is smail. rt wiii noi be detrimental to thescenic beauty of the scoz, as a whore, or to the enloymeniof the HVRT.

Ancram is a farming community. The area surrounding the proposed area arefarmlands, rural open fields, and residential homes. nI a ruiar community, adequate cellservice and telecommunication tower is important and vital. The columbi; c;;i;Planning Board, in recommending approvar of this proj""i tornd that the proposedfacility is anticipated to result in tn]e improvement of Verizon wireless service. Benefitsto the community would-include improving coverage in areas with service gaps, whichmay contribute to the efficiency of the emergency services communications network inthe county' The Ancram pire irriei has also-exp,t"*J 
"rpport "t 

several meetings forincreasing service along this route, as have some residenis, expressing support forbettercell service in the-area, and noting the importan"" oiirproving access to vitaltelephone and text services, particurarry'in cases of emergency. ce1 service andtechnology can also provide valuable aisistance to rarmeis in the area, including morereliable coverage for when they or their workers are in the field, or use of technjogicaladvances through apps or services that offer reat-time artu ;;;#;r;oiJ'""rL,r, ,ntheir operations.

4 Town of Ancram Zoning Law, Article V, (B)3(1)

Page 11 of 33



62.

63.

It is recognized that while telecommunication towers are permitted in the Town of

Ancram, it is also realized that there are no existing telecommunication towers in the

Town.

while the proposed tower brings a new use into the Town, the Planning Board also

recognizes that this use is permitted'

TheTownBoardhasdeterminedthattelecommunicationtowersareallowedinthe
Town of Ancram, and further, that they are allowed in the scoZ' The Planning Board'

therefore, recognizes that the Town Board expected and anticipated telecommunication

towers to one day be within this area'

ThePlanningBoarddoesnotfindthatthisproposedProjectwillbedetrimentaltothe
Scoz. lt will not 

"nrng"1r," 
essential community character of Ancram as a farming

community, or as a iuiat community. lnstead, it will help provide better and more reliable

;;;;rrg;."iurther, it witt not change the SCOZ, which seeks to preserve scenic

resources. Ancram will remain a f-arming community and the scoz will continue to

protect Ancram's scenic resources'

Lack of Gollocation OPtions

ln Ancram,s Telecommunication Towers Law, the Applicant shall demonstrate its review

of proposed atternatives and shall address collocation as an option, if feasible'

Collocation is preferred over construction of new towers'

The Applicant has submitted a letter, dated January 6,2025, analyzing alternate

site and collocation opportunities'

The Applicant also reviewed a potential alternative location, located at the Overmountain

Conservation Rrea, aitneiequ'est of the Planning Board. ln a letter, dated September 3'

ZO2S, theAppticani piouio"o a review of this location, and found it would not provide

sufficient coverage to the identified significant gap'

The Applicant has demonstrated that no other areas or existing structures exist that can

be collocated.

Gamouflaged and Mitigation Measures

lf a new structure is required, the design must be the least visually obtrusive of all

reasonable options. under the Telecommunications Law, structures that effectively

camouflage are encouraged.

This Project is also located in the SCOZ'

pursuant to the Town of Ancram Zoning Law, Article v "supplemental Regulations," at

subsection (B)(3)(6):

64.

65.

66.

67.

68.

69.

70.

71.

72.

73.
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74.

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
gther communications towers and antennas shall be camouflaged to
blend into the surroundino 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 Vll
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].s

The Applicant has proposed a camouflage design which is a combination of the siting of
the tower off the ridgeline and against a wooded ridge as background. Beyond that, the
Applicant also proposes to paint the tower brown for the purpose of blending it in with
surrounding natural environment.

Effective camouflage involves blending into the surroundings. lt does not necessarily
mean that the object camouflaged is rendered invisible.

Here, the tower is proposed to be sited against a wooded background, and then the
tower will be painted a brown color intended to blend the tower into its background.

The height of the tower has also been reduced from 150 feet to 100 feet, which further
reduces visibility.

Based on the mitigation measures implemented, including reduction in the height, siting
of the tower off the ridgeline and painting the tower brown and darker earth-tones
against a wooded ridge as background, the tower is camouflaged to blend into the
surrounding natural environment.

Landscaping

While some roadside trees exist to provide some screening of equipment and the base
of the tower, additional trees have been included to provide additional screening to
augment the existing vegetation.

As a condition of approval, the Applicant shall install and maintain a landscape
screening buffer consisting of eight (B) Eastern Red Cedar (Juniperus virginiana)
evergreen trees, each having a minimum height of six (6) feet at the time of planting.
The trees shall be planted immediately adjacent to the outer edge of the approved
Limits of Disturbance, on the exterior side of the security fence, and arranged to provide

75.

76.

77.

78.

79.

80.

5 Emphasis Added.
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effective year-round screening of the facility.

81. The planting design shall specifically screen the tower base, generator, Verizon
equipment panels, equipment cabinet, and the security fence from public viewpoints
from the road, to the maximum extent practicable.

82. Eastern Red Cedars are expected to mature to approximately 30 to 60 feet in height
with an 8- to 20-foot spread under favorable growing conditions; however, if the site has
drier or less fertile soils, mature heights of approximately 15 to 25 feet are anticipated,
which remain sufficient to screen the 8-foot-high security fence, the 9.S-foot equipment
canopy, and associated ground-mounted equipment.

83. The existing 1 1-gauge black vinyl-coated chain-link security fence shall remain in place
and provide additional screening of equipment. Any trees that die, become diseased, or
fail to survive shall be replaced with trees of the same species and minimum planting
size within the next appropriate planting season to ensure the continued effectiveness of
the required visual screening.

Reduction in Tower Height

84. The proposed tower height is 100 feet. This was reduced from the initial proposal of 150
feet. The proposed tower does not require a light for Federal Aviation Administration

[FAA] purposes.

85. During the course of our review, the height of the tower was a substantial topic of
discussion.

86. The Applicant has submitted to the Board Radio Frequency Justification Reports from its
engineers that are part of the record.

87. As part of this review, the Planning Board engaged the firm of CityScape Consultants,
lnc. [CityScape] to assist the Board in providing expert review of the Applicant's radio
frequency and related technical submissions.

88. During the course of this review, CityScape has reviewed the materials submitted by the
Applicant and reported to the Planning Board on its reviews, and provided its expert
opinions based on those reviews.

89. ln its report to the Board dated March 11,2026, CityScape stated the following with
regard to the minimum height necessary:

Wireless Coverages and Alternative Heights: The 100' non-concealed
monopole is designed to support the equipment of up to four personal
wireless service providers, with Verizon's antennas centered at 95' above
ground level and future tenants' antennas positioned at approximately
85',75' , and 65' feet above ground level (measured from ground to the
antennas' center). As noted in CityScape's report dated August27,2025,
antennas mounted at a centerline height of less than 65'feet above
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90.

ground level at the proposed site would experience significant signal
degradation due to irregular terrain and tree cover that exceed the height
of the antennas. This structure would meet both the current and futurs
demand for wireless service in the area while potentially minimizing the
need for additional tower construction for future providers.

ln a subsequent report, dated June 3, 2026, CityScape provided additional clarification
that the Applicant has met the requirement of Section 5(C) of the Telecommunications
Act, with regard to the minimum height necessary. CityScape states:

This letter is intended to clarify that it is cityscape's opinion that the
Application as proposed meets the requirements of section s.c. of the
Town's Telecommunications Law. specifically, it is our opinion that any
further reduction in the height of the proposed facility would result in a
substantial decrease in resolution of the "coverage gap,, that this
proposed wireless facility is intended to resolve.

CityScape further opined that:

Furthermore, the proposed wireless facility, which is deemed a "utility" for
the purposes of zoning applications under New york law (see ceilular
TeL Co. v. Rosenberg, 82 N.Y.2d 364, 971 (1993)), appears to present
the "least intrusive" option under Section S.B.(6) of the Town's
Telecommunications Law for remedying the service gap as thoroughry
explored through alternate design suggestions in past hearings which the
Planning Board considered and rejected. lt is our opinion that the
proposed concealed 100' monopole is the more feasible option for
remedying the service gap over other alternatives including a lower height
monopole, which would not resolve the demonstrated coverage gap and
would necessitate additionalwireless facilities to accomplish same, a less
feasible (and less desirable) solution than a single monopole.

cityscape concluded its June 3,2026 report by stating the following opinions:

ln summary, it is cityscape's opinion that the proposed tower is compliant with
the requirements of Section 5.C. of the Ancram Telecommunications Law #1 for
the following reasons:

tr The Applicant has demonstrated a substantial gap in service to be remedied by
the proposed facility.

tr The Applicant has justified the 100' tower height necessary to remedy the gap in
service as the least intrusive and more feasible option to remedy the wireless
coverage gap and meet Verizon's coverage objectives.

tr The tower is structurally designed to support at least two (2) additional
commercial antenna arrays comparable to those proposed by Verizon and
positioned as close as practical to Verizon's antenna elevation. This design
facilitates the Town's goals, as stated in the Ancram Telecommunications Law,

91.

92.
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of encouraging collocation to minimize the number of towers in the community.

tr The tower is sited otf the ridgeline on the east side of Route 22 and will be
painted brown to blend into the surrounding landscape, thereby minimizing visual
impacts to the greatest extent practicable and presenting the least intrusive
option available.

93. The Planning Board finds that the proposed tower height is the minimum height
necessary for remedying gap in coverage primarily along Route 22, and increasing the
availability of cell service in the Town of Ancram.

94. The height proposed Project includes the minimum height necessary to accomplish this
objective, while also providing space located for three (3) future collocation facilities and
related antennae and equipment, which is encouraged by the Telecommunications Law.

95. Where a new telecommunication tower is proposed, the Applicant must examine the
feasibility of designing the tower to accommodate future demand for at least two (2)
future collocations. That has been demonstrated here.

96. As stated previously in CityScape's report, "antennas mounted at a centerline height of
less than 65'feet above ground level at the proposed site would experience significant
signal degradation due to irregular terrain and tree cover that exceed the height of the
antennas. This structure would meet both the current and future demand for wireless
service in the area while potentially minimizing the need for additional tower construction
for future providers."

Minima! Signage

97. The Applicant proposes one sign, which does not exceed two (2) square feet, and which
provides adequate safety notification and information regarding its transmission
capabilities.

98. No additional signage or advertisements are proposed.

Fencing

99. The associated equipment will be located within a 4O-foot by 60-foot fenced compound
to secure and prevents unauthorized access from the general public.

100. Brown privacy plats for the fence will be installed to further mitigate views of the
equipment on the Rail Trail side of the Project.

The Setbacks are Met

101. The Applicant meets the required setback height. The proposed telecommunication
tower is 100 feet from the nearest property line, thus the proposed tower is set back a
distance equal to at least the height of the tower.
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Underground Utilities

102. lt is required that all utilities leading to and away from the telecommunications site shall
be installed underground.

103. The Applicant has confirmed that all new utilities associated with this project will be
installed underground.

Satisfactory Emergency Access

104. On October 31,2025, the Town of Ancram Fire Company provided a letter to the Town
of Ancram Planning Board, stating that they reviewed the application for the proposed
telecommunication tower located at 6534 State Route 22.

105. The Ancram Fire Company raised no objection to the Project. They stated:

lf the installation complies with fire code standards, we consider
emergency access and site conditions to be sufficient for fire and rescue
operations.

Grounding

106. The Applicant confirmed that the telecommunication tower will be grounded and bonded.

107. After construction, the Applicant shall have an electrical inspection, and shall provide
certification to the Town that the Telecommunication Tower is grounded so as to protect
person and property, and installed with appropriate surge protectors.

Noise

108. The proposed Project will have a generator, but the noise will not exceed 40 dBa.

109. The generator is not anticipated to be used often. lt is anticipated that it may be used
once a week, for a small amount of time (e.9. half an hour).

110. ln the event of a power outage, the telecommunication tower will operate on the
generator. As stated by the Applicant, the purpose of the generator is to keep the
telecommunication tower operational, so in the event of a power outage, the
telecommunication will remaining operational with the aid of the generator. The
Applicant noted that many people often rely on wireless service during an outage, so the
purpose of the generator would be to keep the telecommunication tower in operation.

111. The generator would remain running until such time that the power is restored.

112. Although minimal noise is expected from the generator, the generator will also have a
Level 2 Sound Attenuated Enclosure, to further reduce any noise from it.
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Future Gollocation

113. The Applicant proposes to erect and operate a 1OO-foot monopole tower for personal
wireless services, with space located for three (3) future collocation facilities and related
antennae and equipment to provide new and improved wireless communication service
primarily along Route 22.

114. Collocation and shared space is encouraged in the Telecommunications Law in order to
reduce the number of towers in the community.

115. Although no existing structure exists for the Applicant to collocate on for this application,
they have provided space located for three (3) future collocation opportunities, thus in
conformity with the intent of the Telecommunications Law, and in compliance with its
regulations.

116. The Applicant has noted that these collocation spaces are available for lease or rent,
and is not prohibiting or has the effect of limiting, prohibiting or precluding the right or
ability to share space on the proposed tower.

Compliance with Navigable Air Space

117. The Federal Aviation Administration (FAA) has been notified of this application.

1 18. The proposed project does not require a light for Federal Aviation Administration [FAA]
purposes.

Rent Free Access for Local Emergency Services

119. The Telecommunication law encourages or requires the use of the town by town/county
fire, highway and emergency services to use the tower rent free. This has been
discussed with the Applicant, and the Applicant has no objection to this requirement.

120. Emergency services are welcomed to place an antenna on the telecommunication
tower, and will not be charged rent. The Ancram Fire Chief has been present at several
public meetings, and has expressed support for the Project, noting the impact it will help
with emergency services, particularly along the Route 22 corridor.

121. lt is noted that if the town and county fire, highway or emergency service wish to place
an antenna on this structure, they will be responsible for the installation of such
equipment. However, once installed, theywill not be charged rent for space on the
tower.

Gonclusion

122. Based on our findings above, and the totality of our review, including our environmental
review and the Negative Declaration issued at the conclusion of that review, we have
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determined that the proposed project complies with the standards and conditions of the
Telecommun ications Law.

B. Town of Ancram Zoning Law, Articte Vl - Speciat Use permit

123. Pursuant to the Telecommunications Law, no person shall site, build or prepare any site
for the placement or use of any telecommunication towers, antenna(s) or related
facilities without obtaining a special use permit from the Planning Board.

124. Pursuant to Town of Ancram Zoning Law, the Planning Board is authorized to grant or
deny special uses in accordance with the requirements under Article Vl of the Zoning
Law.

125. Section I of Article Vl of the Town of Ancram Zoning Law, entitled "Factors for
consideration" states:

ln 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 Vll (D) (1) and (2) [Commercial Site Plan Approval], 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 willaccomplish the
following objectives...

126. This Section continues and provides a list of ten (10) objectives, which the Planning
Board has reviewed and determined that the Applicant satisfies all of these objectives.

127. The Planning Board has taken into consideration the public health, safety, and welfare
of the community. The Columbia County Planning Board, in recommending approval of
this project, found that the proposed facility is anticipated to result in the improvement of
Verizon Wireless service. Benefits to the community would include improving coverage
in areas with service gaps, which may contribute to the efficiency of the emergency
services communications network in the county. The Ancram Fire Chief has also
expressed support at several meetings for increasing service along this route, noting
severe accidents that have occurred in this area and the lack of reliable cell service.

128. Additionally, residents have also expressed support for having better cell service in the
area. They have noted the importance of improving access to vital telephone and text
services, particularly in cases of emergency, with some providing personal accounts of
being stranded, or helping somebody who was stranded, on the road with no reliable cell
service to call for help or assistance.

129. Those opposed to the tower have argued that they have adequate cell service with their
provider, or have noted alternative technology, such as satellite technology, that would
not require telecommunication towers to be constructed.
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130. ln the Town of Ancram's Telecommunication Towers Law, the intent of the Local Law
includes several objectives which encourage the availability of cell service in Ancram,
while minimizing negative aesthetic impacts of such facilities, such as promoting
collocation and shared use to minimize the number of towers; design preference;
camouflage or stealth facilities; and location preference and areas to avoid.

131. The improvement and accessibility of cell service in Ancram is within the intent of the
Telecommunications Law. lt is also a matter of public health, safety and welfare, as
emphasized by the Ancram Fire Department and members of the public. lt also will have
county-wide benefits, by improving coverage in areas of service gap, which may
contribute to the efficiency of the emergency services communications network.

132. The Planning Board had also taken into consideration consistency with the purpose of
the zoning law. Telecommunication towers are permitted in allzoning districts in the
Town of Ancram, including the SCOZ. The Town of Ancram has a Local Law specifically
for Telecommunications Tower, in which its stated intent is "to encourage the availability
of cellular telephone service in Ancram, Ancramdale and Boston Corner."

133. ln the Town of Ancram's Telecommunication Towers Law, the intent of the Local Law
includes several objectives which encourage the availability of cell service in Ancram,
while minimizing negative aesthetic impacts of such facilities. The Telecommunications
Law continues:

The intent of this Local Law is to provide the framework necessary to
attract cellular service to the Community as soon as possible by making
the local zoning process to approve the installation of a cellular tower
predictable and reasonable, while at the same time minimizing the
negative impact of telecommunications towers on the environment;
minimizing the number of towers in the community by encouraging
shared use and the use of existing structures if possible; establishing a
fair and efficient process for review and approval of applications; assuring
an integrated comprehensive review of environmental impacts of such
facilities; and protecting the health, safety and welfare of the people of
the Town of Ancram. While the objective of this Local Law is to facilitate
the delivery of cellular service, the Town intends to implement this Local
Law so as to minimize the negative aesthetic impact of such facilities.

134. The Proposed project is consistent with adopted land use plans. The proposed tower will
remedy gaps in service. However, the Applicant has also minimized negative aesthetic
impacts of the tower. The Applicant has provided a current design of a monopole
telecommunication tower, to be painted matte brown. The Applicant provided an
alternative design as a lattice tower, which was discussed and considered by the
Planning Board. But ultimately, the Planning Board determined that the monopole
design was the least visually intrusive, particularly along Route 22. The Applicant also
lowered the tower height from 150 feet to 100 feet, and has provided space for three
future collocation for future providers that encourages any future telecommunication
tower to utilize those spaces rather than build new or additional structures.
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135. The Project is accessible to fire, police and emergency vehicles. On Octob er 31 ,2025,
the Town of Ancram Fire Company provided a letter to the Town of Ancram planning
Board, stating that they reviewed the application for the proposed telecommunication
tower located at 6534 State Route 22.

136. The Ancram Fire Company raised no objection to the project. They stated:

lf the installation complies with fire code standards, we consider
emergency access and site conditions to be sutficient for fire and rescue
operations.

137. There is no parking that is required forthis Project. Therefore, the consideration of
adequacy of parking is not applicable for this review.

138. The proposed use 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.

139. The Property, as a whole, is 153 acres in area. The area of land to be physically
disturbed by this project is 0.23 acre, a very small area. While there are wetlands
located to the east of the Property, there are no wetlands or associated buffer areas in
or near the area of the proposed project or any construction activity.

140. The Project will not increase or impair traffic, will not generate any more noise than any
other use permitted in the district, such as residential homes or farm uses, nor will it
release any odors, dust, harmful substances, solid waste disposal or glare.

141. There will be no impact to vehicular traffic access or circulation. Once the proposed
tower is installed, there will be nobody on the site, except for maintenance purposes,
which likely will happen once per month.

142. The Planning Board, during its environmental review, discussed at length consistency
with the neighborhood and community character, and we refer to the we content of the
Negative Declaration, which we adopted on April 02,2026, for a full discussion.

143. ln sum, telecommunication towers are permitted in the Town of Ancram, including within
the SCOZ. However, it is also noted that there are no existing telecommunication towers
in the Town. The proposed action will introduce a new, 1O0-foot monopole
telecommunication tower, right along Route 22, and within the SCOZ. There are no
similar structures in or near the area to the proposed action. Accordingly, it will be
inconsistent with the existing community character, which consists of agricultural lands,
open space, scenic views, and residential homes.

144. The Planning Board recognizes the value and sensitivity of the SCOZ. But, at the same
time, the Planning Board also recognizes that it is an allowed use. The Town Board has
determined that telecommunication towers are allowed in the Town of Ancram, and,
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further, that they are allowed in the SCOZ. lt has to be recognized that the Town Board
expected and anticipated telecommunication towers to one day be within this area.

145. Overall, the purpose of Ancram's Telecommunications Law is to find a balance between
encouraging and allowing cell service in the Town of Ancram and minimizing the visual
impact of telecomm u n ications tower.

146. The Applicant has accomplished this. While the first of any new use can bring a change
to the existing landscape or architectural scale, and can bring changes to the
neighborhood, the Applicant has proposed mitigation measures to minimize the
negative aesthetic impact of this Project.

147. The Applicant has proposed a camouflage design which is a combination of the siting of
the tower off the ridgeline and against a wooded ridge as background. Beyond that, the
Applicant also proposes to paint the tower brown for the purpose of blending it in with
surrounding natural environment.

148. The height of the telecommunication tower has also been reduced from 150 feet to 100
feet, which further reduces visibility, and is in compliance with the height requirement
within the SCOZ.

149. While the proposed action brings a new use into the Town and may create a contrast
with the existing landscape and community character, it will not change the essential
community character of Ancram as a farming community, or as a rural neighborhood. lt
will enhance the current cell service in the area, providing better coverage in the area,
which can be a vital assistance to residents, emergency services, and visitors to the
alea.

150. Further, it will not change the SCOZ, which seeks to preserve scenic resources. As
stated in our Negative Declaration, Ancram will remain a farming community. The
proposed Project is tall, but also has a small footprint, in terms of width and berth, and
will be compatible with the neighborhood and small town character of Ancram, while
promoting the availability of cell service.

151. The propose project will not have negative impact historic or scenic features. The
Planning Board, during its environmental review, discussed at length the aesthetics and
potential visual impacts of the proposed project. We again refer to the we content of the
Negative Declaration, which we adopted on April 02,2026, for a full discussion on this
issue.

152. Although the telecommunication tower will be visible from the Harlem Valley Rail Trail
and Route 22, within the SCOZ, which are both significant scenic areas, any visual
impact is not detrimental to those resources.

153. Approximately 3.9 miles of the HVRT are situated within a 2-mile radius of the
proposed tower. There are some sections where the proposed telecommunication tower
may be visible from the Harlem Valley RailTrail. However, the tower is located so that it
does not rise above the ridgeline from views to the east, and is set against the wooded
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backdrop from the Rail rrail. This.siting, together with its matte brown paintcamouflaging' will help the tower bleni*itn"ft'e-reg"tative_backdrop, i["r"ov mitigatingits visual impacts on ti"re HVRi. As found in ftre Nl"gative Declaration, the planning

,Bh:flifftrrHj;[:Yi;hat the rr*"i *iri oirini.[in" puoric,s use ,,i'Lniovreni of

154' Along Route 22, those driving will pass the proposed_tower. However, those drivingalong Route 22 are also travEling at approxir"irfis mires per hour, and thus, theirview of the tower will be fleeting' As eipraineo-in iirJ r,,regativ'e o""r"rltion, the proposedtelecommunication tower is visi'ble aton'g iori. ii rir rpproximatety 0.37 mites forsouthbound motorists and 0.55 miles foi nortnoo-uno motorists. practically, thetelecommunicetion tower may be visible t" 6;;';otorists for about 3d seconds whendriving along Route 22.

155' The Appricant has taken measrf::_tg 
I:drce.the impact arong Route 22. TheAppricanthas reduced the height of the telecommunication tower from 150 feet to 100 feet.Additionally, the Applicant will be painting ft'" i"i".ommunication tower matte brown totessen the towers contrast with existing ;"g"1;d;"

156' when considering the entire scoz area, which stretches along the entire length ofRoute 22 in A.ncram (approximatery 5 mireil, anJiie entire rength of HVRT, thedetriment to.these scenic area, as a whole,'is small.-lt will not be detrimental to thescenic beauty of the scoz, as a whore, or'to n" 
"nioyment 

of the HVRT.

157 ' The proposed project will be in harmony with the orderty development of the district.Telecommunication 
lowers are permitted in the T;;; of Ancram. Arthough, theproposed action will introduce a newuse to the area, it is, nevertheless, an allowed use.The Town Board has determined that telecommunication towers are allowed in theTown of Angram, and, further, that they are arroweJin tn" scoz. rt has to berecognized that the Town Board expecied ano aniicipated telecommunication towers toone day be within this area.

158' overall, the purpose of Ancram's Telecommunications Law is to find a balance betweenencouraging and allowing cellservice in the Town oiRn"rm and minimizing the visualimpact of terecommunications tower, as discussed above.

159' The Project meets the area and bulk regulations, as wellas the prescribed setbacks fortelecommunication towers. rt is set oact- t oo f."i i;;; the property rine.

160' No municipal or other services for water supply and sanitary sewage disposal is requiredhere' Therefore, there is no effect to the revdr 6r rrnicipal ind oth"er r"rL". requiredfor this project.

161 ' ln conclusion,. based on our findings above, and the totality of our review, including ourenvironmentaf 
5r1i9w and the Negitive Declaration issueo at the conclusion of thatreview, we have determined that ihe propor"o pioi""i"orpties with the special usepermit criteria of the Town of Ancram Zoning t_iw.'- 

-'
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c.TownofAncramZoningLaw,ArticleVll.SitePlanReview

162.lnadditiontoaspecialusepermit,theTelecommunicationsLawalsorequiresthe
issuance of siie plan approvalfrom the Planning Board'

163. pursuant to Town of Ancram Zoning Law, the..Planning Board is authorized to review

and approve, approve with modiflciiionr, o,. disapprove site plans in accordance with

the requiremenis under Article Vll of the Zoning Law'

164. The site plan Law standards are extensive. The majority of the standards set forth in

the Town of Ancram Site plan nevi"w iaw, particutirty ifrose set forth in Article Vll

(DX1) and Article (DX2), *"r" 
"n"o*passed 

in the issues that the Board addressed

during its lengthy environmental review of the proposed Project' Consequently' we

incorporate o:v i6t"i".* in 1y ir sit" pra"approval'resolution, the content of the Negative

Declaration wtricn we adopted on April 2' 2026'

165. Additionally, there is some overlap between.thecriteria considered for commercial site

plan, and those for special ,r" p&ritr and the Telecommunications Law. such criteria

have been pr"riortfy Oiscussed here, and do not require any further discussion' These

include the following criteria and consideration:

tr Adjacent properties are protected from nuisance caused by noise' traffic'

no*iout oi nJrrntrt oOor, fumes, vibration and glare of lights' As previously

discussed above, tne propoied project will nottreate any noise' traffic' noxious

or harmful odors, fumes, vibrations'or glares of lights to adjacent properties'

tr Significant natural, ecological, cultural and historical features of the site are

preserved as much as polsinie. The Property, as awhole, is 153 acres in area'

The area of land to ue pnysically disturbed ny tris project is 0'2.3 acre' which is a

rrrrr portlon of the property. There are.no.wetlands in or near the area of the

proposed project or any construction activity, nor any historic or archaeological

resource near the proposed project'

! Adequate access facilities for fire protection and emergency access' As

pr"riourrv oiscussed above, the Town of Ancram Fire company reviewed the

project and raised no objection to it'

tr Underground utilities will be installed'

trTherewillbenoimpactfromnoisefromthegenerator.

trAdequatetrees,shrubsandlandscapinghavebeenproposed'

! compatibility with neighborhood character and overall rural character of Ancram'

Telecommunication towers are permitted in the Town of Ancram, including within

tne SCOZ. The planning Board recognizes the value and sensitivity of the

SCOZ. But, at the same time, the Planning Board also recognizes that it is an

affoweO use. The Town Board has determined that telecommunication towers
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are allowed in the Town^of Ancram, and, further, that they are allowed in thescoz' The purpose of Ancram't iLr".lrilunications Law is to find a batancebetween encouraging and attowing ;;ti;;;"" in the Town of Ancram andminimizing the visuaiimpact of tetecommunications tower. As discussedthroughout our findings,'this projeci.l.",rpii.hes that barance.

166' The Planning Board considered the Town of Ancram comprehensive plan, as we, asthe Town's Zoning Law and its Natural n"*ui." rnventory, in its review of thisapplication.

167. For Ancram, the Comprehensive plan begins as follows:

ln 20 years, Ancram residents want the Town to look and feel much as itdoes today, onry better. The 
"orrrniiy.oriinr", to varue its openspaces and farms, natural resources, now eacrr contriuuies i;H; qualityof life, and Ancram's historic ano cutturJ'i,"rit"g". we want to maintainAncram's rural character; protect the environment, ground water, workingfarms and open spaces; piovide aoequaie services to our residents;promote rocargovernment transparency; 

"nd "n"orrage 
smail town,community-oriented activities.6

168' Ancram is known to be a predominantly rural and farming community. However, theTown Board has determined that telecomrrni"rtion towers are allowed in the Town ofAncram' pursuant to the Telecommunicatlons l-a*, ,no we have to recognize that the
,l?ylrff:" 

expected and anticipated terecommunication towers t;;;;ry be within

169' ln considering this proposed Project against the backdrop of the rural and agriculturalcommunity' the Planning Board examiieo now tre teiecommunication tower, which is
ffiffi[?flrl 

the As Zonins District and scoZ, wouro iest fit within tne rurat and farming

170' The Planning Board discussed and considered differen_t alternative design options, withthe assistance of their consultants, inctuoing iar*'.-irol trrgless flagpole, and latticetower' ultimately, the Planning Board deteririned tnri ff 
" 

monopole design proposed bythe Applicant, with its matte biown paint, offers tne ieast visually obtrusive design for thetelecommunication tower here. The, brown pri.t, i"g"ther with this siting, will help thetower blend with the vegetative backdrop, d,"rti"Li"iiiro, views atong the HartemValley Rail rrail, and the thinner frame, profile, and fbotprint of the monopole, as

ffii?:#" 
the wider footprint of the taitice towei Jes-ign, atso reduces its vistoitity atong

171' Additionally, height was also an extensive topic of conversation during the reviewprocess.

6 
Town of Ancram Comprehensive plan, dated April 1g, 2O1g,at page 4
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172. The Applicant originally proposed.a 1So-foot monopole design' This has been reduced

to 1O0-feet. The reduction in heighi is an importallcgloonent of this application' The

10o-foot is maximum height p"r*iii"o *ittrin ff'e SCoZ' thus shows compliance with the

Zoning Law.

l1s.ThetelecommunicationtowerisalsowithinthevicinityofRoute22.Fromthephoto
simulations,;;;;;;ptiined in ilre Negative Declaration' there are areasalong Route

22wherethe telecommunication towerivitt still be visible. However, it was found that'

due to gre oacXOiop of vegetativeto the east, mitigating the views from the Harlem

Valtey naif fiaii, arid the iraveling lp;eOs of vehicJes passing by' the impact would not

be significant.

lT4.However,ifthetelecommunicationtowerweretobeanytaller'thiswouldraiseconcerns
about visiuiriivlco;pti;;;; with the scoz, and impact to the communitv.

175. Part of the ConCealment element to this telecommunication tower is to paint

the telecommunication tower brown for the purpose of blending it in with surrounding

naturalenvironment.lfthetelecommunicationtowerweretoraisedanytaller,itwou|d
beabovethetreeline,andreducetheeffectivenessoftheblendingthestructurewiththe
darker earthtones of the wooded ridgelines'

lT6.Additionally,alongRoute22,ilisnotedthattheproposedtowerwillbevisibletothose
driving will pass the proposed tower will. However, it is also noted that those driving

atong Route i 
^u"iraveling 

,t ;;r;-i;ate!v f5 miles per hour, and thus, their view of

the tower will be fleeting. lt was O'eiermlneO in tne ruegaiive Declaration that, due to the

telecommunicationtoweroeingvisiutetopassingmotoristsforabout30secondswhen
driving along Route 22wasnot a signiricant impict. However, if the tower were taller

than what ir"propot"O, it would 
"r"Jt" 

a tower ihat was much more visible' taller' and

more obtrusive to those along Route 22'

lTT.Thus,theheightoftheproposedtower,havingbeenreducedfroml50feettol00feet'
was an imporiant consideration lo the Plannin-g Board, both in terms of compliance with

the comprehensive Plan and zoning Law, and considering appropriate camouflage

concealmentfortheproposedheightforthesurroundingarea.

178. As addressed previously, there are no wetlands in or near the area of the proposed

project o1. uny lonstruction activity, and there will be no pollution of air' streams'

weflands, po;O", or lakes on the ijroperty. lt is noted by the Planning Board that any

digging and construction of the land mayincrease erosion. However, the Applicant has

implemented erosion control methods, such as the installation of silt fencing during

construction. Moreover, George Schmitt, of the firm of cPL, professional consulting

engineers to the Planning Board, has reviewed the adequacy and imp?gt of structures'

roadways and landscaping in areas with susceptibility to ponding, flooding and/or

erosion, and found no ponding or flooding will occur'

17g. As previously discussed above and within the Negative Declaration, adopted on April 2,

2026, the pi6poi"o project will be compatible with its surrounding and in keeping with

the character of Ancram. Ancram is a farming community. The area surrounding the
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proposed area are farmlands, rural open fields, and residential homes. However,telecommunication towers are permitieo in ftre rovin of Ancram. The Town Board hasdetermined that telecommunilation towers 
"i" "ri"rr"o 

in the Town of Ancram, andfurther' that they are attoweJ in tl," scoz. ih" pilnning eoaro, ii'"riroL, recognizesthat the Town Board expected and anticipat"ol"r"lormunication toweis to one day bewithin this area' This propostd 
{of"t *irr ,"iJrrge the essentiar communitycharacter of Ancram .t i rrtring.community, or r# rural community. lnstead, it willhetp provide better and more ,."riior" ;;r;;;A;;fo, the benefit 

"i 
u..'" i"rioents, farmers,emergency services, and visitors to the area] 

, -' -

180' The Applicant has taken measures to reduce the impact along Route 22.TheApplicanthas reduced the heisht of the teteililil;d;; il["r from 150 feet to 100 feet.Additionally' the Applicant will bL painting te ieiecommunication tower matte brown totessen the towers contrast with existing ;d;;td;'
181' The Planning Board does not find that this proposed tower will be detrimentat to thescoz' lt will not change the essentiar 

"ommu,iiiv 
l[aracter of Rncram as a farmingcommunity, or as a rural community

182' ln continuing its site plan review, the Planning Board must also consider specificconsiderations with regard to commerciar sitJptanslin accordance with Article vll(DX2)for site Plan Review' Some orthese requirements are not applicabb h;;; and requireno further discussion. These inctude td i;ti;;i;;; -''

tr Consistency with Commercial Design Standards;

tr consistency with the Town of Ancram Highway specifications andadequacy and arrangement of vehicurar traricacte.. ,nJ .ir.rration;
tr Location, arrangement, appearance and sufficiency of off-street parking,screening and loading;

tr Adequacy and arrangement of pedestrian traffic access and circulation,walkway structures, contror of intersections with vehicurar traffic andoverall pedestrian convenience; and

tr Adequacy of water suppry and sewage disposar facirities.

183' The Planning Board has reviewed.the location, arrangement, size, design and generalsite compatibility of buildings, lighting 
-and 

;ig;;. ih"r"" ir a utitity buitding associatedwith the Project, which will be lolated behind-slateJ t"n." to furiher redu-ce visibitity.

184' There will be no glare or light pollution associated with this proposed project. Theproposed project does not require a light for Federat Aviation Aorini"trui[n trnntpurposes' The only outdoo-r lighting witt oe for maintenance purposes only. such outdoorlighting is manually controlled-and only used when ii is'required. At all other times, nooutdoor lighting will be used. There is no motion i"nror righting that would be triggeredor turn on throughout the night.
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1g5. The Planning Board, during its environmental review, discussed the protection of plants

and animals, and we refer to trre we content of the Negative Declaration, which we

adopted on April 02,2026,for a fultdiscussion. ln summary, there is a Rich Graminoid

Fen naturat community within ff'" ui.Jniiv oi il.|g froperty. 
Trileaf corporation visited the

proposed site in July 2024 anO .onOu"t6d an lnformal Biological Assessment [lBA]' No

listedspeciesorcommunitiesmentionedabovewereobservedwithintheprojectareaat
the time of the site visit. lt was also determined and discussed in the Negative

Declaration that Northern Long-eaieO gats and Bog Turtles may be present on the

property. nowever, the Applicint wif itofiow the guiiance and piotocols by the NYSDEC'

and wilt not clear trees during tne iestricted peri6d, per NYSDEC guidelines for the

protectionofNorthernLong-earedBats.Therearenowetlandsorwetlandsbufferwithin
the area of the proposed project, ; it ir unlikely that there would be any impacts to bog

turtles.

1g6. The pranning Board does not find that this proposed tower wiil disrupt active agricultural

activities. lt will not change tne essential community character of Ancram as a farming

community'TheProperty,asawnote,isl53acresinarea.Theareaoflandtobe
physicatly oisiuiueo 6y this project is 0.23 acre, a very small area' No disruption to

farmingactivitieswilloccurasaresultofthisproposedproject.

1g7. ln conclusion, based on our findings above,.and.the.totality of our review,. including our

environmental review and the ftf"g;i'; Declaration issued at the conclusion of that

review, *" nur" o"termined tnat lne proposed project complies with the criteria for

commercial site Plan aPProval'

NOW,THEREFOREBElTRESOLVED,basedonallofthefactsdescribedaboveandupon
the reasoning described above, as follows:

SectionA.Baseduponallofthediscussionandreasoningsetforthinthisresolution,thep'r*,ng ,oarO Jetermlnii tf.'rt the proposed [roject meets the requirements

and standards set torfr in seciion 5 0f the Town of Ancram Telecommunications

Law.

section B. Based upon all of the discussion and reasoning set forth in this resolution' the

prr*ing Board determines that the proposed project meets the. requirements

ano siuiOrrds set forth in Town of Ancram Zoning Law, Article V.l' entitled

special tJse Permits, and the Town of Ancram Zoning Law, Article Vll' entitled

Site Plan Review'

Section C. Subject to any and all conditions set forth in this resolution, and based upon all

of the discussion and reasoning set forth in this resolution, the Planning Boald

grants the special use permit r-nd .it" plan, and approves the proposed 10O-foot

,onopof" t,ri""o**rnication facility, with space located for three (3) future

cottolation facilities and related antennae and equipment to provide new and

improved wireless communication service primarily along Route 22, as shown on

tne site ptan submitted on behalf of Homeland Towers, NY343 Copake, dated

l,tiay la,'zoz4, and last revised on February 27 ,2026, consisting of sheetS T-1

Page 28 of 33



throughVZ_2.

Section D. Landscapino.

1' As a condition of approval, the Applicant and/or owner shall install andmaintain a randscape.screening orn", consisting of eight (g) Eastern RedCedar (Juniperus-virglrl,r.q);;"6;, 
trees, each rraiing a minimumheight or six (6) t::l:l t1g t-" 

"t 
pLriirri. ii,;];;J".# be prantedimmediaterv adiacent to the outeiJoge of the approved Limits ofDisturbance, on *'" ;;il;r;il;'";H" s-ecurity fence, and arranged toprovide effective year_round screening of the ir.if ii,.-, 

-',"

2' The planting desigtr shall specifically screen the tower base, generator,Verizon eq uipment pan-ers,'eq uifi;i cabinet, ano ttre se-curity fencefrom pubric viewpoints rrom *ie Io;;, i" the maximur-""i"nt practicabre.
3' Eastern Red cedars are expected to mature to approximately 30 to 60feet in height with 

_an 
g-,to zo-iooi.pr""o underJavorabre growingconditions; however, if the site nas-Jrilr or less fertire soirs, matureheights of approximatery 15 to zsi""ilre anticipated, which remainsufficient to screen.the a+oot-rrijn security t"n.6, in"'gs-tlot equipmentcanopy, and associated ground_mounted bquipmeni. 

-'- '-

4' The existing 11-gauge black vinyl-coated chain-link security fence shallremain in prace and provide aooitionai screening of equipment. Any treesthat die, become diseased, or raiito survive shail be repraced with treesof the same species and minimurnpranting size within the nextappropriate pranting season to ensure the'continu"o 
"ri*ti*ness of therequired visual screening.

5' The Applicant, and all successors in ownership of the property, mustimplement and maintaln]!11|a-nOs."ping as-it has been approved by thePlanning Board. rt is an express condition of this approvar that aillandscaping discussed above rG o.-rrintained in good condition solong as the terecommunication towei L instailed. rf substantiarsubstitutions are made to the 
"pprou"d 

randscaping, the property ownershall come back before the pranning Boaro for an amendment to this siteplan approval.

Section E. Camouflage

1. As a condition of approvar, the tower, antenna arrays and associated
mounting hardware shail be corored bi9wn. The puipose of this is to herpblend the structure with the darker earthtones of ihe'wooded ridgelines.

2' The owner of the tower,.and any of its assigns or successors, shailcontinually monitor the design and color otine ,onopor" utilized tocamoufrage the.tower.-g.pon any notice, incruding visuat notice, that thecamouflage features of the tower are no ronger iI comptiance with the
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Section F.

Section G.

Section H.

Section l.

final site plan map attached, the owner of the tower' and any of its

assigns or successoi, .nr.i'r"rtore the color to bring the tower back to its

compliance with the iinri.ii* plan. The owner of the tower, and any of its

assigns or successo;;;hdiffi" ttit.ty (30) days to cure any deviation or

violation.

Partoftheconcealmentelementtothistelecommunicationtoweristo
paint the tower brow;i;h; ilrpose of blending it in with surrounding

natural environment. rt irre tower'were to raised any taller, it would be

above the treeline, ,no'i"or." the effectiveness of the blending the

;;;;ir;; *ith the oarfer earthtones of the wooded ridgelines'

4,lnadditiontothecolorofthetower,antennaarrays.andassociated
mounting hr;;;;; irre nlight of the tower at 100 feet is pivotal for

conceatment;; ;;;uflaie to blend into the surrounding natural

environment.

i#s$!l:t,:r"::'
local emergency transmitters on the toweiient-free. The Town and county will

be responsible for "l[;;iti.g 
,grity charges and.or fees and for providing all

labor and materials toiifrelr initattations. O"nce such equipment is installed' the

Town and/or county highway and emergency services shall.not be charged any

te-", oir"nt tor fraving tr "qlipr"nt 
onlhe telecommunication tower'

Groundinq. After construction and prior to receiving a certificate of compliance'

ffiprrc,ntshallna,eanelectricalinspectionconducted'onthe
telecommunicationsiower and/or related facility. The Applicant shall provide

certification acceptaute to il." to*n that the telecommunications tower is

giounOeO so as to protect person and property'

Annual Reports' The Applicant shallprovide annual reports to the Town of

Ancram Building o"p"'ii 
"nt, 

Town board and Zoning Enforcement Officer,

demonstrating tnatih; i"t""or.unications tower and/or related facility is

"p"rrti""if 
uiO Uuing used for th.e.purposes specified in the application' The

report shall also contirm i6e condition of the telecommunications tower and/or

reiateO facility, including, but not limited to, the condition of the painting

camouflage anO fanJicZpe, and that they are maintained in good condition' Such

reports stiall be provided at the end of each calendar year'

Five Year Renewal of Special Use Pqrmit. The special use permit and site plan

5) Years, from the date of this

resolution.

1. The owner may apply for a renewal ninety (90) days before the permit

expires Oy suOmitiing a brief written request for a permit renewal to the

Zoning Enforcement-officer, with a copy to the Planning Board, certifying

the compliance of the facility with the Town of Ancram

Telecommunications Law'
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2' The Zoning Enforcement officer shail issue a renewed permit,incorporating by reference the ietevant conoitionsirom the initiar permit ifthe following criteria are met:

(A) there are no changes to the terecommunications tower androrrelated facility from the initial permit;

(B) the facirity is in compriance with the Terecommunications Law;

(c)
_th_e 

fa,cility is in compriance with ail permit conditions stated in thisresolution; and

Section J,

(D) the facirity is in compriance with ail current appricabre Federarstandards regarding RF emissions.

3' lf any of these criteria are not met, the Zoning Enforcement officer shallrefer such renewar apprication to the prannin6 B;il to be reviewed.

F:p.:ggtiT of Faci!fu' The tower owner(s) shail conduct inspections of thetower's structurar integrity and safety using an independent, Iicensed,professional structural engineer.

1' Towers shail be inspected every five (!) vear9. A report of the inspectionresults shall be certified and submitted toine town-doaro and the ZoningEnforcement officer on or before the anniv"o"rv JJt" of the approvar inintervars of five (s) years, in compriance with sedtion-z(c) of the Town ofAncram Telecommunications Law.

2' The tower owner(s) shall provide an updated RF Emissions certification
9very two (2) years.to the Zoning Enforcement offi;;;, which shaildemonstrate compriance with th6 most recent federarguiderines.

3. shourd the inspection of any tower revear any structurar defect(s) which,in the opinion of the inspecting engineer,";d;i;J dr;t tower unsafe, thefollowing actions must be takei:

(A) within ten (10) business days of notification of an unsafestructure, the owner(s) of the tower srratt submit a pran toremediate the structurar defect(s). This pran shail be initiatedwithin ten (10) business days aiter.orr"n""ment.

(B) Failure to accomplish this remediation of structurat defect(s) withinten (10) business days shail be a vioration oitn" speciar usepermit and shail be grounds for revocation of ihe speciar permit bythe pranning Board, after p.ubric hearing, anJ suojdct ilre iaciriiy 
-'

owner and/or operator to other enforcement and penalty 
-'..-r

provisions provided in the Town Code.

Removal' ln the event that a telecommunications tower and/or related facility is
Section K.
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Section L.

Section N.

Section O.

Section P.

Section Q.

Section R.

no longer used for the purpose specified, in the application' or the

telecommunications toi"i anOloi related facility ceases operations for a

continuous period of iao days, the Town Boaro may by resolution, after hearing

held upon due notice, i"quiriiin" applicant or its successors or assigns to

dismantle and remove suctr tower, siructures and facilities from the site and

restore the site to its iriJinat-Lonoition within ninety (90) days of receipt of written

notice from the Town Board'

lnformation Provided for Asse-ssor, Before the building permit is issued for this

tetecommunicationsf6ffi;--fa-ajlty, the applicant shall provide to the Assessor

of the Town of nncram such information concerning the deed, lease or license

as is reasonaurv requiieo ov tn" Assessor for real property tax purposes' The

applicant or owner will have an ongoing duty to report the cost of any material

iripr*Lr.nts to the site. Such inf6rmition may be exgqOt from public

disclosurepursuanttoPublicofficersLaw$ST,subdivision2,orsimilar
provisions of law.

Bond or securitv. The applicant and. the owner of record of any proposed

property site shatt O" loi'nlfy required to execute and file with the town a bond or

[inlirdm of securitf as requiied by section 8(c) of the Town of Ancram

Telecommunications Law, acceptable to the Town Attorney and Town Board as

toformandmannerofexecutioninanamountdeemedsufficientbythePlanning
Board for the faithful execution of the terms and conditions of this permit' The

bond or security snall-remain in fullforce and effect until the removal of the tower

and related facilities, itsfull decommissioning, and full site restoration.

Decommission. The Applicant shall.provide a fulldecommissioning plan to

address the terms ,no' pro""ts of decommission the telecommunication tower'

should the facility ,""t?"q**ments for removal' The decommissioning plan

shall be reviewed ,nJtouno acceptable by the Town of Ancram Planning

Board's consulting engineer'

Pavment of Escrow. The approvals granted by this resolution are conditioned'

ih;fippfiA;Gj-uil p"Vrn"ni'to the Town of Ancram of any and allfees and

escrow deposits d1.;;; connection with this application' Such approval shall n.ot

be deemed granted until all such fees and reimbursements are paid in full by the

applicant.

Final Site Plan for siqnature. The Planning Board hereby authorizes the

to stamp and sign the final Site Plan upon the

Chair's determination'tnrt the final siie plan [resented for signature matches the

site plan approved by this resolution'

. The Planning Board directs the
olution and all project materialsin

the office of the fo*n 6t nncram Town Clerk within five (5) business days after

this decision is rendered, and a copy of the approval resolution thereof mailed to

the Applicant within the same five-day period'
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Section S. Other Necessarv Approvals. The granting of this approval does not absolve the
Applicant and the Property Owners from having to secure any other required
permits or approvals.

Motion to approve this resolution by: Tom Brondolo

Seconded by: Palmer lrving

Result:

Dated:

Filing:

Motion passes/fails by the following margin: 4-1

A copy of this Re.solution was filed in the office of the Town of Ancram Town
, Clerk to the Planning Board.

Attachment: Appendix A: Town of Ancram Planning Board Resolution dated April2,2026,
adopting a Negative Declaration as the Board's Determination of Significance
pursuant to SEQRA, with FEAF Part 3and "Negative Declaration" supplement
attached.

Roll Call Vote

Board Member ln Favor Against Abstain Absent

Joseph Crocco
(Chair)

Tom Brondolo

Palmer lrving

Phil Hack

Donald Tasch

Jessica
Lovelace

Christine Brown

Daren Mosher
(alternate)

Clerk to the Town of Ancram Planning Board
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Appendix A
to

Resolution of the Town of Ancram Planning Board in the matter of the Application of Homeland
Towers LLC and Verizon Wireless

Resolution date: July 9,2026

Appendix A document:
Town of Ancram Planning Board Resolution dated April 2, 2026, adopting a Negative

Declaration as the Board's Determination of Significance pursuant to SEQRA, with FEAF Part 3
and "Negative Declaration" supplement attached



Resolution of
the Town of Ancram planning Board

Resolution adopting a Negative Dectaration as the Planning Board's Determination of
Significance pursuant to the State Environmental euality Review Act [SEeRA]

--"0<!16- --_-*-

Date: Thursday, April2, 2026

Applicant: Homeland Towers, LLC, and Verizon Wireless

Project: NY343copakewirelessTelecommunicationsFacility

Property: 6534 Route 22, Town of Ancram, Columbia County, New york
Tax Map parcel Number 215._1_4j.1lO

Matter: State Environmental Quality Review Act [SEQRA] environmental review

Re: Determination of Non-significance I Negative Decraration

Subject: Resolution adopting Negative Declaration

WHEREAS:
The Property, the Applicant, & the project

1' The Property that is the subject of this application is owned by Willow Brook Farm
Properties, LLC. The lot is located at 6534 Route 22, in lhe Town of Ancram, Columbia
County, New York, and bears the Tax Map Parcel Number Section-Bloct<-t-oi lSAly
215.-1-41.1 10 (hereafter "Property"). The Property is approximately 1 53 acres in area.

2. The Applicant is Homeland Towers, LLC, and Verizon Wireless (the "Applicant"). The
Applicant has been represented before this Board by attorney David Kenny, of the law
firm Snyder & Snyder, LLp.

3, The name of the Action is NY343 Copake Wireless Telecommunications Facility, a
proposed I 00-foot monopole telecommunication tower.

4. The site of the Proposed Action is located at 6534 Route 22, in the Town of Ancram,
Columbia County, New York, and bears the Tax Map Parcel Number Section-Block-Lot
(SBL) 215.-1-41.'110. The Property is located in the Agricultural (Ag) Zoning District, as
well as the Scenic Corridor Overlay Zone (SCOZ).

5. On November 22,2024, the Applicant submitted an Application to the Town of Ancram
Building Department to install a wireless telecommunication tower (hereafter the
"Proposed Action"). At the time of the initial application, the proposed monopole was
150 feet tail.
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6. On January 9,2025, the Building and Code Enforcement Officer, Edward Ferrato,
referred the application to the Planning Board for special use permit.

7. On February 19,2025, the Applicant submitted an application for site plan and special
use permit to the Town of Ancram Planning Board.

B. On August 4,2025, the Applicant submitted a revised application, which reduced the
telecommunication tower height to 100 feet.

9. The Proposed Action is subject to environmental review pursuant to New York's State
Environmental Quality Review Act [SEQRA], as well as special use permit and site plan

review and approval pursuant to the Town of Ancram Zoning Law.

10. The Planning Board has commenced a review of this application pursuant to the
procedures set forth in the Town of Ancram Local Law 1 of 2011 (the
Telecommunication Law), and the Town of Ancram Zoning Law.

11. The Planning Board also acted as the Lead Agency in the environmental review of this
application pursuant to SEQRA.

SEQRA Environmental Review

12. The Planning Board determined that this action is subject to environmental review
pursuant to SEQRA.

1 3. This action is a Type 1 action. On May 7 , 2025, the Planning Board declared it's intent
to be the Lead Agency under SEQRA for the environmental review of this Project.

14. After classifying the action, the Planning Board circulated for lead agency status on May
20,2025. The Notice was sent to the following agencies:

n Columbia County Planning Board;

n New York State Department of Environmental Conservation;

n New York State Department of Transportation; and

tr U.S. Army Corps of Engineers.

15. After no other involved agency objected, the Board declared itself to be lead agency and
conducted a coordinated environmental review.

'16. During the course of its environmental review, the Board took a "hard look" althe
potential adverse environmental impacts as required by SEQRA regulations.

17. During the course of the SEQRA environmental review, the Planning Board reviewed
the Full Environmental Assessment Form [FEAF] Part 1 submitted by the Applicant.
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18' The Planning Board engaged consultants to assist us in reviewing technical information
about potential impacts and to help us judge the credibility of the Information upon which
the Planning Board is basing this determinltion, The planning Board conducted its
review with the assistance of the following professional consultants:

n Nan Stolzenburg, FAICP, of Community Planning & Environmental
Associates, planning consultant to the planning Board.

tr George Schmitt, of the firm of CPL, professional consulting engineers to
the Planning Board;

n B. Benjamin Evans, Senior Project Engineer, and Elizabeth Herington-
smith, VP Planning and General Manager, of cityscape consultants,
lnc., RF engineers and consultants to the planning Board;

n George Janes, Arcp, of George M. Janes & Associates, a speciarty
planning firm with expertise using visual simulation technologies; and

n John Lyons, Esq, and Kimberly Garrison, Esq., environmental land use
attorneys, of the firm of Grant & Lyons, LLp.

19' The Board also listened extensively to the comments offered by the members of the
public and the consultants who testified during the review process on their behalf.

20. On February 11,2026, the Planning Board completed Part 2 of the Full Environmental
Assessment Form [FEAF].

21. On February 26,2026, the Planning Board continued discussions and further evaluation
of those impacts it classified as "moderate to large" to determine their significance. ln
considering the significance of those potential impacts identified, the planning Board
assessed the magnitude, duration, and likelihood of occurrence.

22' After due deliberations and study, as Lead Agency, the Town of Ancram planning
Board determined that the proposed Homeland Towers project would not have
any significant adverse environmental impacts, and that an Environmental lmpact
Statement (ElS) will not be required for the proposed Project because this Aciion will not
result in any significant adverse environmental impacts [see 6 NYCRR g 617.7(a)(2)].

23. On April 2,2026, the Planning Board completed the FEAF Part 3, and the attachment
thereto entitled "Negative Declaration," which together set forth fully the reasons in
support of the Board's determination.

NOW, THEREFORE BE lT RESOLVED, based on the foregoing, and upon all of the reasons
set forth in the Full Environmental Assessment Form Part 3, inciuding the attachment thereto,
as follows:

Section A' After due deliberations and study, and after taking the required "hard look" at the
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potential adverse environmental impacts that may be caused by the Proposed
Action, as Lead Agency, the Town of Ancram Planning Board determines that
the NY343 Copake Wireless Telecommunications Facility, also known as the
Homeland Towers project, will not have any significant adverse environmental
impacts, and that an Environmental lmpact Statement (ElS)will not be required
for the Proposed Action because this Action will not result in any significant
adverse environmental impacts [see 6 NYCRR $617.7(a)(2)].

Section B. The reasons in support of the Board's determination are set forth in detail in the
Full Environmental Assessment Form IFEAFI Part 3 and the attached document
entitled "Negative Declaration Determination of Non-Significance" which is

attached to the FEAF Part 3. Both the FEAF Part 3 and the attached "Negative
Declaration Determination of Non-SrErnificance" documents are incorporated into
this Resolution by reference.

Section C. By this resolution, the Board hereby adopts the FEAF Part 3 and the attached
" Negative Declaration Determ ination of Non-Sig nificance" document, and
declares that a Negative Declaration is its Determination of Non-Significance for
the Proposed Action.

Section D. The Board authorizes Joseph Crocco, as Chairman of this Board, to sign the
FEAF Part 3 on behalf of the Board as Lead Agency.

Section E. The Board directs its planning consultant, Nan Stolzenburg, FAICP, of
Community Planning & Environmental Associates, to publish a Notice of the
Negative Declaration in the New York State Department of Environmental
Conservation [NYSDEC] Environmental Notice Bulletin tENBl.

Section F. The Board directs its Clerk, Sarah MacArthur, to provide copies of the FEAF Part
3 and all attachments and appendices to the following:

n Homeland Towers, LLC (via David Kenny, Esq., its counsel)
tr Verizon Wireless
tr Town of Ancram Supervisor
I Town of Ancram Building Department;
n Columbia County Planning Board;
tr New York State Department of Environmental Conservation;
n New York State Department of Transportation; and
tr U.S. Army Corps of Engineers.

Motion to approve this resolution by: Palmer lrving

Seconded by: Donald Tasch

[Resolution continues on next page]
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Roll CallVote

Board Member ln Favor Against Abstain Absent
Joseph Crocco

(Chair)

Tom Brondolo

Palmer lrving

Phil Hack

Donald Tasch

Jessica
Lovelace

Christine Brown
(Alternate)

Result:

Dated:

Filing:

Motion passes/fails by the following margin: 4-1

Thursday, April2,2026

A copy of this Resolution filed in the office of the Town of Ancram Town
r, Clerk to the Planning Board.

r
Clerk to the Town of Ancram planning Board
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Pro)cct I

[)atc :

Agency Use Only IfApplicahle]
NY3,l3 Copalc \{ircless fcle(oilrnNnicition Ficill

04.02.2026

Full Environmenlal Assessment Forun
Part 3 - Evaluolion of the Mognitude ond Importonce of Project Impacts

and
D ete rmi n at io n oJ' S ig n iJic anc e

Part 3 provides the reasons in suppolt of thc determination of significance. The lead agency rnust contplete Part 3 fbl every question
in Part 2 where the impact has been identified as potentially moderate to large or where there is a need to explain why a particular
element ofthe proposed action will not, ol nray, result in a significant adverse environnrental inrpact.

Based on the analysis in Part 3, the lead agency must decide whethcr to require an environmental impact statement to further assess
the proposed action or whether available information is sufficient for the lead agency to conclude that the proposed action will not
have a significant adverse environmental impact. By completing the certification ou the next page, the lead agency can cornplete its
determination of signifi cance.

Reasons Supporting This Determination:
To complete this section:

o Identify the inrpact based on the Part 2 responses and describe its magnitude. Magnitude considers factors such as severity,
size or extent of an impact.

r Assess the inrportance of the impact. lnrportance relates to the geographic scope, duration, probability of the irnpact
occurring, number ofpeople affected by the inrpact and any additional environnrental consequeuces ifthe irnpact were to
occur.

r 'l'he assessment should take into consideration any design elcmcnt or project changes.
o Repeat this process for cach Part 2 question where the inrpact has been identified as potentially moderate to large or where

there is a need to explain rvhy a particular elenrent o1'the proposed actir.rn will not, or lnay, result in a significant adverse
environmental inrpact.

. Provide the reason(s) why the inrpact rnay, or will not, result in a significant advcrsc environmental impact
o For Conditional Negative Declarations identify the specific condition(s) imposed that will modify the proposed action so that

no significant adverse environrnental intpacts will result.
o Attach additional sheets, as needed.

Determination of Significance - Type I and Unlisted Actions

SEQR Status: Z] 'typ. I f] Unlisted

Identify poftions of EAF completed for this Project: fl Part 1 flPart2 ffi Part 3

FEAF 2019



Upon review of the information recorded on this EAF, as noted, plus this additional suppolt information

rf its determinatl@rmation.

and considering both the magnitude and irnportance of each identified potential impact, it is the concl usion of the
, lead agency that:Town of Ancram Planninq Board as

I n' This project will result in no significant aclverse irnpacts on the environment, ancl, therefore, an environnrental impact
statement need not be prepared. Accordingly, this negative declaration is issued.

l-l g. 
.Although this project coulcl have a significant adverse impact on the envilonnrent, that impact will be avoided or

substantially mitigated because of the following conditions which will be lequired by the lead agency:

There will, therefore, be no significant adverse inrpacts fi'om the project as conclitionerl, ancl, therefbre, this conditione6 negative
declaration is issued. A conditioned negative declaration may be used only for UNLISTED actions (see 6 NYCRR 617.7j:1,,

n C. This Ptoject ntay result in one or rnore significant adverse intpacts on the environment, and an environmental impact
statelnent must be prepared to further asscss the irrpact(s) and possible mitigation ancl to explore alternatives to avoid or riduce those
impacts. Accordingly, this positive declaration is issued.

Name of Action: Ny343 Copake Wireless Telecommunications Facility

Natne of Lead Agency: Town of Ancram planning Board

Nar.ne of Responsible Officer in l-ead Agency: Joseph Crocco

Title of Responsible olficer: chairman, Town of Ancram ptanning Board.

Signature of Responsible Officer in Lead Agency:

Signature of Preparer (if differ.ent frorn ,-i;-!, Date: Aprit 2,2026

Contact Pet'son: Joseph Crocco, Chairman, Town of Ancram planning Bbard

Address: '1416 county Route 7, Ancram Ny 12502

Telcphonc Nuurber: (518 329 6512, Extension 20S

E-rrrai I : planningboard@ancramny.org

F-or Type I Actions and Conditioned Negative Declarations, a copy of this Notice is sent to:

Chief Executive Officer of the political subdivision in which the action will be principally located (e.g., Town / City / Village of)
Other involved agencies (ifany)
Applicant (if any)
Environmental Notice Bul letin: http://www.dcc.rry.govienb/enb.htrn I

PRINT FULL FORM Page2 ot2



NEGATIVE DECLARATION
Determination of Non-Significance

Homeland Towers
Site Plan and Special Use Permit for Telecommunication Tower

6534 Route 22,Town of Ancram, Columbia County, NY
Tax Parcel No. 215.-1-4'1.110

Lead Agency: Town of Ancram Planning Board

Date: Thursday, April 2,2026

This Declaration is issued pursuant to Title 6, Chapter Vl of the New York Code of Rules and
Regulations [NYCRRI Parl.617 , the implementing regulations pertaining to Article B of the New
York State Environmental Conservation Law, commonly known as the "State Envrronmental
Quality Review Act" [SEQRA or SEQR].

The Town of Ancram Planning Board [the "Planning Board"], as Lead Agency, has reviewed the
proposed action and determined that it will not have a significant adverse environmental impact
and that a Draft Environmental lmpact Statement (DEIS)will not be prepared.

This document is intended to be an attachment to, and to be incorporated fully, into the Full
EnvironmentalAssessment Form [FEAF] Part 3 issued by the Lead Agency.

Part 1

Name of Action:

The name of the Action is NY343 Copake Wireless Telecommunications Facility. The
Application was submitted by Homeland Towers, LLC, and Verizon Wireless (collectively
referred to herein as the Applicants).

Parl2
Location of Project Site

The site of the Proposed Action is located at 6534 Route 22,Town of Ancram, Columbia
County, New York, and bears the Tax Map Parcel Number 215.-1-41.110.

Part 3
SEQRA Classification

The Action is classified as a Type 1 Action.

Part 4
Description of Action

The Applicant proposes to erect and operate a 100-foot monopole tower for personal wireless
services, with space located for three (3) future collocation facilities and related antennae and
equipment to provide new and improved wireless communication service primarily along Route
22. The associated equipment will be located within a 40-foot by 60-foot fenced compound.
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Access to the oroiect area will be by a 12-fool-wide gravel access road from Route 22. ThePropertv is rocated in the Town orin.rrrt egrrc;tiil'txg'j-z-onrng District, as we, as thescenic corridor overlaY z:t" rscoii. inu nppti.unt state"s'ilat its primary objective for theproposed action is to provide 
"bu"r.g" 

aiong Route 22.

The Applicant initially proposed a '1S0-foot monopore, but the apprication was rater amended toreduce the height to a 100-foot ronopotu. The tower, ,;i;;;;arrays and associated mountinghardware are proposed to be .oroi"Jlro*n to help ureno tneltructure with the darker earth-
i"#... :ilX", JL?ilTJH ffiXTl yn m:; m +;# 

i,i*ii [, ro r seve ra, 
" 
rr*t"d va n ta s e

Part 5
Standards Applied to this Determination

As part of its obligations pursuant to sEQRA, the lead agency is responsible for determiningwhether or not any aspect of the overali acrion ,uy nu*" u' ,]6n,t"unt adverse impact upon theenvlronment' lf the lead agency finds one"or more significant-adverse environmental impacts, itmust prepare a positive oectarition loentitving tn" 
"id.iii.rriJor"rr" impact(s), which thenrequires the preparation of an rnvironmentat-lmpact"stri.rl"itErsJ. 

rf the read agency findsthat the action will have no significant adverse impacts on tn" 
"ruironment, 

no Els isnecessary, and the read agency must prepare a negative decraration.

A determination of significance is the most critical step in the environmental review processunder sEQRA' This G the step in wtricn tne teao agency musijecioe whether or not a
!|Xtnj#e I or Unlisted action is likeiv to have"a .isiniti.rniudverse impact on the

The New York state Department of Environmentar conservation,s [NysDEC] ,,sEeR'Handbook" instructs lead agenci". on *r,ltneeos to oe priioi'in"i,. analysis and Determinationof Significance in order to c"ompty *itf.r Seif nn. lt says:

In making a legally sufficient determination regarding significance, the leadagency must:

f . identify all relevant environmental impacts;

2. thoroughly analyze these potential impacts; and

3' proyigu a written expranation of its reasoning in concrudingthatthe proposed action may cause, or" *lii not 
"ur.", 

- '-
significant adverse environmentat impacts.l

To accomplish this, the lead agency must be satisfied it has enough information to take a ,,hard
look" at the significant potentiai 

"nrtonr"ntal impacts. rne 'naro look', depends on the facts ofthe particular case but ultimately requires a rational basis for the agency,s determination. Thereis no magic formula for demonsirating compliance with tne "naro look,, requirement, other than

1 
6 N"* York Code of Rules & Regulations INYCRR] part 617.7
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common sense and application of "reasoned consideration to all pertinent issues revealed in

the process."2

lnits..SEQRHandbook,,,theNYSDECstatesthattheSEQRAregulations,.recognizethe
subjectivity of the term 

;lsignificance,"3 The 'SEQR Handbook" states further:

The sEQR regulations provide an orderly, compreiensive process for identifying

those actionrinut rry be significant. However, sEQR allows implementing

agenciestheflexibilitytoaccommodatedifferingcommunitysettingsand
perceptions in assigning importance'

SEQR thus recognizes that different lead agencies in different locations in the

state, using tne iame techniques and information, may arrive at different

determinations about the envrronm"ntri.lgn,fi"ance oi a proposed action'a

ltisalong.standingruleoflawinNewYorkstatethatthethresholdforrequiringthe
preparation of an Els is low. lf an action will generate a single, significant potgntialadverse

environmental impact, then a Positive Declarition is warranted' The NYSDEC "SEQR

Handbook" states that:

A lead agency must prepare a positive declaration if it finds, based on comparing

the informatlJn in tnd EAF [Environmental Assessment Form]to the criteria.in.

the sEQR |""gririion, lsee _6'17.7(c)1, that one or more adverse environmental

imPacts maY be significant''

At the same time, however, the SEQR Handbook also says:

The principle of reasonableness, as put into practice in SEQR decision-making'

has been ,p'nliotv 11'" courts. ln addressing the review of impacts, the courts

have limited the consideration of impacts to ieasonably related potential impacts'

The court decisions have also stated that not every con^ceivable impact needs to

be considereJ; specutative impacts may be ignored' "'6

Where a potential impact is too speculative, it should not be addressed' The agency's

responsibility is to deal with impacts that are reasonably foreseeable.

After taking a "hard look" at the proposed action, if the lead agency finds that the action will

have no significant adverse impacts on the environment, the lead agency must prepare a

2 see, Michael B. cerrard, Esq., Daniel A. Ruzow, Esq., and Philip weinberg, Esq., Environmental lfiP!.?t Raview in

New york,(2015), pages s-roa -i-iri lciiing Jactrson v. New York State Urban Dev' Corp ,67 N Y 2d 400 (1986)l'

3 Nvsoeo, SEeR Handbook, 4'n Ed. 2020, Ch.4, Subsection B "Determining Significance," P. 76

old

5 ruVSOfC, SEeR Handbook,4th Ed. 2020,Ch.4, Subsection C "Positive Declarations", P. 86'

6 
NVSOEC, SEeR Handbook, 4th Ed, 2020, lntroduction, Subsection F "What is the concepl of reasonableness as its

applies to SEQR, P. 5.
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negative declaration. The NYSDEC "SEeR Handbook', states that:

For a lead agency to issue a negative declaration, it must be able to demonstrate
that the action will not have a significant adverse environmental impact. ln
making decisions on significance, the lead agency must take a hard look at all
relevant impacts of the whole action, not just those within its immediate
jurisdiction, and document its reasoning in writing.T

As the lead agency for the environmental review of the Homeland Towers project, we have
borne in mind the foregoing requirements and have conducted this environmental review in a
faithful pursuit of SEQRA's goats.

Part 6
The Environmental Review Process Undertaken by the Planning Board

and the Reasons Supporting the Determination of Non-Significance

6.1. Overview.

The Planning Board conducted an environmental analysis of potential adverse environmental
impacts, which included consideration of the long-term, short-term, direct, and indirect impacts,
that was initiated with a comprehensive review of all submitted materials.

The Planning Board engaged consultants for assistance in reviewing technical information
about potential impacts, and to help us judge the credibility of the information upon which the
Planning Board is basing this determination. The Planning Board conducted its review with the
assistance of the following professional consultants:

tr Nan Stolzenburg, FAICP, of Community Planning & Environmental
Associates, professional planning consultant to the planning Board,

n George Schmitt, of the firm of CPL, professional consulting engineers to
the Planning Board;

n B. Benjamin Evans, Senior Project Engineer, and Elizabeth Herington-
Smith, VP Planning and General Manager, of CityScape Consultants,
Inc., consulting radio frequency [RF] engineers to the planning Board;

tr George M. Janes, AICP, of George M. Janes & Associates, a specialty
planning firm with expertise using visual simulation technologies; and

tr John Lyons, Esq. and Kimberly Garrison, Esq., environmental land use
attorneys, of the firm of Grant & Lyons, LLP.

The Board also listened extensively to the comments offered by the members of the public and
the consultants who testified during the review process on their behalf. As Town residents,
Planning Board members also drew on our own knowledge of the neighborhood in which this

7 ttYsorc, sEQR Handbook, 4th Ed. 2010, ch. 4, subsection D "Negative Declarations,,, p. 88.
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Project is proposed,

The Planning Board reviewed the FEAF Part 1 completed an submitted by the Applicant.

Utilizing the input received, and discussions conducted in public meetings, including multiple
public hearings,s the Planning Board drafted and completed the FEAF Part 2 per Pirt 617 of
the SEQRA regulations.

During its initialreviewof the FEAF Parl.2, the Planning Board identified severalareaswhere
there were knowledge gaps or the Planning Board needed additional data to make judgments
about the potential impacts for some environmental elements. These were mainly related to
potential visual impacts.

The Planning Board discussed alternative design options with their visual impact consultant,
George Janes, and their RF engineers and consultants, CityScape. ln his report to the Planning
Board, dated December 3, 2025, Mr. Janes noted that, given the rural nature of the area
surrounding the project site and the proposal to site the tower below the ridgeline from eastern
viewpoints, there may be possible opportunities to lessen potential visual impacts of the
proposed action with alternative design options. Additionally, CityScape also provided examples
of alternative designs that have been considered in the past in other municipalities. Some of the
alternative designs discussed included a faux silo, a flagless flagpole, and a lattice tower.

ln considering these possible options and considerations, the Planning Board requested from
the Applicant and its consultants additional information, renderings, and further investigation
about these possible alternative designs.

ln response, the Applicant provided to the Planning Board revised renderings of a lattice
design. The Applicant asserts that a flagless flagpole, or other closed mounted designs, are not
viable options, as they would require increasing the height of the proposed tower, which would
require an area variance and other technical limitations. The Applicant stated that the flagpole
design limited the number of carriers for collocation and did not support whip antennas that are
typically used by emergency services. The Applicant also stated that flagless flagpole designs
were limited in internal space, and due to the layout of the antennas, would ultimately reduce
coverage.

The Planning Board discussed and considered different designs. Regarding the faux silo
alternative design, it was noted that a silo design may be appropriate for an agricultural district
but also noted that the faux silo would still be at least 100 feet tall, a scale much larger than real
silos and which may look disproportionate and out of place in comparison to real silos and other
agricultural structures in the area. The Planning Board also considered the alternate lattice
tower design. The Board concluded that the lattice design did help to reduce visual impacts
from further distances, such as from the Harlem Valley Rail Trail, where it opened up more
spacing against the visual backdrop of the wooded ridgeline. But, where the tower was visible at
Route 22, the wider width and footprint of the lattice tower design seemed more visually
intrusive from the Route 22 vantage point.

8 
The public hearing was opened on July 9, 2025. lt continues to remain open.
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The Planning Board continued its draft of the FEAF part2,moving forward with the monopoledesign' The Board reviewed, oiscusslo and made d"iilir;;ns with regard to ail 18 items inthe FEAF Part2. Notes regardi;g;-;;iLm rromln;Fil;ftoard,s consurtants, revised andedited based on discussions ouring ilbiic meetings, are provided below to detail thesediscussions' ln the case of eacn rEni item, the p]rnning"el;ij .o*prruo the identifiedimpacts that may be reasonabty expecteo to result from the proposed changes and activitiesagainst the indicators of signifiiant'aoverse impacts on the environment. particularly, thePlanning Board further evaluated those impacts classified as ;'mooerate 
to large,,to determinetheir significance' ln considering tt 

"-rilniii'.un.r oiinorJJo"t"niirr impacts identified, thePlanning Board assessed the nLgnitd" duration, and rikerihood of occurrence.

ln going through this process, the pranning Board drew heaviry upon the guidance forcompletion of the FEAF Part2 items thaifras been provioeo tJ llao agencies by the New yorkstate Department of Environmentur con."rrrtion firrvsoEC]l; it. published ,,Environmental

lTfftfrtlt 
Form IEAFI wortooins:'1nJ *r, aid'ed in oorng so by the Board,s ptanning

The Planning Board reviewed the detailed Application documents, related Addenda and othersubmittals of record together with all oih"i oo"rrentation rn iie'recoro. This included reportsfrom their consurtants ind comments from the pubric, ,"."ir"J orring the pendency of itsreview. As noted above, the pranning g"rro arso sought guidance from the NysDEC":!{{'!#:i',flf:**'ent Form 7Ear1 wo*oooks"'in .ir.rouiing the questions presented in

An FEAF Part2 item-by-item further evaluation of the specific potential adverse environmentalimpacts of the propose-d action ,r" ."t rorfl', below. Ire'se oeiit! lesn out the basis for theconclusions that the pranning Board reacrreo with regard to each FEAF part 2 item.

6.2.

"Proposed Action may involve construction on, or physical alteration of, the land surfaceof the proposed site.,,

FEAF Part 2, ltem 1, [ptanning Board as Lead Agency] Analysis:
The proposed action will result in construction on, or physical alteration of, the landsurface of the proposed site.

The Property, as a whore, is 153 acres in area. The area of rand to be physicailydisturbed by this project is 0.23 ,.r". wr,itu there are wettanJs iocated to the east of theProperty, which often indicate a shallow water table, there arl-no weflands in or near thearea of the proposed project or any construction ,"iirity. i[u np-pri"rnt has stated in
li:[ 5:ffi 

Part 1 that tne averase oeptn to the water tiore on t[[, prolect siteli greater
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It is noted by the Planning Board that any digging and construction of the land may

increase erosion. Ho*ur!r,G Applicani lris-im-ptemented erosion control methods'

iuch as the installation of silt fencing during construction'

The proposed action will not involve grading or construction on slopes of fifteen percent

[.15%] or greater, and it will not involve construction on land where bedrock is exposed

br witnin five [5] feet of the existing ground surface'

Construction is expected to last three [3] months, and ts not expected to last more than

a year, or in any phased development'

Based on the relevant FEAF Part 1 question(s), submitted application materials and

related documentation review of other materia[s, conversations held during a public

meeting, and review and discussion of the form-defined questions set forth under this

"uption"on 
the FEAF Pafi.2, the Planning Board found no or small impact may occur'

"Proposed action may result in the modification or destruction of, or inhibit access to'

any unique or unusual land forms on the site'"

FEAF Part 2, ltem 2, [Planning Board as Lead Agency] Analysis:

This question asks the reviewing agency to evaluate potential impacts to unique or

unusual land forms and National tlitural Landmarks' There are no such unique or

unusual geological land features on the site that fit the criteria for this question (e'g',

cliffs, dunes, caves, etc.).

Therefore, there is no impact on geological features'

FEAF Part 2, ltem 3, lmpact on Surface Water:

"The proposed action may affect one or more wetlands or other surface water bodies

(e.g. streams, rivers, ponds or lakes)"

FEAF Part 2, ltem 3, [Planning Board as Lead Agency] Analysis:

There are wetlands and surface water present on the Property' The Property, as a

whole, is 153 acres in area. The area of land to be physically disturbed by this proposed

action is 0.23 
""r" 

- 
" 

very small portion of the Property. while there are wetlands

located to the east of the hroperty, there are no wetlands or associated buffer areas in

or near the area of the proposed project or any construction activity'

The proposed action will not create a new water body. lt will not modify or increase the

surface ur"u oirny existing water bodies. The proposed action will not involve dredging'

The proposed action doesTnclude construction of any outfall for discharge of

wastewater to surface water. There are no pesticides or herbicides involved in this

ProPosed action.

As stated previously, any digging and construction of the land may increase erosion'

However, the Applicant tras implemented erosion control methods.
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Based on the relevant FEAF Part 1 question(s), submitted application materials and
related documentation review of other materials, conversations held during a public
meeting, and review and discussion of the form-defined questions set forth under this
caption on the FEAF Part 2, the Planning Board found no or small impact may occur.

FEAF Part 2, ltem 4, Impact on Groundwater:

"The proposed action may result in new or additional use of ground water, or may have
the potential to introduce contaminants to ground water or an aquifer."

FEAF Part 2, ltem 4, [Planning Board as Lead Agency] Analysis:

The proposed action will not result in any new or additional use of ground water.
However, there will be a diesel generator. For this reason, the Planning Board
considered this as something that may have the potential to introduce tontaminants to
ground water.

According to the Applicant, the diesel generator will be approximately 136 gallons. lt
also has a spill containment container that has a capacity of 125% of oil and antifreeze
containment.

The generator is small in size and scale, and has appropriate mitigation methods in
place.

Based on the relevant FEAF Part 1 question(s), submitted application materials and
related documentation review of other materials, conversations held during a public
meeting, and review and discussion of the form-defined questions set forth under this
caption on the FEAF Part 2, the Planning Board found no or small impact may occur.

FEAF Part 2, ltem 5, lmpact on Flooding:

"The proposed action may result in development on lands subject to flooding."

FEAF Part 2, ltem 5, [Planning Board as Lead Agency] Analysis:

The lands are not subject to flooding. Therefore, there are no impacts to flooding.

FEAF Part 2, ltem 6, lmpacts on Air:

"The proposed action may include a state regulated air emission source."

FEAF Part 2, ltem 6, [Planning Board as Lead Agency] Analysis

The proposed action does not include any state regulated air emission sources.
Therefore, there are no impacts on air.

FEAF Part 2, ltem 7, lmpact on Plants and Animals:

"The proposed action may result in a loss of flora or fauna.,,

FEAF Part 2, ltem 7, [Planning Board as Lead Agency] Analysis:
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The FEAF Part t has identified the possible presence of Northern Long-eared Bats and
Bog Turtles on the Property. As stated previously, the Property, as a whole, is 153 acres
in area, The area of land to be physically disturbed by this proposed action is a very
small portion of the Property, approximately 0.23 acre.

Potential impacts to Northern Long-eared Bats are most likely to occur during certain
times of the year (outside winter), and are directly related to tree removal. The NYSDEC
has specific "protective guidance" that needs to be followed. See "Protection of Norlhern
Long-eared Bafs."s "To protect northern long-eared bats [NLEB]from unintentional
harm, the Department encourages the voluntary implementation of all forest
management activities during the hibernation period, November 1 through March 31,
throughout the state, except for Nassau and Suffolk Counties when bats are not
expected to be present."lo

The Applicant willfollow guidance and protocols by the NYSDEC, and will not clear trees
during the restricted period, per NYSDEC guidelines.

The presence of Bog Turtles was also discussed by the Planning Board. As stated
previously, it is noted that while there are wetlands located to the east of the Property,
there are no wetlands or associated buffer areas in or near the area of the proposed
project or any construction activity. Therefore, it is unlikely that bog turtles would be
found outside the wetlands or associated buffer areas, or near the proposed action.

There is also a Rich Graminoid Fen natural community within the vicinity of the Property.
Trileaf Corporation visited the proposed site in July 2024 and conducted an lnformal
Biological Assessment IBA]. No listed species or communities mentioned above were
observed within the project area at the time of the site visit.11 Trileaf further concluded
that:

Due to the lack of plant species and diversity indicative to rich graminoid
fens and the lack of surface water it is unlikely that the project area is
within rich graminoid fen natural community habitat. Therefore, based on
the documents reviewed and the client's adherence to erosion and
sediment controls, a rich graminoid fen natural community habitat will not
be impacted by the proposed project.12

It is also acknowledged that clearing of the proposed action may result in some
displacement of residential native wildlife species, such as birds or small mammals.
However, the Planning Board evaluated whether the proposed action would
"substantially interfere" with such species. The proposed action is located on a small

I 
https://dec.nv.gov/nature/animals{ish-plants/biodiversilv-species-conservationiendanqered-species/northern'lonq-

eared-bats-Drotection.

10 
New York Siate Department of Environmental Conservation , Generat Recommendations for the Protection of Noihern

Long-eared Bats in New York (Not lncluding Nassau and Suffolk Counties),
https://dec.ny.gov/nature/anlmals-fish-plants/biodlverslty-speciss-conseruation/endangered-specles/northern-long-€arod.bais-protoctlon

11 
Letter from Trileaf Corporation lo the Town of Ancram Planning Board, dated December 18,2025.

12 
Letter from Trileaf Corporalion to the Town of Ancram Planning Board, dated Decembor 18,2025.
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portion of the Prooerty' Fences installed will also have smail openings at the bottom toallow for the passage'or 
"mutt 

mu;;; uil,. 
"onrtrrction. 

Furthermore, once theproposed action is complete ano instalteo, in"r* *iri noi ;; *;;l'disturbance associatedwith the proposed action o, pfunti unO'-ai'imats.

Based on the rerevant FEAF part 1 question(s), submitted apprication materiars andrelated documentation review of other maGrir6, 
"orr"r.utilir.-'ierd during a pubric

ffiilX'# ?fr J"r,Ji1 illi. :n.1", :* jl"^;g *]9;;;,. ;; ;;; J i il n s s e t ro rt h u n d e r r h i scaption on the FEAF part z, tr.," prr*irri eJ*jiJrffiH"#ffi ffi:TJ[:]i"JJXJ:

"The proposed action may impact agricurturar resources.,,

FEAF Part 2, ltem g, [planning Board as Lead Agencyl Analysis:
The proposed action does not occur in a currenfly farmed area of the property. lt will notimpede any existing farm operation on the propeity, ,;;;iil ilnj"rrrp, any access to
:JiJf,:::i,::[re Pronertv that mavoeiu'rruo. rheretore, tn","r," no impacts on

"The land use of the proposed action are obviousry different from, or are in sharp
l3!ll1il":?;#Ji:::,lr.o 

use patterns u"t*u"n ,re'proposeJ p,"orect and a scenic or

FEAF Part 2, ltem g, [planning Board as Lead Agency] Analysis:

,l?r",lX[lrac 
FEAF workbook states the foilowing as a resource for consideration of

This question asks for information on those scenic and aestheticresources that are officiaily designated qno nuoricry aclJssiote. officiailydesignated scenic areas incrude"scenic byways, scenic roads, scenicareas of statewide significance, scenic traits, ano scenic iivers. ottrerareas may arso be designated at the state rever for 
""uni" 

and aestheticreasons. some rocar municiparities have conoucteol;;i;;*. scenicinventory and.have designaied those areas in county or rocar prans.others have designatedlritical 
"nrironr"ntal areas for aestheticreasons. pubricry accessibre aesthetic or scenic ,uiorr"* are those thatcan be viewed from public lands or on public roads.

The proposed action is located in the Town of Ancram scenic corridor overlay District[SCoz], which is an officially designated scenic area of Ancram.-Rs stated in the Townof Ancram Zoning Law:

The scenic corridor overray Zone [scoZ] is estabrished as an overraydistrict to protect important icenic areas along Route 22 andthe HarlemValley known to contribute to the beauty, ruraichaiacto, ano quarity oflife of Ancram residents. rt is the intent of this oistriciio piotect views
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from public roads and to regulate land uses so that they will complement

ratherthandetractfromascenicexperience.ltisfurtherthepurposeof
thisdistricttoimprovethetownofAncram,seconomicvitalityby
preservingon"ofthesignificantscenicresourceswithintheTown,
enhancing the Town's altractiveness to its visitors aS well as its citizens'13

The scoZ runs along the portion of Route 22 within Ancram, which is approximately

five [5] miles long.la

ln describing the SCOZ, the Town of Ancram Zoning Law states:

The Town of Ancram, New York, recognizes that the New York State

Route 22 corridor 
"nj 

tf,rt portion of the Harlem Valley lying within that

corridor, inctuoing tt," raconic state park and its mountain ranges and

FoxHil|,",",o*""oftheTown,sandsurroundingcommunity'spremium
scenic assets'

within this corridor there exists a confluence of valuable assets for the

Town and its resiJents including, but not limited to, environmental,

recreationalandscenicresources,andthesescenicresourcescontribute
significantlytotheoverallruralcharacterofthetownandpossess
attributeswhichthecommunityseekstopreserveandenhance,while
accommodating growth and change'

lnfurtheranceofthisobjective,thescenicCorridoroverlayZoneis
herebY established to:

a' Further the Town's overall goal of providing

predominantly open and ruial character to the Town' and

io 
"n.orrrge-agriculture 

and preserve the natural

environmeit and achieve the other goals and objectives as

stated in the Town's Development Plan'

b.ProtectoneoftheTownofAncram'ssignificantscenic
resources as identified is the scenic Resource Protection

Plan adopted bY the Town Board.

C.PreservethescenicbeautyalongNewYorkStateRoute
22 and the Harlem Valley for the enjoyment of residents,

commuters, recreational users and tourists.

d. lmprove the Town of Ancram's economic vitality by

preserving one of the significant scenic resources within

13 
Town of Ancram Zoning Law, Article ll, B(9)

14 
Town of Ancram Zoning Law, Article V, (B)3(2)
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the Town, enhancing the Town's attractiveness to itscitizens as well as visitors rno torii.G.ii'
The proposed action wiil be visibre from Route 22 andwithin the scoz.
Additionally' the proposed action will be visibte from the Harlem Valley Rait rrait tHVRTl.The HVRT spans across corumbia county and Dutchess county for a totar of 26+paved mires.16 According to the Visuat R".orr.u Assessmenr rvna) conducted by theAppticant, approximatetv s.s mites 

"iin- iviii ,r;".;#i;'*|,'n,. a 2_miteradius of theproposed action' The initial VRA showed views from thsHVni'in teat-on conditions. lnresponse to the pranning Board,s comments, the Appricant iook additionar photographsin December 2o2s showing r.ri-ori.onoiiions from't'h" ivii *o produced five [s]additionar photo simuration! from tne r-rvnr. 
,nt tn",rr"'iir"l'the Appricant correctedtechnical issues with the prior simutation, ,no submitted , ;;; VRA in January 2026.

The Planning Board, 
3r1qre of the significance and importance of the scoZ, and usingthe information provided in ttre vnnin"'elnning oouio oir.rrrio tn" visuar impacts ofthe proposed action at several.meetings ri lmpo-rtant ois"rsrion'centered around thevisibility of the telecommunication towJr from iloute zz, wtn-tne acknowledgment thatany potentiar impact wourd be rong in duration ano permanenl.'-Rooitionrly, it was arsoacknowledged that the telecomr,l'.ri"rt.n jower's 

rbcation Jireciry or Route 22 wouldmean that it wourd be visibre to many residents and visitors in the area.
However, in discussing the significance of the impact, the pranning Board arsoacknowledged that, in draftin{ ilre zoning Law, the Ancram rown goaro had specificallyallowed telecommunication ti,vers io ouio.ut"d in the scoz. eooitionally, the planningBoard also recognizes that mere visrnirity may not be a significant impact, in and of
HiJlffl?il;'S?l:T..e is arso oeteiniineo'oy now th;;;iffi; diminishes lre use ano

Upon carefur review and evaruation, the pranning Board found moderate_to-rargeimpacts with respect to the forowing .r1-q;,"stions for this item:

n proposed action may be visibre.from any officiary designated federar,state, or local scenic or aesthetic r".orrt"; 
- - '/ '

n proposed action may be visibre from pubricry accessibre vantage points -seasonally and/or year_round 
;

The situation or activity in which viewers are engaged whire viewing theproposed action, both by routine traver by resid6nt]s, incruoingli;r"r toand from work, and recreational or touri#_based activiti;;, ;rd

15 To*n of Ancram Zoning Law, Article V, (B)3(1 )

16 
Harlem valley Rail rrail, https://columbiacountytourism.org/business/harlem-va1ey-rail-trail/

meetrns,J"rl;#i;::i3;?'PlanningBoardspecial meetins,February 11,2026,and rownofAncramptanninsBoardspeciat
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tr Proposed action may cause a diminishment of the public enjoyment and

appreciation of the designated aesthetic resource'

TelecommunicationtowersarepermittedintheSCoZ,andpermitteduptoamaximum
of 100 feet. That saio, nere the proposed telecommunication tower will clearly be visible

within the SCOZ, purti"uruiry atong'Route 22.rhe telecommunication tower will also be

visible from the Harlem Valley Rail Trail'

This is a moderate to large impact, due to its visibility'

However, mere visibility is not enough to determine that an impact is significant' ln

discussing the visibility oitt'1" propoied action, and evaluating the potential significant.

impact, the Planning goaro looked to NYSDEC',s guidance dogument, entitled Assesslng

and Mitigating Visualand Aesthetic !mpacts,1o a"i way of assisting their analysis' This

;;titir"r;;joy ruvsoeC staff with a standardized method for evaluating the

ligniii.rn"" of i visuai tmpact within the. context of SEQRA. The Planning Board' as

lead agency, found tf',,. g;iJ"n"e helpful as a consideration for evaluating the visual

impacts of this ProPosed action.

The NYSDEC's staff policy defines 
..aesthetic impact', as follows:

An aesthetic impact occurs when there is a detrimental effect on the

perceived o"rriv ot a place or structure. Mere visibility of a project should

not be a tnresnolO for decision making. lnstead a project, by virtue of its

visibility, musl clearly interfere with or reduce the public's enioyment or

appreciation oiir..." ipp"rrance of a significant place or structure.le

Regarding "significance," the guidance publication states further that:

significant aesthetic impacts are those that cause a diminishment of the

public 
"niov*Lniand 

appreciation of an inventoried resource, or one that

impairs the character or quality of such a place' ' ' '

[s]taff must consider "magnitude" and "importance" in determining the

iignificance tt a visuat im-pact under SEQR. Magnitude assesses factors

such as severity, size or extent of an action' lmportance relates to how

many peopte aie going to be impacted or affected by the project; the

geographic scopJof the project; and any additional social or

environmental consequences if the project proceeds (or doesn't

proceed). Each impact of an action must be judged by these two

characteristics. Generally, projects with a bigger impact (larger 
..

"magnitude" and or "imporiance") are more likely to need more detailed

analYsis.

18 
New york state Department of Environmental consenr'ation, Assessing and Mitigating visyal and A.esth.etic lmpacts'

DEp-00-2, last revised December 1 3, 201 9. https://extapps.Jec. ny gov/docs/permitJ*e.i-operations-pdf/visualpolicydep002'pdf

19 
New york State Department of Environmental conservation, DEP-oo-2, Assesslng and Miligating visual and Aesthetic

lmpacts, at page 15.
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Likewise, staff must consider the,setting of a proposed buirding orstructure and its impact on a designrt.i ,"*ri";:; just size arone.context is a kev erement or signitican.; .;;;;;ri,, whin evaruating visuarimpacts' The fact that a projec"t ii_.lIge, ov'itseri inouio not be a triggerfor a positive decraration'unfue, s_EOft contert'mattiis, which is thefunction of staff's analysis undeiPart g ortlre EAr.'ij, tn" other hand, aproject by its having been sighted in visuar pro*iriivlo an inventoriedresource may read staff to concrude that there ,uy'n" , significant visuarimpact,

Therefore, staff.must verify the potentiar significance of the impact usingmagnitude a1! imOortance, the qualities of tn* ,."rouil, and thejuxtaposition (use viewshed or rine-of-sight proriter, oi ootnr of the projectto the inventoried resource as the guide for the determination. rf thepotential exists for a significant adverse_aesthetic impact (the potential forimpairment of the charicter or quarity of any io"nt#i"ili.uar resource),then a positive decraration srrouid boissued rro"i s-ecin. However, forprojects with no significant adverse impact, o"p"it*"-.] staff wourd rssuea negative decraration-of signifrcance provided'there are no other impactsof environmentar significanJe associrt"o *itnln" pLd.r" 
v. 'v' " '| '|vqvlo

ln determining significance of an impact, we must evaruate the magnitude, duration,likelihood and overall impact,

The proposed action will be visible in the scoZ, as it is located direcfly along Route 22and the HVRT. However, from the Hvirih" propor"Ju"tion *irr be in the backgroundof views from the HVRT. Further, the tower is'tocated r" inri iiores not rise above theridgeline from views to the east. irris siting togetner with n, ,rti" brown paintcamouflaging will help the tower blend witi the vegetatiu" or.[orop, thereby mitigatingits visual impacts on itre HVRT. upon or" considJration, tne aolro does not believe thatthe Tower will diminish the public's ,ru uno en.loymeni"iinl llrr"m Valey Rait rrait.
Along Route 22, the telecommunication tower will be much more visible. The Applicanthas reduced the heiqht of the telecommunication to*urirom rso teet to 100 feet.Additionally, the Apilic-ant wilr ue p1-inrrn in" tetecommun-i""tio, tower matte brown tolessen the towers co1t17st with,existing iegetation, This form of camouflage is apt to be
li:ffff:jrni,[lJl.rr.tase 

points wn6re tie tetecomrunilut.n. tower,s backdrop is

Those driving along Route 22will see the telecommunication tower, even with thesemitigation measures. However, ttrose oiiving arong Route iz aie' atsotravering atapproximatery 55 mires per hour, and thus, thei, ui"w oi th;r;;, wir be freeting. As theApplicant has stated,lhe proposeo tetecommunication tower is visible along Route 22for approximately 0.37 miies ior .out'oorno motorists ano o.s! mites tor northboundmotorists' Practically, the telecommunication tower may o" 
"i.ili" to passing motoristsfor about 30 seconds when driving atong ioute ZZ.

Aostheticrlr*t:iffi:'l: Department of Environmental conservation, DEp-00-2, Assessrns and Mitisatins visuat anct

Page 14 of 22



The residents living near the telecommunication tower, or pedestrians who will be

walking along Route ii o,r me nearby vicinity, will be impacted,by this proposed action'

as it will be more visible to them. However, when considering the entire scoZ area'

which stretches along the entire length of Route 22 in Ancram (approximately 5..miles)'

and the entire HVRT, t-ne impact of ihe aesthetic resources, as a whole, is small' lt will

not be detrimental to the scenic beauty of the SCOZ, as a whole, or to the enjoyment of

the HVRT.

we are aware of the importance of the scoZ and the value of the scoZ to the Town of

Ancram. The telecommunications tower regulations in the Town Zoning Law and the 
.

Zoning Law regutati.;;;;;l;ing to the scoz require the telecommunication tower to

be constructed at the minimum treight necessary and designed in the least intrusive

means. Some of these methods were previously discussed. The Planning Board will be

continuing to review this proposed action subjeit to its site plan and special use permit

criteria. We reserve th" ,.ighii""ontinue discussions of further mitigation measures to.

determine the least intrusive means and height necessary in compliance with our local

laws.

ln conclusion, upon the Planning Board's review of the FEAF Part 1' submitted site plan

and related documentatton, the form-defined questions set forth under this caption on

the FEAF Parl2,we find these potential impacts on aesthetic resources to not be

significant.

"The proposed action may occur in or adjacent to a historic or archaeological resource'"

FEAF Part 2, ltem 10, [Planning Board as Lead Agency] Analysis:

The proposed action is not in or adjacent to a historic or archaeological resource'

Therefore, there are no impacts to historic or archeological resources'

FEAF Part 2, ltem 11,lmpact on Open Space and Recreation:

,,The proposed action may result in the loss of recreational opportunities or a reduction

of an open space resource as designated in any adopted municipal open space plan'"

FEAF Part 2, ltem 11, AnalYsis:

There is no loss of recreational opportunities or reduction of an open space resource'

There is no municipal open space plan. Therefore, there are no impacts to open space

and recreation,

FEAF Part 2, ltem 12, lmpact on Critical EnvironmentalAreas:

.The proposed action may be located within or adjacent to a critical environmental area

lcEAl."
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FEAF part 2, ttem 12, [planning Board as Lead AgencyJ Analysis:
There are no critical EnvironmentalAreas in the Town of Ancram. Therefore, there areno impacts on Critical EnvironmentalAreas.

FEAF Part 2, ltem 13, lmpact on Transportation:

"The proposed action may result in a change to existing transportation systems.,,
FEAF part 2, ltem 13, [ptanning Board as Lead Agency] Analysis:
There will be no change to existing transportation systems. Therefore, there are noimpacts on transportation.

FEAF Part 2, ltem 14, lmpact on Energy:

"The proposed action may cause an increase in the use of any form of energy.,,
FEAF part 2, ltem 14, [planning Board as Lead Agency] Anatysis:
The proposed action will require a small amount of energy. But, in evaluating the sub-

:ff;X"" 
of this item, none of the thresholds were reacied or retevant to the proposed

Based on the relevant FEAF Part 1 question(s), submitted application materials andrelated documentation review of other materials, conversations held during a publicmeeting' and review and discussion of the rorr-outinuJ qu"stions set forth under thiscaption on the FEAF Part 2, the Planning Board found no or smail impact may occur.
FEAF Part 2, ltem 15, lmpact on Noise, Odor, and Light:

"The proposed action may result in an increase in noise, odors, or outdoor lighting.,,
FEAF part 2, ltem 15, [planning Board as Lead Agency] Analysis:
The proposed action will have a generator. The generator may be used once a week, fora small amount of time (e.g. half an hour). Any noise generated from the generator willbe minor and not significant. The generator will also have a Level 2 sound AttenuatedEnclosure, to further reduce any noise from it.

ln the event of a power outage, the proposed action will operate on the generator. Thepurpose of the generator is to keep the telecommunication tower operational, especiallysince many people often rely on wireless service during such outages. The generatorwould remain running untir such time that the power isiestored.

The proposed action does not require a light for Federal Aviation Administration [FAA]purposes' There will be outdoor lighting, solely for maintenance purposes. such outdoor
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lighting is manually controlled and only used when it is required' At all other times' no

outdoor lighting will be used. There is no motion sensor lighting that would be triggered

or turn on throughout the night'

Based on the relevant FEAF part'1 question(s), submitted application materials and

related documentation review of other materials, conversations held during a public

meeting, and review and discussion of the form-defined questions set forth under this

caption on the FEAF Part 2, the Planning Board found no or small impact may occur'

FEAF Part 2, ltem 16, lmpact on Human Health:

,.Theproposedactionmayhaveanimpactonhumanhealthfromexposuretonewor

existing sources of contaminants'"

FEAF Part 2, ltern 16, [Planning Board as Lead Agency] Analysis:

Theproposedactionwillnothaveanyneworexistingsourcesofcontaminants.
Therefore, there are no impacts to human health'

FEAF Part 2, ltem 17, Consistency with Community Plans:

..Theproposedactionisnotconsistentwithadoptedlanduseplans','

FEAF Part 2, ltem 17, [Planning Board as Lead Agencyl Analysis:

The Planning Board considered the Town of Ancram comprehensive Plan' the Town's

Zoning Law, and its Natural Resource lnventory' Notably, the Town of Ancram has a

Telecommunication Law, Local Law 1 of 2011 [now integrated into the Zoning Law]'

The Telecommunication Law begins by stating:

The Town Board of the Town of Ancram has determined that it is in the

best interests of the Ancram community to encourage the availability of

cellular telephone service in Ancram, Ancramdale and Boston corner.

Telecommunication towers are permitted in all zoning districts in the Town of Ancram,

including the SCOZ. The proposed action here is for a '1Q0-foot telecommunication

tower, which is also permitted in the SCOZ'21

Generally speaking, the proposed action is consistent with adopted land use plans' The

Applicant has provided a current design of a monopole telecommunication tower, to be

painted matte brown. The Applicant has provided alternative designs, such as a lattice

tower. The planning Board has discussed these designs with the Applicant and reserves

the right to continue discussion regarding alternative designs, camouflage methods, and

21 To*n of Ancram Local Law I of 2011(Town of Ancram Telecommunications Tower), Section 1.
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necessary height, lt is specifically noted that, even though telecommunication towers
are a permitted use in the Town of Ancram, the object of the Telecommunication Law is
to "minimize the negative aesthetic impact of such facilities." One of the specific
standards that the Planning Board must review and consider is to minimize visual
intrusiveness and have the telecommunication towers be no higher than the minimum
height necessary. As we continue with our site plan and special use permit review, we
will be considering and evaluating the proposed action to meet these criteria and
requirements.

FEAF Part 2, ltem 18, Consistency with Community Character:

"The proposed project is inconsistent with the existing community character"

FEAF Part 2, ltem 18, [Planning Board as Lead Agency] Anatysis:

According to the NYSDEC's FEAF Workbook:

Many people define their community's character in very general terms:
suburban, rural, urban, quiet, safe, scenic, or friendly are terms often
used. Others describe community character only in terms of visual
features, Community character is broader than this however.

Community character is defined by all the man-made and natural features
of the area. lt includes the visual character of a town, village, or city, and
its visual landscape; but also includes the buildings and structures and
their uses, the natural environment, activities, town services, and local
policies that are in place. These combine to create a sense of place or
character that defines the area.22

For Ancram, the Comprehensive Plan begins as follows:

ln 20 years, Ancram residents want the Town to look and feel much as it
does today, only better. The community continues to value its open
spaces and farms, natural resources, how each contributes to the quality
of life, and Ancram's historic and cultural heritage. We want to maintain
Ancram's rural character; protect the environment, ground water, working
farms and open spaces; provide adequate services to our residents;
promote local government transparency; and encourage small town,
community-oriented activities.23

22 ttvsoEc, Full Environmental Assessment Form (FEAF) Workbook, Question 18 - Consisrency with Community
Character,
https://dec.ny.gov/regulatory/perm iis-licenses/seqr/eaf-workbooks/part-2-identification-of-potential-projectim pacts/q 1 B-consistency-
with-com m unity-character

23 To*n of Ancram Comprehensive plan, dated April 18, 2019, at page 4
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Ancram is known to be a predominantly rural and farming community. When entering
Ancram along Route 22, a sign welcomes visitor to "Scenic Ancram; Historic Farming
Community."

While telecommunication towers are permitted in the Town of Ancram, it is also noted
that there are no existing telecommunication towers in the Town. The proposed action
will introduce a new, 100-foot monopole telecommunication tower, right along Route 22,
and within the SCOZ. There are no similar structures in or near the area to the proposed

action. Accordingly, it will be inconsistent with the existing community character, which
consists of agricultural lands, open space, scenic views, and residential homes,

Upon careful review, consideration, and evaluation, the Planning Board found moderate-
to-large impacts with respect to the following sub-questions for this item:

n The proposed action is inconsistent with the predominant architectural
scale and character; and

tr Proposed action is inconsistent with the character of the existing natural
landscape.

There are no 1OO-foot talltelecommunication towers in the area within Ancram. The
proposed action will be in sharp contrast to the surrounding area. Ancram is a farming
community. The area surrounding the proposed area are farmlands, rural open fields,
and residential homes.

The proposed action is also located in the SCOZ. ln describing the SCOZ, the Town of
Ancram Zoning Law states:

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.

ln 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
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to encourage agricurture and preserve the naturar
environment and a.chieve the other goals and objectives asstated in the Town,s Development p]an.

b' protect one of the Town of Ancram's significant scenicresources as identified rs the scenic Resource protection
Plan adopted by the Town Board

c' preserve the scenic beauty arong New york state Route22 and the Hartem,Valtey ior tneinlofment of residents,commuters, recreational users and iourlsts.

d. lmprove the Town of Ancram,s economic vitality bypreserving one of the significant scenic resources withinthe Town, enhancing the Town's attractiveness to itscitizens as well as visitors and tourists.
The Planning Board recognizes the value and sensitivity of the scoz. lt is difficult toevaluate this proposed action because, as a telecommunication tower, it is tall, visible,and different. At the same time, it is arso an ailowed use. The Town Board hasdetermined that terecommunication towers are arowed in the Town of Ancram, and,further, that they are ailowed in the scoZ. To evaruate this proposed action, we have torecognize that the Town Board expected and anticipated tetecommunication towers toone day be within this area.

The proposed action will be inconsistent with the Town's existing architectural scale andcharacter. There are tail structures in nn"rum-1tu,i"gl,"rrirr"i'[r,,0,nr", wind turbines),but not as tallas the proposed action will be.

similarly' the proposed action does not fit within the existing naturat landscape, whichconsists of predominanfly agricultural lands and open fields.

The first of any new use can bring a change to the existing landscape or architecturalscale, and can bring changes to community character,

However, just as with our evaluation of aesthetic resources, we must examine not justvisibility, but also detriment and severity of the impact.

Along Route 22, the proposed action will be visible. As stated previously, the Applicanthas reduced the height of the telecommunication tower from 150 feet to 100 feet to bemore conforming with the scoZ. Additionaily, the Appricant wiil be painting thetelecommunication tower brown to further help camouflage the telecommunication toweragainst the trees and backdrop of the surrounding area. Those driving along Route 22will see the tower, but driving at 55 miles per hour, the proposed action will be visible forabout 30 seconds.
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while the proposed action brings a new use into the Town and creates a contrast with

theexistinglandscapeandcommunitycharacter,itwillnotchangetheessential
community character of Ancram as aiarming community, or as a rural community'

Further, it will not change the scoZ' which seeks to preserve scenic resources' Ancram

will remain a farming community and the scoz will continue to protect Ancram's scenic

resources. rne proiosed action is tall, but also has a smallfootprint' in terms of width

and berth'

Therefore, the Planning Board has determined that although the proposed action would

cause long-term and irieversible impacts that are likely to occur' such impacts are not

significantimpactsbecauseitimpactsasmallareaalongRoute22andwithinthe
SCOZ,

ParlT

ConclusionandDeterminationofNon.significanceINegativeDeclaration

There have been many comments received about the potential impact to the immediate area

aroundtheproposedaction,totheTown,andtocommunitycharacter'particularlyduetoits
location within the scoz. The Planning Board has been attentive to those comments and

concerns during the course of this review process' Several meetings have been devoted to the

discussion of aesthetic impacts, community character, Ancram's farming and rural community'

and the SC9Z. Additionaliy, many discussions regarding the Telecommunication Law' the

permitted use of telecommunication towers within the scoz, and the need for

telecommunication services in the Town of Ancram have taken place'

During these discussions, the Applicant has lowered the height of the tower from 150 feet to

100 feet, as the maximum permissible height in the scoZ. The Applicant and the Planning

Board has also discussed alternative designs, such as a silo, flagless flagpole, and lattice

tower. The Applicant has proposed a brown monopole, as a way of camouflaging the monopole

from certain scenic areas, such as the Harlem valley Rail Trail'

Regarding SEQRA's purpose, the NYSDEC SEQR Handbook says:

SEeR establishes a process to systematically consider environmental factors

early in the planning stages of actions that are directly undertaken, funded, or

approved by local, regional, and state agencies. By incorporating environmental

review early in the planning stages, projects can be modified as needed to avoid

adverse impacts on the environment.2a

It is the Planning Board's view that the purpose of sEQRA has been fulfilled by Board's

environmental review of this Project, The potential adverse environmental impacts were

24 NySOeC, SEQR Handbook, 4'n Ed., lntroduction, Section B "What is the purpose of the Act," P' 3'
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carefully and diligently identified and analyzed. And importanly, changes have been made tolower height and camoufrage the tower from certain vantage points.

The Planning Board of the Town of Ancram hereby concludes and determines, that its sEeRADetermination of significance is a Negative Declaration, and hence, that an Environmentallmpact statement [Els]will not be required for the proposed action because this action will notresult in any significant adverse environmentar impacts [see 6 NycRR g 617.7(a)(2)]. Thisconclusion and determination is based on: (1) the information currenfly available to the planning
Board in the record; (2) the analysis detailed above in thls document; (3) the evaluation of allrelevant and probable environmental impacts related to the activities and actions hereinproposed; (4) our review of the FEAF Parts 1 and 2 together with all of the information,documents' and comments received from the Applicanl, the public, experts testifying on behalfof the public, and the pranning Board's own consurtants.

The Planning Board, however, will be continuing to review this proposed action subject to itssite plan and special use permit criteria.

End of FEAF Part 3, Determination of Non-significance I Negative Declaration
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