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1.O INTRODUCTION 

This Findings Statement has been prepared by the Town of Forestburgh Town Board 
pursuant to and as required by 6 INWC.12.12. Part 617_11 implementing the New York State 
Environmental Quality Review Act (SEQRA). This Findings Statement draws upon the 
information in the Town of Forestburgh Town Board (Town Board) record in 
connection with the application submitted to approve the Lost Lake Resort Planned 
Development District (PDD), including the Draft Environmental Impact Statement 
(DEIS) dated May 20, 2010, the substantive comments received on the DEIS and 
addressed in a Final Environmental Impact Statement (1-. LS) dated March 21, 2011 
which was accepted as complete by the Town Board on April 7, 2011, and an 
Addendum to the PHIS dated April 13, 2011 which was accepted as complete by the 
Town Board on April 20, 2011. 

In preparing this Findings Statement, the Town Board has given due consideration to 
the DEIS and FEIS documents prepared in conjunction with the SEC:2RA. process, 
inclusive of the technical appendices contained in these two (2) documents_ This 
Findings Statement contains a summary of the proposed action and summaries of the 
facts and conclusions in the SEC2RA. record relied upon by the Town Board to support 
its decisions, and considers and balances the relevant environmental impacts with 
"social, economic and other considerations" which form the basis for its decision (6 
INWCR.R. 617.11(d)). 
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2-0 PROPOSED ACTION e..SEQIRA PROCESS OVERVIEW 

The proposed action involves the approval of the Lost Lake Resort PDD to implement 
the development of a master planned golf course resort and residential community 
consisting of approximately 2,557 single-family residential lots, a cluster of 30 single-
family cottages, and 40 multi-family townhouse-style condominium dwellings, for a 
total of up to 2,627 residential units, and associated infrastructure including a private 
road system, an on-site water supply system, and a wastewater treatment plant. 
Amenities include an 18-hole championship golf course, a lodge and restaurant, a spa 
and a variety of recreational uses including open space, parklands, and walking trails_ 
Last Lake Resort, Inc. (the Applicant) proposes to preserve a minimum of 50 percent of 
the property defined as open space in the Town PDC) law with the objective of 
conserving natural areas and native wildlife habitats and maintain recreational open 
space. The application seeks to re-designate the zoning district for the project site from 
RR-1 to PDC). Approvals from various Federal, State and regional agencies will also be 
required and will be applied for on a phase by phase basis along with Subdivision and 
Site Plan applications to the Town of Forestburgh Planning Board. The project consists 
of ten tax parcels totaling 2,079.51 acres, all owned by Lost Lake Resort, Inc., and located 
entirely in the Town of Forestburgh, New York. St. Joseph's Road (County Route 108) 
traverses the project site in a west-east orientation and Cold Spring Road (County Route 
102) passes the northeast corner of the site. 

In accordance with the regulations implementing SEQRA, the following procedural 
steps have been undertaken: 

▪ On October 2, 2008, the Town Board resolved to circulate a Notice of Intent to act 
as Lead Agency for the subject project; 

▪ On February 9, 2009, the Town Board was designated Lead Agency by the 
Commissioner of the New York State Department of Environmental 
Conservation; 

▪ On March 5, 2009, the Town Board issued a Positive Declaration requiring the 
Applicant to prepare a DEIS; 

▪ On March 23, 2009, the Town Board held a public scoping session on the draft 
Sc aping Document; 

▪ On June 11, 2009, the Town Board adopted the DEIS Scoping Document; 

▪ The Applicant's Consultant prepared a preliminary DEIS which was 
subsequently reviewed by the Lead Agency and its consultants, and 
substantively revised; 

On May 19, 2010, the Town Board accepted the DEIS as complete and 
subsequently filed and circulated the DEIS Notice of Completion and a Notice of 
Public Hearing; 
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▪ On June 16, 2010, a Public Hearing on the DEIS was held at which time the 
hearing was closed; 

▪ Public comments were received by the Lead Agency until July 2, 2010, for the 
requisite minimum 10 calendar days following the close of the public hearing; 

▪ The Applicant's Consultant prepared a preliminary FELS which was 
subsequently reviewed by the Lead Agency and its consultants, and 
substantively revised during three (3) submissions; 

▪ On April 7, 2011, the Lead Agency accepted the FEIS (incorporating the DEIS by 
reference) and subsequently filed the FEIS and FEIS Notice of Completion; 

▪ Upon the submission of the FEIS to involved agencies and interested parties, it 
became known that the New York. State Department of Transportation 
(NYSDOT) had filed comments on the DEIS, but the FEIS did not contain this 
comment letter, or responses to the comments contained therein_ An Addendum 
to the FEIS dated April 13, 2010 was prepared incorporating responses to the 
NYSDOT comments_ 

▪ On April 20, 2011, the Lead Agency accepted the Addendum to the FEIS_ 

▪ The Lead Agency afforded the public the opportunity to review the FEIS far the 
requisite minimum 10 calendar days following acceptance of the FEIS; and, 

▪ The Lead Agency has caused the preparation, review and adoption of this 
Findings Statement_ 

Importantly, the proposed action is being proposed by Lost Lake Resort, Inc_ who will 
construct and operate the Lost Lake Resort, and much of the planned level of 
development that will occur as a function of time is predicated on their experience with 
similarly owned developments, most notably Eagle Rock in Pennsylvania_ If at any 
time in the future, Lost Lake Resort, Inc_ sells the project to another entity, the acquiring 
entity will be required to undertake an environmental assessment of any portion of the 
proposed future development that significantly deviates from the approved Master Plan 
proposed and evaluated in the DEIS and FEIS_ 
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3.0 DESCRIPTION OF THE PROPOSED ACTION 

3.2 Proposed Master Plan 

The project site will be rezoned to the Planned Development District (PDD) to 
accommodate the proposed project_ The Applicant is required to construct the roads, 
infrastructure and resort amenities and will market the sale of individual house lots 
with memberships to an extensive range of recreational amenities in the resort 
community as described in the DEIS. The Lost Lake Resort master plan includes 
approximately 2,557 single-family residential lots, a cluster of 30 single-family cottages, 
and 40 multi-family townhouse-style condominium dwellings. Other facilities to 
provide hospitality services will include lodging, restaurant, spa/fitness center and 
conference facility, and business offices such as real estate sales, utility services and 
property management offices, and open / recreational space_ 

All resort facilities will be constructed by the Applicant in accordance with a site master 
plan approved as the PDD, subject to the review and approval of the Plannix-tg Board. 
Individual single-family residences will be constructed by individual lot purchasers_ 
The Applicant will retain ownership of the recreational amenities and all infrastructure, 
and will retain responsibility for their operation and maintenance_ Lot ownership will 
include responsibility as set forth in a Property Owners Association (POA) to financially 
support the operation and maintenance of the common elements associated with the 
PDD pursuant to bylaws established for the PCDA. Each lot owner that elects to build a 
home on a lot will need to do so in full accordance with Design Guidelines that will be 
set forth in the Offering Plan and POA bylaws, so that the Lost Lake Resort commux-sity 
will maintain its quality, Look and aesthetic appeal. 

The project developer has established the design theme and sustainable design and 
construction philosophy for Lost Lake Resort in its Design Guidelines which are 
included in the DEIS (Appendix E2). The declaration of covenants and restrictionsl for 
Lost Lake Resort stipulates that all single-family residential dwellings constructed on a 
Lot, and all hospitality structures, are required to meet the rraramum criteria for the first 
level of certification as set forth by applicable LEER (Leadership in Energy and 
Environmental Design) Guidelines (e_g_ LEED for Homes, LEER New Construction), or 
the 1`,TAI-113 (National Association of Home Builder's) Green Building Program 
Specifications, subject to the review and approval of the Town Engineer and Building 
Inspector_ 

Declaration of Exceptions, Reservations, Covenants, Restrictions and Conditions for the Lost Lake Resort and 
Development, a draft of which is included in DEIS Appendix El. 
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3_2 Development Density 

The Town's PDD law sets forth the procedures by which an applicant initiates its 
application for a PDD zone change and the density of the proposed development 
associated with its PDD site plan and the Town of Forestburgh Town Board makes 
final determination of PDD density and the overall site plan to be approved for the zone 
change. The proposed zoning for the subject property is a Planned Development 
District pursuant to the Town's PDD law_ There is no defined maximum development 
density in a PDD but rather the regulation allows the density to be defined by the mix of 
residential units, commercial uses, recreational amenities and open space proposed. 
Integration of the various activities throughout the development plan were considered 
in the determination of a project's density_ The permissible density was initially 
established with a calculation of various land (..1--tstralri.ts. The Initial Residential 
Development Density (IRDD) in this PDD was calculated as follows: 

Calculation of Initial Residential Development Density 
Town of Forestburgh PDD Law 

Gross acreage 2079.51 ac " 
Constrained Land: 

Steep slopes > 25% 75_45 ac 
100-yr flood-plain 15.88 ac "" 
Wetlands (excluding open water) 211.89 ac 
Open water 55.99 ac 
Lands in easement 3.50 ac 

Total Constrained: 362.71 ac 

Buildable acreage 
(Ka oss acreage minus total constrained) 

1716.80 ac 

Minimum lot area per zoning 
(min. 100,000 sf lots in underlying RR-1 
zone) 

2.296 ac 

Initial Residential Development 
Density (IRDD) 

748 units 

" 2089.53 ac_ per boundary survey minus 10.02 ac_ for right-of-way of 
CR108 
"" Floodplain area less overlapping slopes, wetlands, open water 8, park 
land. 
Source: DEIS Table 2-4 

Increases in permissible density proposed by the Applicant are listed in the table below 
and further described in DEIS Section 3_6_ There are no PDD waivers requested for this 
application. 
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The Town's PDD law identifies criteria for the calculation of increases in the permissible 
density beyond the IRE:PD. Section 3.6 of the DEIS describes each one of the applicable 
criteria as they relate to the proposed master plan for Lost Lake Resort, along with a 
tabulation of the proposed increase for each item (as a percent of IRIDES)). Section 3.6 
also outlines the benefits of the Lost Lake Resort proposal and briefly identifies how the 
amenities and benefits of the project are consistent with the goals of the Town's PDD 
law in support of the proposed density increases_ 

In total, the Applicant's requested bonuses in the DEIS add up to 278 percent, or 2,082 
units_ The table below shows the calculation of the total number of dwelling units 
proposed and total area of PDD-defined open space proposed. 

Tabulation of Units Proposed and PDD Open. Space 

Initial Residential Development Density 
(IRDD) 

748 units 

Total "Bonuses Requested - 251% + 1879 
Total Potential Dwelling Units: = 2627 units 

Proposed Single Family lots 2557 units 
Proposed Single Family Cottages 30 units 
Proposed Multi-Family Condominiums 40 units 

Total Dwelling Units Proposed: 2627 units 

Managed Open Space 220.73 ac _ 
Unmanaged Open Space 807.43 ac 
Open. Water Open Space 53.88 ac 

Total Open Space Proposed:1- 1082.04 ac 

Gross acreage 2 2079.51 ac 
Percent Open Space Proposed: 52 % 

1 Does not include land with impermeable surfaces, land on 
residential lots, land to be donated or offered to the a .CENN1-1-

2 2089.53 ac. per boundary survey minus 10.02 ac. for right-of-
way of CR108. 
Source: DEIS Table 3.6-9 . -pciard. per FEIS Table 1-1 

All of the benefits described in the DEIS were determined by the Lead Agency to 
warrant density bonuses, as are outlined in the Town's PDD law, and the proposed 
Master Plan addresses the various required components of a PDD in accordance with 
the Town's law. Further, the Applicant's open space resort theme that encompasses 
second home residential development and recreation-related commercial uses was 
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determined by the Town Board to be consistent and compatible with land use in the 
surrounding area of the community and that the proposed action conforms to the Town 
of Farestburgh's most recent comprehensive plan. 

Relative to comments raised about the proposed density of the Applicant's Master Plan 
during review of the DEIS, the Applicant provided additional information in support of 
its application and explained how a considerable number of single-family house lots are 
necessary to support its investment to construct ari.d manage the resort 
Accommodating sustainability measures into a project such as this, including green 
building concepts and landscape management procedures, comes at a cost to the 
developer far which, in keeping with the concept of the PDD, a sizable density bonus is 
warranted to support those measures_ 

On February 3, 2011, the Forestburgh Town Board unanimously passed a resolution 
accepting the proposed project density, particularly in light of its discussion with the 
Applicant about project phasing as a mitigation measure and the ability of Town 
and other permitting agencies to monitor how the project fulfills its specific mitigation 
commitments while it is under development and affording agency control over future 
phases of development. 

3_3 Residences 

The residential components are as follows: 

- Single family detached - 2,557 single-family residential lots for homes to be 
constructed by individual lot purchasers; and 

- Cottages and Condominiums - Cottages are typically built with two or three 
bedrooms (average 2.5); the condos are typically 2 bedrooms_ Each of the 30 
cottages and 40 condos will be equipped with a large living area with a 
fireplace and a full kitchen_ It is anticipated that approximately half of the 
cottages and condominiums will be sold to private owners and half will 
remain owned by Lost Lake Resort, Inc_ for use as hospitality units, including 
time shares- Each unit will have two off-street parking spaces- Each unit will 
be conveniently located within walking distance of the Lost Lake Resort 
Amenity Village. 

3_4 Amenity Buildings 

Lost Lake Resort, Inc. will maintain ownership and control over the operation of the 
hospitality facilities to maintain a quality and reliability of service at all resort amenities. 
The Amenity Village will include: 
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- Clubhouse/Pro Shap and Restaurant (open to the public) - The approximately 
10,500 square foot golf clubhouse will feature an upscale restaurant and full 
service bar as well as a pro shop for the sales of golf merchandise and 
apparel_ 

- Conference Center (open to the public) - Lost Lake Resort will host a variety of 
functions, family and school reunions, weddings, receptions, corporate events 
and similar limited events_ The Conference Center will have several function 
rooms available to accommodate functions up to 80 people, plus staff_ The 
conference center is approximately 8,000 square feet in size_ 

- Spa and Fitness Center (open to the public) - The approximately 7,000 square foot 
Spa will feature professional therapists, estheticians and hair and nail 
technicians to perform a variety of skin and body treatments, hair styling and 
nail care_ The Fitness Center will offer exercise equipment for cardiovascular 
and strength training_ Each locker room will be equipped with personal 
lockers, sauna and showers_ 

- The Inn (open to the public) - The approximately 28,000 square foot Inn at Lost 
Lake (hotel) will be located at the end of the entrance boulevard_ Its exterior 
will combine native stone and natural wood that create the look and feel of a 
grand lodge. Each of the thirty-two (32) rooms will have views of the lake_ 
The Grand Hall will also be used for private functions. 

- A small component of offices for property management and real estate sales 
will be Itcytx,s,ed in the Inn or Clubhouse building_ 

- Marina and Beach Facilities (open to lot owners and resort guests) - The marina 
will carry fishing tackle, bait, canoes, kayaks, paddle boats and sun block_ 
Boats will be powered by hand, foot or by electric, low noise motors to 
maintain the serenity of the lake- No motorized combustion engine boats will 
be allowed_ A lakeside sand beach will be constructed adjacent to the dock. 
This beach will be handicapped accessible_ 

- Pool and Bath House (open to lot owners and resort guests) - The swimming pool 
will feature natural stone decking with space for activities for both adults and 
children_ The Bath House will hold a snack bar, showers, lockers and 
changing rooms_ A playground will be situated nearby_ 

- Tennis Courts and Cabana (open to lot owners and resort guests) - Two (2) tennis 
courts are proposed in the Master Plan and will include a covered pavilion 
with tables, chairs, restroorns and refreshment counter. 

- Sales Office - An approximately 6,000 square foot sales office will be located at 
the main entrance_ 
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3_5 Building Architecture 

The common buildings in Lost Lake Resort are proposed to be primarily one story, with 
wood and native stone facades and gable roofs. The Inn will be a two story structure. 

3.6 Open Space and Recreation Component 

In accordance with the PDIC, law, the site Master Plan must provide at least 50 percent 
open space as defined by the regulation. Pursuant to the regulation, "open space" 
means an area of land set aside and designated in. perpetuity for protection from 
development" and may include land in its natural state, land improved for passive 
outdoor recreation, and land for active outdoor recreation excluding buildings and 
impervious surfaces (Planned Development District Law of 2008, §85-17E. Definition of 
Open Space). "In any PDD application, the area of land that constitutes open space is 
ultimately a determination of the Town Board taking into consideration all of the factors of the 
proposed PDD and the purposes of a PDD set forth in §85-17." 

The Lost Lake Resort Master Plan preserves over 50 percent of the site as open space in 
keeping with the Town's definition of open space in its PDD law. The proposed Open 
Space Plan consists of approximately 221 acres of managed open space (includes the 
vegetated areas of the golf course, stormwater basins, pervious recreational trails, Bush 
Kill Park west pervious areas, front entrance landscaped areas, and the beach area), 
approximately 807 acres of unmanaged, undisturbed woods and other open space 
(includes 343 acres of wetlands and regulated wetland adjacent area except crossings), 
71 acres in steep slopes, additional area in 50-foot minimum perimeter buffer, 100-foot 
minimum St- Joseph's Road buffer, and streams), and approximately 54 acres of open 
water_ 

Ira total the Open_ Space Plan in the FELS incorporates 1,082 acres of designated open 
space, including 221 acres of managed open space and 807 acres of unmanaged open 
space. Excluded from this calculation are infrastructure facilities (WW1-T.', water tank 
and wellhead areas), the land proposed for dedication to the Town for an emergency 
services facility, house lots, amenity and maintenance buildings and land immediately 
surrounding any buildings, pavements, roads and road rights-of-way, golf cart paths, 
and Bush Kill Park East_ The Applicant proposes to deed restrict all areas of the golf 
course except where buildings are located to satisfy the Town's requirement for open 
space_ 
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Gaff Course (open to the public) 

In accordance with the DEIS, an 18-hole, 7,200 yard championship golf course is 
proposed to be set within the natural beauty of the Porestburgh landscape through the 
preservation of tree groves between the course and adjoining development, 
preservation and visual enhancement of natural rock outcrops, and preservation or 
enhancement of the natural contours of the land_ The golf course design will based on 
sustainable design principles developed by the Golf Course Superintendents 
Association of America (GCSAA) and will be supplemented by a site specific Turf 
Management Plan to be implemented by Lost Lake Resort, which is outlined in DEIS 
Appendix L. 

3-6-2 Wildlife Observation Stations, Pedestrian Trails and Parks (open to lot owners 
and resort guests) 

Lost Lake Resort's trails and observation stations will offer a variety of self-guided 
activities. The primary trail is shown on the Master Plan_ This will be a permeable 
surface walking trail built with minimal disturbance to the natural woods as 
wood chips placed on the existing gram-tat)_ One or more informal wildlife observation 
stations will be sited on the main trail that winds through the woods and beside streams 
and wetlands_ A wildlife station will consist of a bench or small Adirondack-style 
shelter_ 

3.6-3 Oustacill Park East (open to the public)/BushIcill Park West (open to lot owners 
and resort guests) 

A portion of the Bush Kill River enters the property in the southeastern end providing 
opportunities for passive recreation such as picnicking and fishing_ Bushkill Park West, 
located along the west side of the river, will offer pedestrian access to the Bush Kill from 
inside the resort where visitors can enjoy a relaxing picnic, fly-fishing or bird watching. 
Bushki11 Park East will also offer areas for picnics and fishing on approximately 1.5 
acres on the east side of the river, and adjoining land owned by the State of New York_ 
Located close to and accessible from Cold Spring Road, Bushkin Park East will be 
available for public use_ 

3.7 Access, Inters-zeal Circulation and Farkirts,

The main access to Lost Lake Resort is from Cold Spring Road in the northeast corner of 
the property via the main security gate_ The Lost Lake Resort will be a gated 
community with one street connection for public access from the public road, which 
will be a controlled-access entry and 24-hour security. Inside the Gated Entry will be 
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the General Postal Station, a bus stop with a shelter and a Greeting Center building for 
resort staff to provide visitors with tours of the resort as well as information about local 
attractions and services located in the resort and in the surrounding communities_ 

No public access is proposed from St. Joseph's Road. To cross St. Joseph's Road 
between the northerly and southerly portions of the project, Phase 1 will include a 
surface road connection, which will provide access for construction and resort 
maintenance vehicles, emergency vehicles and golf carts but will not be available for 
any public use_ It will have a restriction (a gate) to prevent public use_ In Phase 7, the 
internal road system will include a tunnel that will provide vehicular, pedestrian, and 
golf cart access under St_ Joseph's Road. The overall site plan includes four points of 
emergency vehicular access, two each from the northerly and southerly portions of the 
development onto St. Joseph's Road. 

The project proposes the development of minimum 20-foot wide asphalt paved roads 
within 50-foot rights of way. Where dictated by the fire code2 or the local Fire District, 
road surfaces will be minimum. 26 feet wide_ The roads are designed to have roadside 
swales that are either vegetated or stone lined, depending on slope, on one or both sides 
to manage runoff from the pavement- These roads will be privately owned, managed 
and maintained by the PCPA,_ Preliminary profiles of the proposed roads indicate that 
site circulation can be developed with road gradients of less than twelve percent. Most 
roads will have gradients of between one and six percent, with a few areas of up to 10 
percent and one at 11.4 percent (Road PC)). In some locations the revised Master Plan 
provides dead-end streets in excess of 800 feet in length to accommodate steep slope or 
wetlands (i.e., Roads I</l-, M, N, <2/R., V, AA, DD, and JJ/KK). Except as noted above, 
all roadway geometry will be designed in accordance with Town of Forestburgh Street 
Design regulations, subject to the review and approval of the Planning Board_ 

The project requires the construction of approximately 25 miles of internal roads. The 
roadways are designed to follow the existing contours, thereby allowing for trees to be 
preserved close to the road to provide canopy aver much of the pavement_ The 
curvilinear alignment of the internal roads is intended to create a network of access 
routes over most of the property while retaining and unveiling the natural character of 
the forest for the enjoyment of the residents and visitors. The network of roads will 
connect the southern portion with the northern portion of the development at a single 
crossing of St. Joseph's Road_ No access other than temporary construction access and 
permanent emergency access will be provided from St_ Joseph's Road_ Most of the 
roadways will form loops, with cul-de-sacs laid out where the topography limits 
through access. 

No provisions for on-street parking are included on the project roads. 011-street 
parking is proposed for the amenities and house lots. 

2 New York State Uniform Fire Prevention and Building Code and other rules and regulations referenced 
therein. 
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3-8 Project Phasing Plan 

The project is planned to be permitted and built in seven (7) phases, starting with 
development at the north end of the property to establish the main entrance, sales office, 
and access to house lots and the center of the Amenity Village area. Construction of 
infrastructure (roads, stormwater management, water supply systems and sewer 
systems) will commence to service the amenities and dwellings north of St_ Joseph's 
Road. The golf course will be developed in Phases 1 and 2 and concluding with the 
construction of the golf clubhouse/ restaurant and driving range in Phase 3. 
Subdivision of house Iota will be applied for in each phase, generally consisting of up to 
400 lots at one time, followed by construction of infrastructure to service the approved 
lots. The number of lots associated with each phase of development is provided in the 
Revised Phasing Plan (Figure 2-3 of the PEIS)_ Construction will continue in the central 
portions of the property, including construction of the cluster of 30 cottages (cabins) and 
cluster of 20 townhouse condominium buildings, and additional amenities such as the 
pool, tennis courts, beach and boat dock, and walking trails. Development of the hotel, 
health spa and conference center buildings will complete the primary resort amenities. 
Replacement of the at-grade crossing of St. Joseph's Road with installation of a tunnel is 
proposed in Phase 7- Subdivision of house lots and providing infrastructure in the 
southern end of the property will complete the implementation of the project Master 
Plan. 

Permit applications for the project will be submitted to permitting agencies on a phase 
by phase basis, subject to the concurrence of such agencies, thereby allowing the 
permitting agencies to review relevant information and effectiveness of mitigation from 
the prior constructed phases associated with their particular areas of jurisdiction, 
including PDD open space requirements, wetlands, stormwater management, access, 
effects of construction, water supply, Fire Prevention and Building Code compliance, 
emergency service needs, and green building designs. Amenities, roads and utility 
infrastructure for the current phase will be substantially complete before commencing 
applications on the next phase, subject to the review and approval of the Town Engineer 
and Building Inspector. 

For each proposed phase of development, the Applicant will be required to obtain 
subdivision and site plan approval from the Town Planning Board and all applicable 
permits and approvals from other involved agencies and interested parties. 
Applications will be made concurrently to all agencies and the initial application to the 
Planning Board must include a list of permits and approvals which the Applicant 
knows to be required. Copies of such applications will be provided to the Planning 
Board as part of each phase of application. 
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3-9 Infrastructure 

3_9_1 Drainage and Erosion Control Playas 

Stormwater management systems are proposed for the conveyance and treatment of 
surface runoff. Stormwater management infrastructure will be designed to meet Town 
of Forestburgh and the most current NYSDEC standards and requirements. 
Preliminary drainage measures are shown in the plans that accompany the PBIS_ All 
single-family home sites will have on-Iot stormwater controls of roof and driveway 
runoff via infiltration or surface treatment, the size and type of which will be 
determined by soil permeability a.rid other engineering considerations evaluated during 
the site design. process. Soils properties will be determined by field testing prior to final 
design for each phase of the development_ The approved plan set for each phase of 
construction will include erosion control plans developed in accordance with the most 
current NYSDEC regulations and Design Manual. 

3.9-2 Water Supply 

The project will be serviced by a privately-owned community water supply that derives 
water from on-site wells_ The water supply system will be developed in accordance 
with the applicable regulations and requirements of the New. York State Department of 
Health (NYSDOH), NYSDEC, and Delaware River -Basin Commission (DR13C). The 
applications to the Planning Board for subdivision and site plan approval must include 
a statement that the Applicant has also made application for permits from these three 
(3) agencies_ Copies of such applications will be provided to the Planning Board as part 
of each phase of application. The system will be designed to provide a residual static 
pressure of 60-80 pounds per square inch (psi) for most areas and a normal operating 
pressure of not less than 35 psi for the remaining areas for normal flows_ The system 
will have a minimum pressure of 20 psi for fire flows_ 

The project plan calls for the water supply tanks to be built in phases as needed as the 
number of constructed lots and amenities increases_ The three storage tardcs will 
provide a total water storage volume of 1,017,055 gallons for full buildout of all. seven 
(7) phases of the development_ To meet the requirements of NYSDEC, the first tank 
installed during Phase 1 will provide 120,000 gallons of fire flow and enough storage for 
approximately 400 homes_ The current design indicates each tank will be 28-feet in 
diameter by approximately 77-feet high, slightly higher than the tree tops in this area. 
The finished water storage tank location was chosen to provide gravity feed and to 
avoid any visual impact from off the property. Appendix K of the DEIS includes the 
engineer's report of the proposed water supply and distribution system and Appendix j 
of the FBIS includes revised preliminary utility plans. 
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An initial water supply investigation was conducted by the Applicant, and a water 
supply report (Appendix M1 in DEIS) was prepared based on testing of the onsite wells 
demonstrating that sufficient water supply is available to permit the first phases of the 
project to be approved and built acid further asserting that there is an adequate supply 
of groundwater for the whole and complete project_ There were several commentors on 
the DEIS that questioned whether or not the bedrock aquifer beneath the project site 
would be capable of supporting the planned build out of the whole and complete 
project, and the Town Board required that the Applicant perform additional water 
supply investigations- These additional water supply investigations were presented as 
Appendix E to the PEIS- Based on the supplemental hydrogeological data in the PEIS, 
the Applicant has exercised a high level of due diligence towards demonstrating that 
there is art adequate supply of groundwater for the whole and complete project, despite 
the fact that the Lost Lake Resort is not expected to be built out in a manner that would 
result in a house being built on every lot_ Based on the supplemental data it appears 
that there is a sufficient water source from the bedrock formation to provide a 
community public water supply for the proposed development, subject to the specific 
permitting requirements of the 2`.1TheSDE.,, NTYSDC)I-I and DRBC on a phase by phase 
basis_ It is possible that additional wells may be required to make this demonstration_ 
Utilizing actual water use data for subsequent phase approvals, the project will mitigate 
and avoid any potential significant adverse impact resulting from the water supply_ 

A transportation corporation will be fc.nr.".d and will own and be responsible far the 
operation and maintenance of the water supply system- This entity will be responsible 
for compliance with all applicable water quality standards set forth by the NYSDOH, 
NYSDEC and DRBC in the water supply permits_ 

3-9-3 Wastewater Treatment 

The project will be serviced by a privately-owned onsite wastewater collection and 
treatment system with discharge of treated effluent to surface waters, subject to 
NYSDEC and DRBC approvals_ The wastewater system will be developed in 
accordance with NYSDOH, NYSDEC, and DRBC requirements_ The proposed 
wastewater treatment plant (WWTP) will be located approximately 3,000 feet south of 
St- Joseph's Road and adjacent to the easternmost property boundary- The WWTP 
treated effluent will discharge into the Bush Kill. The WWTP will be located outside 
regulatory separation distances and designed to produce minimal odor and noise 
impacts_ Permits from the NYSDEC, NYSDOH, and DRBC will be required for each 
phase of development_ The applications to the Planning Board for subdivision and site 
plan approval must include a statement that the Applicant has also made application 
for permits from these three (3) agencies_ Copies of such applications will be provided 
to the Planning Board as part of each phase of application-
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The projected average daily flow of wastewater from the fully built Lost Lake Resort is 
870,335 gallons per day (gpd), or 604 gallons per minute (gprrk). The peak daily flow at 
full build out is projected to be 2,611,005 gpd ar 1,813 gpm, using a peaking factor of 3.0_ 
The treatment process will be activated sludge. The facility will utilize package units to 
facilitate expansion as the development of house lots progresses_ A NYSDEC State 
Pollutant Discharge Elimination System (SPIDES) Permit will be obtained for this facility 
and the Applicant will request the NYSDEC permit effluent limits for three different 
flow rates (100,000 gpd, 250,000 gpd, and 550,000 gpd) to account for the increasing 
amounts of wastewater that will be produced as construction of the development 
progresses_ 

The proposed sewage collection system will utilize a low pressure grinder pump system 
and three pump stations to direct wastewater to the treatment facility. Appendix I‹ of 
the DEIS includes the engineer's report of the proposed wastewater treatment system, 
Appendix J of the PETS includes revised preliminary utility plans, and Appendix l< of 
the PETS includes a waste assimilative capacity analysis_ 

A transportation corporation will be formed and will own and be responsible for the 
operation ..-rtd maintenance of the wastewater collection system and treatrx-Lent plant_ 
This entity will be responsible for compliance with all applicable water quality 
standards and the effluent limits set forth by the NYSDEC in the SPDES Permit_ 

As a condition of approval, it is understood that the Town Board will enter into an 
agreement with the Lost Lake water and sewer transportation corporations to provide a 
mechanism by which the Town could assume ownership and operation of the water 
and sewer works in the unlikely event that one or both of the transportation 
corporations fail to operate and maintain those systems_ Prior to receiving a site plan 
approval, the Applicant will petition the Town to form, and obtain, water and sewer 
special improvement districts that would remain un-levied and only utilized in the 
event that the Town assumes ownership and operation of those utilities_ In that event, 
the Town would have the districts in place to ensure that only the homeowners within 
Lost Lake would bear the cost of providing water and sewer service and as such the 
costs associated with water and sewer district formations would not be borne by other 
residents of the Town_ 

3-9-4 Electricity, Communications, and Heating Fuel 

The common facilities and residences will be served by underground electric, telephone, 
and cable connections- Building heating systems are expected to utilize liquid 
petroleum gas (e-g-, propane) or fuel oil_ There may also be buildings with solar heating 
systems supplemented by electric heat_ 
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3-9-5 Golf Course Operations 

The proposed golf course will be managed in accordance with best management 
practices (13MP's) for turf management and water conservation. The Applicant will 
develop and implement a site-specific Turf Management Plan that includes provisions 
for water conservation, drought management, BMF's and standard operating 
procedures for turf management, integrated pest management, chemical and petroleum 
storage, handling and spill response, and surface water and groundwater monitoring 
applicable to both the construction period and ultimate operational period at Lost Lake 
Resort_ 

The golf course will be irrigated utilizing surface water drawn from Lost Lake, with 
backup water sources of the on-site wells and WWTP effluent when conditions warrant 
such use_ All three sources of irrigation water will require permits from NYSDEC and 

The overall Turf Management Plan will address provisions discussed in the Preliminary 
Water Quality Management Plan, DEIS Appendix L. 

Landscaping and Lighting Flans 

Conceptual design concept for landscaping includes street trees, ornamental shrubbery, 
and ground cover vegetation, consisting of a combination of native and adaptive plant 
species. Landscaping is also required to be installed by every individual lot owner after 
the house is built on the lot_ These plantings will typically include a combination of 
shrubbery and perennial plants such as ornamental grasses, and small ornamental trees. 
Suffer planting will also be installed in select locations (not detailed on the preliminary 
plans) where screening or buffering is found to be desired within the resort as the 
project develops_ 

Landscape plantings will be incorporated into the golf course design, in keeping with 
the specific needs of the course designer- Seeding of the fairways, tees and greens will 
be as specified for this course by the golf course architect_ 

Minimal street lighting is proposed for the development to retain a rural atmosphere_ 
The landscape and lighting plan shows the general spacing and locations of light poles 
proposed at major street intersections, at parking and primary circulation areas and in 
the amenity building clusters. A street light pole will be selected that complements the 
wooded character of the resort and provides an illumination source that casts light 
downward to the road surface with minimal glare or stray light. Posted street signs will 
be provided for each of the internal roads_ Indirect lighting is proposed to be installed to 
allow for nighttime illumination of the Lost Lake resort main entrance signs_ 
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No lighting is proposed for the golf course or driving range as these facilities will only 
operate during daylight hours_ Lighting at the sales office, Amenity Village buildings 
and associated parking and circulation areas will be provided to appropriate levels for 
safety and security. Street lighting is proposed within the townhouse and cottage 
neighborhoods_ 

3_10_1 Setbacks and Buffers 

The project Master Plan provides a minimum 50-feet wide natural buffer around the 
entire project parcel. There is a minimum 100-feet wide natural buffer provided on the 
north and south sides of St. Joseph's Road. The plan will provide a minimum setback of 
60 feet for any single family house from the property line (the 50-feet perimeter buffer 
plus a 10-feet minimum rear yard imposed by the Applicant's Design Guidelines). 

3-11 Covenants and Restrictions on Home Site Development 

Lost Lake Resort, Inc_ will require strict adherence to its Design Guidelines for Single 
Family Homes in Lost Lake Resort (Design Guidelines) that are binding on all lot 
owrters_ The owner of each lot in the Resort will be subject to a declaration of 
exceptions, reservations, covenants, restrictions and conditions for the Lost Lake Resort 
(Declaration), as well as a Builder's Packet outlining information required to be 
submitted to the Lost Lake Architectural Control Committee (ACC) for internal review 
for each proposed Iot development. This design review board will review and approve 
individual site plans in accordance with the Design Guidelines in conjunction with 
review by the Town far building permits_ A copy of the draft Design Guidelines is 
included in DEIS Appendix E2. 

The developer will establish and incorporate the Lost Lake Property Owners' 
Association (POA) as a New "York non-profit association to administer and enforce the 
easements, covenants, conditions, restrictions, and limitations set forth in the 
Declaration _3• The covenants, conditions, restrictions, and limitations will run with the 
land and will be binding on all parties having any right, title or interest in the property 
or any part thereof. 

The ACC will review and approve or disapprove all planned improvements on the lots. 
The developer's design and construction standards will apply to all construction, 
improvements and landscaping in the Resort, including minimal requirements for 

3 Declaration of Exceptions, Reservations. Covenants, Restrictions and Conditions for the Lost Lake Resort and 
Development, a draft of which is included in DEIS Appendix El. 
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aesthetic compatibility of the landscaping and exterior design of all residential 
dwellings on the property. 
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4-0 ALTERNATIVES CG,NSIDEIZEL, 

The following alternatives were evaluated during the SEQRA process in aaditior, to the 
preferred alternative presented in this Findings Statement. 

.4_/ No Sititsl Alterndtfve 

The No Build alternative evaluates the adverse or beneficial impacts that would occur in 
the future in the absence of the proposed action, assuming the undeveloped status of 
the property. As there are no known restrictions on the use of the property at this time, 
the property could be converted to residential use at some time in the future in 
accordance with the applicable zoning district use regulations. The No Build alternative 
is inconsistent with the objectives of the Applicant, who has purchased the property 
with the intent of developing it into a resort community. In order for the entire site to 
remain in its current, undeveloped state, the Town or a land conservation organization 
would need to acquire the property and establish open space preservation restrictions, 
and compensate the property owner accordingly_ 

4.2 Conventional Subdivision Alternative 

The Conventional Subdivision Alternative examines the impacts of a subdivision with 
491 lots for single-family detached a.m.-Lgs developed in accordance with the existing 
zoning of the site. This alternative is inconsistent with the objectives of the Applicant to 
develop a resort community. 

4.3 Cluster Residential Subdivision without Amenities 

This alternative examines the potential impacts associated with a cluster design concept 
with a total of 491 single-family detached dwellings. The alternative would allow a 
contiguous area of open space to be retained around the central wetland complex. This 
alternative is inconsistent with the objectives of the Applicant to develop a resort 
community_ 

4.4 Hotel Expansion Alternative under PDD Law 

This alternative examines the effects of an expanded hotel facility from the size 
currently proposed by the Applicant There are no provisions in the PDD law that 
would require a hotel nor limit the size of a hoteL Expansion of the facility proposed 
would be limited by the physical area available on the property, and possibly by how 
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such a facility would "fit" into the mix of uses proposed in the It is the Applicant's 
experience, however, that the modest size of hotel proposed could be supported by the 
overall size of development proposed_ 

4.5 PDD Subdivision Layout of 735 units4, with zero bonus units 

This alternative evaluates a development scenario of 735 dwelling units (the base 
density calculated in the Lost Lake Resort PDD application) without consideration of 
any bonus units allowed in the PDD law_ As a PDD, this scenario requires a mix of land 
uses and is designed in a clustered concept_ This alternative includes the same variety 
of resort amenities as the proposed action but cottages and condominiums would 
strictly be rental units operated as part of the commercial resort operations_ The layout 
would allow a contiguous area of open space surrounding the central wetland complex 
and all land to the southwest of it_ 

This alternative does not support the Applicant's resort development model that is 
supported by the investment of lot purchasers who gain, along with their ability to 
build a home in the subdivision if desired, membership rights to use the on-site 
recreational amenities at very low or no cost_ The Applicant has indicated this reduced 
size alternative could not support the complement of quality amenities that make up a 
IDoubleiCsiamand resort_ 

4,6 .1,1f,r, Subdivision. Layout of 2,235 units, with 500 bonus units 

This alternative examines a project layout using the predetermined base density of 735 
dwelling units plus 500 bonus units. This alternative is laid out in accordance with the 
PDD law incorporating a mix of land uses and is designed in a clustered concept- The 
alternative layout includes the same variety of resort amenities as the proposed action, 
with cottages and condominiums in this case being strictly rental units operated as part 
of the commercial resort operations- The layout would allow a contiguous area of open 
space adjoining the central wetland complex and to the southwest of it_ As with the 
prior reduced density alternative, the Applicant has indicated this reduced size 
alternative could not support the complement of quality amenities to be economically 
viable. 

4 Base density (rat)t)) of 735 was originally identified during the scoping process (based on calculations 
in the PDD Sketch Plan Submittal and I.D70) Application) and was subsequently revised to 748 units as 
calculated in the DEIS due to refinement of the measurements of various site resources during the 
investigations for the r)m.s. 
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5-0 REQUIRED PERMITS & APPROVALS 

The agencies identified in the table below have review, direct approval, or permit 

issuing authority over the proposed action. The DEIS, FEIS and other SECIWZA. 

documents were filed with each of these agencies. 

Required Approvals and Issuing Agencies 
Regulatory Authority Type of Approval or Permit 

• PDD Approval 
Forestburgh Town. Board • Consent to form transportation corporations for 

sewer and water service 
Planning Board, Town of Porestburigh • Subdivision/Site Plan Approval 

New York State Department of Health ..• Water Supply 
Sullivan County Department of Public Works • Highway Work Permit 

- SPDES Permit for 5-1-1,- Wastewater Discharge 
• SPDES , eneral. Permit for Stormwater, Article 15 
• Waiver for >5 acres construction disturbance 

New York State Department of Environmental . 
Wetlands Disturbance, Article 
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Conservation • Stream Disturbance, Article 15 
• Sewer Collection _ 
• 401 Water Quality Certification 
• Water Supply 

Delaware River Basin Commission* 
• Permits for wastewater discharge, groundwater 

withdrawal, surface water withdrawal 

US Army Corps of Engineers* • Section 404 Wetlands Permit 
* Notes: 
The DRBC is not defined as an involved agency under SEQRA. (it is an interstate compact), although it 
will need to issue perrnit(s) as noted. 
The USACOE is not defined as an involved agency under SEC212-A. (it is a federal agency), although it will 
need to issue permit(s) as noted_ 

Interested partied identified in the DEIS are as follows. The DEIS, FEIS and other 

SEQRA documents were filed with each of these parties: 

US Fish Sr Wildlife Service 

New York State Office of Parks, Recreation, and Historic Preservation 

Sullivan County Department of Planning 

Monticello School District 

Town Conservation Advisory Board 

Forestburgh Fire District 

Local Volunteer Ambulance Corps 

New York State Police 

The Merriewold Club, Inc. 

Lake Joseph Homeowners Association, Inc. 

New York State Department of Transportation 
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6-0 SUMMARY OF IMPACTS AND MITIGATION MEASURES 

The a .CVNArrl. Board, as SEQRA Lead Agency, makes the Following Findings. 

6-2 Geology, Soils and Topography 

The Lead Agency finds, upon due consideration of the DEIS and PEIS, that the 
proposed project will not have a significant adverse impact upon geology, soils, and 
topography for the following reasons: 

6.1.1 Topography 

Typical of the Sullivan County landscape, areas of exposed bedrock, cobbles and 
boulders are found throughout the property- The project site contains varying 
topography. The highest elevation on the property is located along the western 
boundary south of St- Joseph's Road and is approximately 1,630 feet above sea level_ 
The lowest elevation on the site is located within the central portion of the site, south of 
St_ Joseph's Road, within the wetland and is at approximately 1,373 feet above sea level_ 
Approximately 1,828 acres of the site contain nearly level to moderately sloping terrain, 
with slopes of 15 percent or less. Approximately 327 acres contain slope areas greater 
than 20 percent_ 

Impacts to steep slopes of 25 percent or greater are primarily located south of St 
Joseph's Road and are associated with the construction of the road network as well as 
grading for stormwater detention basins and homes. Approximately 12-.1 acres of steep 
slopes will be impacted by the fully built project. Exposing soils on steep slopes during 
construction increases the potential for erasion in the short term- The road layout 
proposed in the DEIS was adjusted in the revised Master Plan in the PETS to reduce 
disturbance of such slopes and lots were adjusted to avoid slopes at the front of the lot 
where the house would be located_ 

6.1.2 Geology 

The specific locations of shallow bedrock and amount of rock removal required for the 
proposed project have not been identified on the property_ The rock outcrops within 
200 feet of St_ Joseph's Road and visible from the public road were identified in the 
DEIS, and will not be disturbed for construction of the development_ 

Preliminary road profiles show approximately 21 areas that require a cut of material 
greater than 10 feet- Where rock is encountered, removal will be attempted using 
methods such as hammering, ripping or chipping with excavators_ Blasting will only be 

25 



LOST LAKE RESORT FINDINGS STATEMENT 

used where these methods ar not feasible. All rock excavated on the site in connection 
with the proposed development will remain on the site to be used as road base. 

Blasting will be carried out in accordance with the Industrial Code Rule 39 of the New 
York State, Department of Labor, Industrial "Board of Appeals and the applicable section 
of the New York State Labor Laws_ New York State regulations require insurance and 
licensing for the contractor and provide guidelines for the possession, handling, storage, 
and transportation of all explosives_ 

The proposed plan for the development of Lost Lake Resort does not include any 
drilling of natural gas associated with the Marcellus Shale formation. 

6-1.-3 Soils 

The property is underlain primarily by one soil type: Wellsboro and Wurtsboro soils; 
and is also underlain by twenty-one less predominant soil types. Grading and 
recontouring of soils is required for the construction of roads, residential dwellings, 
recreational facilities, the golf course and the storm water detention basins. The total 
area of grading or site disturbance is estimated to be approximately 601 acres. Grading 
is to be detailed on the construction plans for each phase, along with soil erosion 
controls to mitigate the effects of soil disturbance during construction. 

6-.1-4 Cut and Fill Estimates 

A preliminary estimate for earthwork requi.d to construct Phase 1_ roadways, 
stormwater management features and the main entrance structures is approximately 
85,700 cubic yards (cy) of earth cut and the same amount of fill. There will be a net 
balance of earth grading (cut and A preliminary estimate for the total earthwork 
required to construct the full buildout is approximately 677,500 cy of earth cut and the 
same amount of fill, therefore there is a net balance of material for the overall project. 

There are no areas of steep slope disturbance (25% and greater slopes) for the Phase 1 
road network. Given the more gentle topography on the north side of the site, it is 
expected that little rock excavation will be necessary for Phase 1 construction. The other 
phases may involve rock excavation_ Transition areas back to existing grade at the edges 
of the roadway section will be graded at 31-1:1_NT or less in most locations_ Proximity to 
properties and steep slopes may warrant slopes of 2I-1:1N7 (with slope protection) or 
1.I-17-.1:V in areas of rock cut. Slope protection will be in the form of rolled erosion control 
protection mats and hydroseeding with tackifier. Excess soil will be stockpiled and 
skirted with silt fence barrier to prevent sediment transport_ Excess rock will be 
stockpiled for use cox-tsite. Crushed rock will be used for roadbed construction or for fill 
areas where the material is suitable_ 
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6.1.5 Sub-Soils for the Golf Course 

On-site soils within the proposed golf course area are Wellsboro and Wurstboro soils 
(WIC) and Wurtsboro loam (Wu). These soils are moderately well drained, gravelly fine 
and sandy loam._ Typically, a quality golf course is constructed with a manufactured 
sand-mix for the sub-soils of the fairways. A peat/sand mixture will be used for green 
and tee areas. It is expected that the existing soil types will provide adequate base for 
the manufactured surface mix that will be brought on site. 

6-1-6 Soil Erosion and Sediment Control Plan 

A site specific soil erosion and sediment control plan will be prepared for each phase of 
the project. Erosion control and slope protection will be undertaken in accordance with 
the Erosion and Sediment Control Guidelines in the New York State Department of 
Conservation (NYSDEC) SPDES General Permit for Stormwater Discharges from 
Construction Activities (Permit No. GP-0-10-002) and the most current version of the 
NYSDEC Stormwater Management Design Manual. 

Potential erosion and sedimentation will be controlled during the construction period 
by measures specified in the Preliminary Stormwater Pollution Prevention and. Erosion 
and Sediment Control Report, included in the DEIS as Appendix G. The SWPPP must 
be approved by NYSDEC prior to commencement of construction. Implementation of 
the SWPPP will include monitoring and enforcement as required by NYS law and 
NYSDEC General Permit requirements. 

6-1.7 Construction Sequencing 

During each phase of construction, a sequencing plan will follow the general steps as 
detailed on the Phase 1 Preliminary Erosion and Sediment Control/Stormwater 
Management Plans: 

Site disturbance (clearing, grubbing and grading) will be limited to those areas 
necessary for construction in each construction sequencing stage_ 

• Each stage will be substantially completed before the next construction 
sequencing stage is initiated. 

• At the completion of each earth disturbance activity, stabilization will 
immediately occur to the disturbed areas to protect from erosion_ 
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Responsibilities for ongoing inspection and maintenance of the erosion and 
sediment control measures for the duration of the construction are specified on 
the erosion control plans_ 

6-2 Wetlands 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon wetlands for the 
following reasons: 

Wetlands were delineated during the Fall 2007 and Spring 7008_ Subsequent revisions 
to the wetland boundaries were made in the Summer 2009 based on a number of site 
visits made by U.S. Army Corps of Engineers (ACOE) and NYSDEC personnel_ The 
wetland delineation resulted in the flagging of wetlands totaling 267.88 acres of the 
property_ Validation of the wetland survey was issued by NYSDEC on June 8, 2010 and 
by the ACOE on April 27, 7010. 

The proposed wetlands impacts will require permits from both the NYSDEC and the 
ACCiE. Both NYSDEC and the ACOE require that any impacts to regulated wetlands 
(and other waters of the U.S.) be minimized to the maximum extent practicable_ The 
applications to the Planning Board for subdivision and site plan approvals must include 
a statement that the Applicant has also made application for permits' forrx these 
agencies_ Copies of such applications will be provided to the Planning Board as part of 
each phase of application. 

6-2-1 Regulatory Wetland Impacts 

Impacts to NYSDEC Freshwater Wetland HA-40 (flagged as Wetland 26.1317) will occur 
as a result of two (2) proposed road crossings. These road crossings will cause a total of 
approximately 0_44 acres (19,000 square feet) of disturbance to the Class II State-
regulated wetland and approximately 2.6 acres of adjacent area thus requiring a NYS 
Article 24 Freshwater Wetlands Permit, and qualifying for coverage under the Federal 
Nationwide Permit_ 

An Article 15 Protection of Waters Permit will also be required for the road crossings 
since HA-40 encompasses a Class B stream, and for any additional crossings of 
regulated streams on the project site_ 

An Individual 401 Water Quality Certification must also be obtained from the NYSDEC, 
its issuance indicating that NYSDEC anticipates that the proposed action will comply 
with State water quality standards and other aquatic resource protection requirements 
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under the NYSDEC's authority. The Individual 401 certification can cover leDat1-1 
corlstrLietion and operation of the proposed action. 

Current design plans utilize open-bottom, low profile arch culverts to span the 
regulated watercourse within the wetland to minimize disturbance of wetland areas. 

Potential impacts to the Neversink River Unique Area are limited to the indirect effects 
of changes to surface water (sedimentation during construction, pesticide and fertilizer 
Loading, and thermal impacts). N.To direct impact to wetlands or wetland buffers found 
within the 1,-Teversink River Unique Area will result from the proposed development. 

6_2-2 Wetland Creation 

To mitigate for the loss of 0.44 acre of wetland, approximately 1.01 acres of wetland will 
be created to provide a 2.71 mitigation ratio as is typically required for forested wetlands. 
The location of the proposed mitigation area is shown in the DEIS. The creation of 
forested wetland within the same wetland complex as the area of disturbed forested 
wetland allows for an in-kind replacement of wetland functions lost due to the two road 
crossing disturbances_ 

The creation of stormwater basins, graded and planted in a manner that is consistent 
with the open marsh portions of the existing wetlands, also contributes to mitigating the 
potential impacts on the entire wetland corridor. The stormwater basins will be planted 
with herbaceous wetland vegetation, and provide wetland habitat as well as control of 
stormwater quality and quantity_ While no direct credit is taken for these basins as 
wetland creation areas, they will in fact perform several wetland functions and result in 
a net increase of wetland function and benefits on the site following construction. 

6.2.3 Water Quality in Wetlands 

A site specific erosion and sedimentation control plan was developed for Phase a 
construction to assist in preventing degradation of wetlands as a result of the proposed 
action_ The erosion and sediment control plans for each phase will follow the format 
and content of the Phase 1 Preliminary Erosion and Sediment Control/Stormwater 
Management Plans_ A preliminary water quality management plan has been developed 
for the golf course and other managed areas (Appendix L of the DEIS) to address the 
use of pesticides and fertilizers on the project site and a sampling plan has been created 
to monitor surface water quality on the site. 
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6-2-4 Mitigating Thermal Impacts 

During and following construction storrnwater on the project site will be conveyed 
through surface swales and underground piping and detained in temporary basins 
prior to discharge to any receiving wetlands through a level spreader_ This will allow 
time for dissipation of collected heat in the water. Further, the stax-rnwater management 
basins will be located in a largely wooded setting to minimize the potential for solar 
heating of detained stormwater, to the extent possible and are designed to limit 
detention times so that standing water has less time to absorb surface heat. 

6-3 Vegetation 

The Lead Agency finds, upon due consideration of the Draft and Final EIS that the 
proposed project will not have a significant adverse impact upon vegetation for the 
following reasons: 

Formal site investigations of vegetation were conducted on June 6, September 3, and 
September 23, 2008, and May 6, May 20, and June 17, 2009_ Observations of additional 
vegetative species were also noted by biologists during wetland delineations and other 
biological surveys- Table 3.3-1 of the DEIS lists the vegetative species observed on the 
project site_ No federal or state-listed rare, threatened, or endangered plant species, 
habitats or significant natural communities were identified or observed by the 
Applicant's biologists during surveys of the site_ This finding will be verified during 
the environmental permitting process with the NYSDEC and ACOE, or mitigation will 
otherwise be required_ The project site includes twelve principal habitat/ ecosystems 
which correspond with the following "Ecological Communities of New Yark State": 
Allegheny Oak Forest; Appalachian Oak-Pine Forest; Hemlock-Northern Hardwood 
Forest; Beech-Maple Mesic Forest; Talus Slope; Shallow Emergent Marsh; Shrub 
Swamp; Red Maple-Hardwood Swamp; Hemlock-Hardwood Swamp; Highbush 
Blueberry Bog Thicket; Vernal Pool; and Impounded Lake_ 

Approximately 601 acres of the project site will be disturbed either permanently or 
temporarily during construction. Of this total, approximately 194 acres of vegetation 
will be removed for proposed buildings, roads, driveways and parking areas. 
Approximately 407 acres will be revegetated by lawn, landscaped areas, golf course 
areas and stormwater management basins_ Approximately 1,478 acres of existing 
undisturbed vegetation will be retained on the property_ 

As per the Town of Forestburgh's PDD zoning, at least 50 percent of the project site 
must remain as open space. The proposed master plan shows approximately 1,082 
acres (52 percent) of the project site to remain as vegetated open space in the farm of 
existing ecological communities, lawns and landscaped areas, golf course and 
stormwater management practices_ 
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The proposed development plan has been designed to minimize wetland and buffer 
impacts to the maximum extent practicable and by doing so will preserve substantial 
wooded areas around the more sensitive vegetation habitats. Undisturbed land will 
remain within the wooded wetland buffer areas, wooded wetlands and wooded stream 
corridors_ 

Road centerlines will be staked for review by the Town during site plan review_ 
Clearing limit lines will be marked on the site prior to commencing the construction 
activity to contain impacts to approved areas and keep other portions of a project site 
undisturbed_ No trees in healthy condition beyond the field-identified limits of 
disturbance will be disturbed_ These limits will be delineated by fencing or similar 
methods_ 

Native and adaptive plant species will be utilized for landscaping purposes and for 
revegetating the proposed water quality and stormwater detention basins where 
practical_ Plant selection is based on plant adaptability to local climatic conditions, 
including temperature, precipitation and length of the growing season- Many species 
selected for landscape use will also be beneficial to indigenous wildlife, especially birds, 
by providing wildlife benefits such as nesting, cover and food- Adaptive species that 
are non-invasive or otherwise non-problematic will also be allowed in the project_ 

Landscaping on the single-family lots will be determined by the individual lot owners, 
subject to review and approval by the proposed Lost Lake Design Review Board 
("Architectural Control Committee"). Each individual owner will choose landscape 
vegetation from a master list provided in the Applicant's Design Gzcidelines for Single-
Family Homes (Appendix E2 of the 

6-4 Wildlife Ecology 

The Lead Agency finds, upon due consideration of the Draft and Final IBIS, that the 
proposed project will not have a significant adverse impact upon wildlife ecology for 
the following reasons: 

Numerous field surveys were performed for the DEIS to determine what species of 
wildlife currently inhabit the site and to assess the potential for species to utilize the site 
based on the on-site ecological habitats_ The project site is currently a part of a large 
tract of unfragmented forest with minimal development- The addition of roads and 
development to the project site will impair wildlife movement, however this impact is 
not anticipated to be significant_ The retention of approximately 1,215 a.cress of upland 

This number refers to the total area of undisturbed upland woods after construction, to be distinguished 
from the term "open space" discussed elsewhere in this document 
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forest, along with the revegetation of temporarily disturbed areas Jr,. the form of 
landscaping, stormwater management practices and golf course will still allow 
opportunities for wildlife to move into and out of the project site_ The gradual 
construction of homes through a phased construction plan will allow wildlife time to 
adjust their movement patterns and seek out new areas to utilize_ Some wildlife that is 
displaced will migrate to adjoining open space areas_ In the revised Master Plan, 
portions of the ecological communities identified on-site will remain available for 
habitat at a smaller scale after the development is complete and connected to adjacent 
off-site natural areas_ 

During development of the site, construction activities could potentially result in a 
temporary increase in road mortality rates for some of the species vacating the site_ 
After the proposed development and the alteration of the habitat on the project site, 
wildlife movements into and out of the project site are likely to be reduced, as the site 
will offer fewer opportunities for food and cover_ 

After the project development is completed, the composition of the wildlife population 
on the project site will adjust to the final site conditions. Species better able to adapt to 
generally open and landscaped environments (such as raccoons, opossum, woodchucks, 
mice and certain songbirds) will have a greater ability to populate the site in 
comparison to species that are less tolerant of human activity_ 

Of the nine productive vernal pools identified on the project site, all Tier I pools will 
have 100% of the vernal pool envelope (VPE)6 undisturbed and in the existing condition 
and at least 50% of the critical terrestrial habitat (CTI-I) undisturbed and preserved 
within dedicated open space. All Tier II pools will have 100% undisturbed ea-.E. and at 
least 33% of the CTH undisturbed- These numbers do not include additional 
undisturbed CTH land that will exist in the rear yards of house lots on account of the 
Applicant's limitations on lot development. The vernal pool depression of all nine will 
remain intact_ Impacts to vernal pool breeding amphibians will result from 
construction within the upland areas near the vernal pool. The reduction in vernal pool 
amphibians resulting from a loss of critical terrestrial habitat is not expected to be 
significant at a regional scale since none of the vernal pool dependent species observed 
on the project site are identified as species of special concern or species of greatest 
conservation rte.'. 

The proposed plan includes preservation of an expanse of the central wetland and 
buffers surrounding it in contiguous, undisturbed forest cover (comprising 
approximately 233 acres not counting additional forest left undisturbed on adjoining 
house lots) that would continue to provide breeding habitat for many forest interior 
bird species. 

100-foot vernal pool envelope ("\/PE") and the 750-foot critical terrestrial habitat ("CTH") suggested by Klernens for 
protection of vernal pool species. 
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The project's potential effect on other species is as follows: 

• Bog turtle (Glyptemys mulzlenbergii): The project site does not contain the 
habitat needed to support a population of bog turtles, therefore impacts to 
this species are not anticipated as a result of the proposed action. 

Wood Turtle (Clernmys insculpta): Approximately 99 percent of typical 
wood turtle habitat provided by NYSDEC ,..rtlari.d1. I-IA-40 will be 
preserved in its entirety and will continue to provide habitat for the 
species if a population is, in fact, present on the project site. 

▪ Timber Rattlesnake (Crotalus horridus): The absence of timber rattlesnakes on 
or within close proximity to the project site significantly reduces the 
potential for impacts to this species. While populations of timber 
rattlesnakes occur within several miles of the project site, the proposed 
action is not expected to impact these populations in any way_ 

• Eastern .1-logrzose Snake (Heterodon platirhirzos): Significant adverse impacts 
to this species are not anticipated by development of the proposed action. 
Since the proposed development will preserve wooded and wetland 
habitats, the property could continue to maintain a population of hognose 
snakes-

.. Bald Eagle (7-1-aliczeetus leucocaphalus): This species is known to nest within 
close proximity to the project site at two nesting sites located on St. 
Joseph's Lake. Development on the western portion of the project will be 
approximately 4,000 feet from the shoreline of St. Joseph's Lae. The 
forested hillside between St. Joseph's Lake and the project site will likely 
provide a dense visual buffer between the St_ Joseph's Lake eagle's nest(s) 
and development on the project site_ Since there are no known nest trees 
on the site and only inconsistent use of Lost Lake far hunting, significant 
impacts to the species are not expected- However, the project Applicant 
proposes to incorporate a management strategy following the United 
Stated Fish and Wildlife Services (USFWS) guidelines, specific for foraging 
areas_ The Applicant's proposal includes the following mitigation 
measures: 1) Where rock removal is necessary within 1/2  mile of ark active 
nest, no blasting or rock hammering will be conducted during the 
breeding and nesting period, which is generally between February and 
July. 2) Potentially disruptive (noisy) activities associated with 
construction in the northwestern portion of the site will be limited to short 
periods of time (21 day duration or less) during February through July. 3) 
No blasting or preparatory rock work for blasting will be conducted in the 
northwestern portion of the site in the months of February through July. 
4) No blasting will be allowed on any lot for individual house construction 
in the northwestern portion of the site_ Further measures include: the 
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proposed development will not introduce aircraft to the area, the extent of 
water dependent facilities will be limited to the beach/ marina area and 
activities will be passive boating, fishing and a limited area of swimming, 
there will be no use of combustion engine motor boats allowed on the 
lake, and all healthy, non-hazardous trees within 100 feet of Lost Lake will 
be preserved (except for the beach and boat mooring area). Should a pair 
of bald eagles build a nest on the project site prior to the start of 
construction, the Applicant will work with the NYSDEC to develop an 
acceptable plan that will limit impacts to this protected species, specific for 
nesting areas. 

• Pied-billed Grebe (Podilymbus podiceps): While this species was not directly 
identified as using the project site, a single individual of this species, likely 
in migration, was observed on Crane Pond south of the project site_ While 
the open water resource of Lost Lake could provide migratory stopover 
habitat, the proposed action will not eliminate the resource. 

• Northern Goshawk (Accipiter gentilis): The disturbance of approximately 600 
acres of upland forest will impact hunting and nesting opportunities 
currently provided to northern goshawk. The removal of trees associated 
with the limit of disturbance will remove potential nesting trees for 
goshawk, though the species was not identified as a species utilizing the 
site for breeding purposes_ The disturbance associated with the project 
will also impact prey species (e-g- ruffed grouse) of the goshawk. 

• Red-shouldered flawk CB-Ezteo lineages): Impacts to red-shouldered hawk are 
anticipated to be minimal_ Observations of this species typically occurred 
near the vast stretch of NYSDEC Wetland HA-40_ Wetland HA-40 will be 
preserved as open space and will not be disturbed at any point. The 
preservation of this wetland corridor and its 100 foot buffer area, along 
with tracts of connected forested open space throughout the property, will 
continue to meet the habitat requirements for this species_ 

• Red-headed Woodpecker (Melareerpes erythrocephalus): The red-headed 
woodpeckers observed on the project site were likely migrants due to their 
presence only during an April 2009 amphibian survey. Nevertheless, the 
species could reside on the property within any of the wooded swamps, in 
particular NYSDEC wetlands HA-40 and HA-39 near the locations of the 
observations. Approximately 99 percent of NYSDEC wetland HA-40 will 
remain undisturbed after completion of the proposed action and NYSDEC 
wetland HA-39 will be preserved in its entirety, and thus these wetlands 
will remain as potential habitat for red-i-Leected woodpecker_ The addition 
of a 200 acre golf course to the project site will provide an increase in 
suitable breeding habitat for the species and thus, could increase the 
species population. 
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Sharp-shinned Hawk (Accipiter striatzts): The removal of approximately 600 
acres of upland forest will impact hunting and potential nesting 
opportunities for the sharp-shinned hawk. This species was not observed 
regularly during surveys of the project site and is not believed to nest on 
the site. While the elimination of upland forest will reduce habitat for 
sharp-shinned hawk, impacts are not anticipated to be significant due to 
the preservation of half of the project site as open space that will still 
present hunting and nesting opportunities to the species. 

Cooper's f-farok (Accipiter cooperil): Cooper's hawk habitat requirements are 
nearly identical to those of the sharp-shinned hawk. The removal of 
upland forest will impact potential nesting and hunting habitat for 
Cooper's hawk_ The preservation of half of the project site as open space 
will continue to provide habitat suitable for Cooper's hawk. 

Osprey (Parxcliort halinetus): Foraging habitat provided by NYSDEC 
Freshwater Wetland HA-40 will be preserved nearly in its entirety, and 
the open water of Lost Lake will remain after construction of the proposed 
action. The preservation of these two areas will continue to allow osprey 
to utilize the property. 

It is anticipated that the above findings will be verified during the environmental 
permitting process with the NYSDEC and ACOE, or mitigation will otherwise be 
required. 

Sedimentation from soil erosion during construction and development can create 
potential indirect impacts to aquatic species downstream in the Bush Kill and Neversink 
River. Soil erosion and sedimentation controls throughout the site will be installed prior 
to other construction activities according to the current NYSDEC standards for erosion 
and sediment control plarts7-

The creation of stormwater basins, graded and planted in a manner that is consistent 
with the open marsh portions of the existing wetlands, also contributes to mitigating the 
potential impacts on the entire wetland corridor. The stormwater basins will be planted 
with native herbaceous wetland vegetation, and provide wetland habitat as well as 
control of stormwater quality and quantity. While no direct credit is taken for these 
basins as wetland creation areas, they will in fact perform several wetland functions and 
result in a net increase of wetland function and benefits on the site following 
construction. 

The addition of a 200-acre golf course will introduce open habitat that is not found on 
the project site and therefore will attract wildlife species that do not currently inhabit 

'NYSDEC. 2005_ New York Standards and Specifications for Erosion and Sediment Control - April 2005_ 
http://www.ciec_state_riy.usAvebsiteidowitcsolboxiesestandarcls/ 
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the existing site. Songbirds that reside in open habitat, such as bluebird and eastern 
meadowlark, will colonize the golf course area after its completion_ Nesting boxes will 
be placed in appropriate perimeter areas of the golf course to provide a safe nesting area 
for these species. Larger nesting boxes for the open habitat-dwelling American kestrel, a 
species of falcon showing a steady population decline, will be placed as vvell. 

In addition to the placement of nesting boxes within the golf course, nest boxes for 
larger species will be placed within tracts of preserved forest and within wetlands. 
Wood ducks are known to successfully utilize nesting boxes in wooded wetland 
habitats and some species of awls take advantage of nesting boxes within upland 
forests_ The placement of these nesting boxes will be determined in the field by a 
qualified biologist after localized construction is completed, and subject to site plan 
approval by the Planning Board. 

In the long term, the composition of the wildlife populations will be altered in areas 
immediately adjacent to the development, as species able to adapt to a more 
suburbanized environment (such as raccoons, opossum, woodchucks, mice, songbirds, 
etc.) will have a greater ecological advantage over species that are less tolerant of 
human activity. Edge habitats created by encroachment of the development footprint 
on forested areas could favor such species, but are not expected to substantially increase 
local populations of "pest" wildlife as these species (raccoons, skunks, opossum, and 
geese) will be managed, if necessary, by a licensed pest control specialist upon the 
addition of the proposed residential development_ 

The Lost Lake Resort quarterly newsletter will provide residents with instructions on 
haw to avert the behaviors of nuisance wildlife (bear, coyotes, raccoons, etc.). This 
newsletter will also contain seasonal reminders on the proper care of pets during active 
months for bears and coyotes, as well as the proper care of garbage receptacles and back 
yard grills. Reminders in the newsletter may include: 

• Garbage containers should not be placed curbside longer than one day before 
a scheduled pick-up; 

• Composting should be done in a secured compost system; 

• Residents wishing to have bird feeders will be encouraged to do so outside of 
the summer months to reduce bear attraction to feeders and coyote attraction 
to the birds and small mammals that utilize the feeders; 

• Residents will be encouraged to bring feeders inside overnight and during 
periods of time when they will be away from home; 

• Feeding of household pets outside the home will be discouraged; 

Pets should not be left outside while residents are away from home. 
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A provision in the Covenants and Restrictions for Lost Lake Resort stipulates, "Ba.cti lot 
shall have proper trash receptacles with lids or covers. All trash receptacles shall be kept 
inside or shall be kept in outdoor areas screened from view from roads, recreational 
facilities and common areas, and shall be of such construction so as to prevent intrusion 
by animals." The resort will also require that solid waste storage at resort facilities be in 
enclosed containers or fenced enclosures and the resort will also require regular weekly 
garbage pickups by a private carter_ 

The landscaping plan developed for each phase will utilize native or adaptive 
vegetation in areas where practical. The landscaping plan will ir.clud.e species that are 
less attractive to deer. 

The limits of disturbance will be established in the field with visible markers, including 
on every house lot, prior to clearing. No trees beyond these limits will be disturbed. 
These limits will be delineated by fencing or similar methods prior to commencing 
clearing or grading activities. 

6-5 Water Resources 

The -r-es.a. Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon water resources for 
the following reasons: 

The project will require wastewater discharge permits from both the NYSDEC and the 
DRE5C. 

6.5.1 Wastewater Treatment 

The projected average daily flow (ADF) of wastewater for the proposed Lost Lake 
development is 870,335 gallons per day (gpd) or 604 gallons per minute (gpm). The 
peak daily flow (PDF) at full build out is projected to be 2,611,005 gpd or 1,813 &pm, 
using a peaking factor of 3.0. 

The proposed sewage treatment system will use a low pressure collection system to 
direct the wastewater to the treatment facility. Each residence will have a grinder 
pump. Additionally, three pump stations will be required to move the wastewater to 
the treatment facility in areas of lower elevation to higher elevation. The locations of the 
pump stations are shown on the Plan sheets. The entire system will be designed to meet 
the requirements of NYSDEC. 

The proposed vvvv-rn is to be located approximately 3,000 feet south of St. Joseph's 
Road and approximately 50 feet from the eastern most property boundary_ The effluent 
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from this treatment facility will discharge into the Bush Kill, which is located south of 
the proposed treatment plant. The system will be designed and operated to produce 
minimal odor and noise impacts. 

The sewage will be treated by an activated sludge treatment facility. The facility will be 
a package unit that can be expanded upon as the phases of the Lost Lake development 
progress. Phase 1 is anticipated to produce a wastewater flow of 128,545 gpd (89 gpm.). 
A NYSDEC  State Pollutant Discharge Elimination System (SPDES) Permit will be 
obtained prior to construction of this facility_ The Applicant will request the SPDES 
permit provide effluent limits for three different flow rates (100,000 gpd, 250,000 gpd, 
and 550,000 gpd) to account for the increasing amounts of wastewater that will be 
produced as the construction of the development progresses_ 

A NY State transportation corporation will have ownership and be responsible for the 
operation and maintenance of the collection system and the treatment plant proposed 
for the development_ This entity will be responsible to comply with all applicable water 
quality standards and the effluent limits set forth by the NYSDEC in the SPDES Permit_ 

The applications to the Planning Board for subdivision and site plan approval must 
include a statement that the Applicant has also made application for wastewater 
discharge permits from NYSDEC and DRESC. Copies of such applications will be 
provided to the Planning Board as part of each phase of application. 

6-5.2 Post-Development Stormwater Conditions 

Potential impacts to the on- and off-site surface water resources that might be expected 
to result from the proposed action include sedimentation during canstructicm, post 
development increases in pollutant loading in stormwater, post development flooding 
from increased peak rates of stormwater discharge, and bed and bank erosion in 
receiving watercourses resulting from ix-xcrea.sed stormwater discharge velocities. A full 
Stormwater Pollution Prevention. Plan (SWPPP), including water discharge quality and 
quantity control components, will be required for the project. Conformance with 
conditions of the NYS State Pollutant Discharge Elimination System (SPDES) General 
Permit for Stormwater Discharges for Construction Activities (GP-0-10-002) must be 
demonstrated. In addition, it is 1.3.rud,erste.cd that authorization for coverage under the 
SPDES General Permit will not be granted by NYSDEC until their approval of the 
SWPPP and issuance of any necessary NYSDEC permits_ 

6.5-3 Project Groundwater Demand 

The water demand proposed for the Lost Lake Resort development has been calculated 
by the project engineer based upon common erlsir rirtg and planning estimates of 330 
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gpd per connection or residential unit_ In addition to the residential connections, the 
water demand estimate included: the club house, sales of€ice, restaurant, cabins, spa, 
conference center and other recreational facilities_ The average daily demand has been 
calculated as 897,055 gallons per day (gpd) or 623 gallons per minute (gpm) for all seven 
phases, or full project build-out- The maximum daily demand or two times the average 
daily demand, is 1,794,110 gpd or 1,246 gpm.. The average daily demand for Phase 1 has 
been calculated to be 132,545 gpd (92 gpm) and the maximum daily demand (or twice 
the average daily demand) was calculated as 265,090 gpd (184 gpm)_ 

6-5-4 Recharge Analysis 

A recharge analysis was completed to estimate the amount of water available for 
recharge from the Lost Lake Resort property, only_ This analysis provides a 
conservative estimate of available groundwater within the site boundaries. The actual 
area contributing groundwater to the on-site wells will be larger due to bedrock 
fractures extending beyond the property boundaries_ Using a fairly conservative 
recharge rate of 25 percent (the percentage of precipitation available to recharge 
groundwater) results in about 1,917,256 gpd available from the site alone or 1,331 gpm. 
This recharge rate exceeds the full build-out estimated project maximum daily demand 
of 1,794,110 gpd or 1,246 gpm leaving the post-construction recharge amount to be 
123,146 gpci. or 86 gpm._ Based on this theoretical analysis, the available groundwater 
resources appear to be adequate for existing on-site water demand, as shown by this 
recharge analysis_ 

Under drought conditions, sufficient groundwater will be available for the project, as 
well as for existing development_ The Town of Forestburgh and Sullivan County do not 
have specific aquifer testing requirements that relate to drought conditions_ While it 
does not have regulatory jurisdiction over this project, the Susquehanna River Basin 
Commission (S12-13 ) is referenced in the DEIS which required an analysis of recharge 
accounting for 1-in.-10 year annual drought conditions or "...60 percent of the average 
annual recharge rate (which approximates a 1-in.-10 year annual clrought)"8_ A 40 
percent reduction in annual recharge will result in 1,661,929 gallons per day available in 
the contributing drainage area to the project site. This amount is equivalent to 1,154 
gallons per minute (GPM)_ Therefore, the drought condition watershed area recharge 
rate exceeds the average project water demand of 623 gpm_ 

6-5-5 Water Supply Wells 

A total of seven wells drilled on the property were designated as future water supply 
wells, including: Wells FFF, Ijj, HH TW-3a, "I'W-6, and 0_ Each of the supply 

'Aquifer Testing Guidance, Susquehanna River Basin Commission, Policy No. 2007-I, December, 2007 
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wells are constructed in bedr.ack a=id the majority tap groundwater from a deep set of 
fractures 400 to 800 feet in depth- Groundwater from Well TW-3a is primarily provided 
by more shallow fractures less than 100 feet in depth_ Static water levels in certain deep 
wells and hydrogeologic testing suggest a confined (artesian) aquifer condition, in those 
wells. 

6-5-6 Pumping Test Results 

The proposed seven water supply wells for the project were tested by the Applicant's 
consultants over several periods in 2009 and 2010. Wells FFF, JJI HH and TNAI-3a were 
tested for the NYSDEC recommended 72 hours. Wells TW-5 TW-6 and 0 were tested 
for a minimum of 48 hours_ A stabilized rate of drawdown was stated to be 
demonstrated in all of the wells tested. The results of testing were summarized in the 
DEIS (Lost Lake Water Supply Report, April 22, 2010) and in the FEIS (Lost Lake Resort -
Addendum to Hydrogeologic Report, November 2020). Based upon the testing, the 
estimated maximum safe pumping rate for all wells pumping simultaneously is 1,202 
gpm or1_73-1 

A request to reduce the anticipated full build-out water demand was submitted to the 
NYSDOH_ The NYSDOH replied in a letter dated January 21, 2001 with the following 
conclusions: 

(a) 

(b) 
(c) 
(d) 

The project would need to demonstrate adequate water supply for the full project 
build-out using an estimated demand of 330 gpd for each residential unit, 
A maximum day factor of1.8 may be used instead of the typical 2_0, 
The project must meet the requirements of the "largest well out of service", 
The NYSDOH will consider a phased approach for plan approval and actual 
project construction_ This will "involve periodic reviews to ensure that adequate 
water supply will be available as per NYS codes and standards as overall project 
build-out progresses. 

As indicated above, the maximum sustained well yield for the project has been 
demonstrated at 1,202 gpm or 1_731 /VIGlD. This proven well yield will meet the total 
project average daily demand of 623 gpm (0.897 MGlD), and the maximum daily 
demand of 1,121 gpm (1_615 MD), which is based upon a NYSDOH agreed upon 
factor of 1_8_ The existing well network with the best well out of service (Well TW-5 at 
365 gpm) provides 837 gpm (1.205 IVIGlD)_ This projected well volume, does not meet 
the 1V-YSI:::7001-1 requirement of maximum daily demand (1.8 times the average daily 
demand) with the "best well out of service". It should be noted that the estimated 
average and maximum day water demands are conservative estimates for the entire 
project, which is not anticipated to be fully constructed for decades, if at all_ Given the 
NYSDOH agreement to review and approve the project in phases, the project will be 
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required to demonstrate adequate water supply for each subsequent phase of project 
development. 

6.5-7 Water Quality 

Four of the seven proposed wells were tested for NYSDOH Part 5 Water Quality 
parameters_ Two wells were sampled for Microparticluate Analysis (MPA) which can 
provide an indication of the connection of groundwater sources to surface water 
resources or wetlands. The analytical results indicate the water is of good quality, and 
no exceedances of NTYSICPC)I-1 drinking water standards were reported. The /v1P.A. 
analysis was also negative, indicating that there is likely no connection between surface 
water and wetland resources and the underlying aquifer providing water supply. 
Given the water quality results, the water supply should require no treatment beyond 
disinfection, subject to NYSDEC, IN.TYSE)C301-1, and DRBC concurrence_ 

6-5-8 Off-site Impacts 

Based upon the results of the multiple pumping tests, it is believed that the future 
operation of the Lost Lake Resort water supply system will not have a significant 
impact upon any aff-site wells_ It is estimated that the maximum impact to the nearest 
off-site well is approximately 8 feet of interference drawdown, which represents an 
approximate 10 percent reduction in available water column_ This impact is not 
expected to reduce the use of this specific off-site well, other local wells or groundwater 
available at those locations_ However, the Applicant will monitor identified off-site 
wells after the resort wells are in normal operation, if authorized by the private well 
owner(s). Any impact recorded in the off-site private wells resulting from this project 
will be mitigated by the Applicant. The results of such off-site monitoring will be 
reported to the Planning Board in applications for the 2nd thraugh 7a, phase of site plan 
approvals. 

6-5.9 Irrigation 

The Applicant proposes using Lost Lake surface water for irrigation water, providing 
that the Lost Lake surface is at least 0.05 foot above the spillway surface (i.e., 0.6-inch), 
and subject to /N.TYSICPEC and DRBC concurrence_ At this height there would still be a 
discharge from the lake, and the water storage above the spillway height would be in 
the range of 0_8 This trigger level would be determi ed from a gage accurate to 

foot installed at the spillway that is monitored and recorded on a daily basis by 
the golf course superintendent. By implementing this simple procedure there would be 
no need for any further monitoring or mitigation measures at Lost Lake due to 
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declining lake level_ The results of this surface water monitoring will be reported to the 
Planning Board in applications for the 2nd through 7,1, phase of site plan approvals_ 

For those periods when the lake surface is less than 0.05 foot above the spillway, the 
irrigation system will use groundwater from the supply wells until such time in the 
future as there is sufficient treated wastewater to use as an alternate source_ The 
maximum irrigation rate is estimated at 0-180 IN/I 1DP and would occur during July. This 
equates to a water source of 125 gpm, and would be available as excess daily 
groundwater production capacity from the potable water system. At such time as there 
is sufficient volume, use of the treated wastewater for irrigation will reduce or eliminate 
the need to utilize Lost Lake or groundwater as a source of water for irrigation_ 
Sufficient treated wastewater volume will be available to replace the irrigation demand 
on surface water or groundwater sometime after Phase 3 of the project is developed and 
at least 150 houses are occupied_ 

During art extreme drought condition, further mitigation to reduce water use will 
include implementing a drought condition irrigation plan that may include reducing 
the normal irrigation volume to 70% of the average volume applied) and reducing 
the acreage that is irrigated- In an extreme condition, the turf grass may be permitted to 
go dormant_ Sufficient surface water is available to provide for golf course irrigation 
with minimal potential affect upon Lost Lake, its associated wetland fringe and 
downstream tributaries_ 

6.5.14 Geothermal Systems 

A geothermal system or geothermal heat pump is defined as a central heating and/or 
cooling system that pumps heat to or from the ground, depending on the need and the 
season_ This system t_tvocr4 a heat pump to transfer the heat from either the ground into 
the structure to be heated or to take the heat from the structure and pump it into the 
ground_ The proposed geothermal system for the Lost Lake Resort property is 
associated with heating the pool_ This system will use a closed loop geothermal system 
so that no pollutants are introduced into the aquifer- In general, geothermal systems 
make use of more shallow groundwater. This closed loop geothermal system is not 
expected to have any impact to local aquifers or drinking water supplies_ 

6-5-11 Mitigation Measures 

Turf, including home lawns, roadsides, and the golf course, is often the most intensively 
managed land use in the urban landscape_ Substantial inputs of fertilizers and water to 
maintain turf systems have led to a perception that turf systems are a major contributor 
to non-point source water pollution_ Lost Lake Resort has formulated a Preliminary 
Water Quality Management Plan (Appendix L. of DAIS) to address this issue. This plan 
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describes a monitoring plan comparing pre to post development to assist in the 
management of the Golf Course, Lost Lake Recreational Areas, Cammercial Zone and 
the Residential Areas to ensure that no downstream adverse impacts are caused by the 
development. 

Tree removal will be the minimum feasible to construct the required infrastructure and 
clear the lots for buildings, driveways, roadways and stormwater facilities_ Forest 
buffers of 100 feet will be placed around all regulated wetlands and streams on the site 
creating an extensive riparian buffer that will remain in perpetuity_ This will allow the 
ecological systems that currently exist to continue to function as they currently do 
providing woody debris and cover far macro invertebrates, fish and other residing 
organisms and maintain water temperatures_ Natural landscaping mimicking the 
existing vegetation community types on the site and the local area will be incorporated 
into replanting plans for the site_ 

On individual house lots, treatment of the area disturbed by construction but outside of 
the immediate area of typical homeowner activities (called the "Transition Zane" in the 
Lost Lake Resort Design Guidelines) will be restored to a naturalized state, thereby 
limiting the creation of lawn_ The Design. Guidelines stipulate goals for limiting the 
area of disturbance on house lots, acceptable treatments for the immediate landscape 
around the house and the transition zone, and preservation of the undisturbed forested 
areas- Therefore, by minimizing managed lawn. areas the likelihood of pollutants 
entering the Bush Kill will be Providing a natural forest setting surrounding 
the homes and roadways will decrease the pollutant loading on the Bush. Kill in the 
same manner as a natural forest: evapotranspiration, interception of rainfall, 
sequestering of nutrients, etc_ 

Turfgrass surfaces, such as a golf course, provide enhanced groundwater recharge, 
decreased runoff, and enhanced biodegradation of synthetic organic compounds_ This 
conclusion is qualified by the assumption that chemical use is performed by well 
qualified course superintendents and staff_ As indicated above, the Preliminary Water 
Quality Management Plan prepared for Lost Lake Resort will stipulate the standard 
operating procedures for proper use and storage of fertilizers and pesticides. 

Based on the evaluation of the proposed development with special focus on the golf 
course and other managed landscaped areas, it is the Applicant's opinion that the 
project will result in no unreasonable risk to the surface and ground water quality of the 
area. Much of the site sails are underlain by a fragipan, which is a hydraulically 
restrictive soil horizon- Fertilizers and selective pesticides, applied at rates 
recommended by product manufacturer and at minimum rates to provide healthy turf 
grass, is not anticipated to impact groundwater_ The permanent turf grass surface of a 
golf course will greatly reduce runoff except during the most intense rainfall events, 
and provides substantial water quality improvement benefits through the attenuation 
and biological degradation of many inorganic and organic compounds. 

43 



LOST LAKE RESORT FINDINGS STATEMENT 

6-5-11-1 Preliminary Stormwater Pollution Prevention Plan 

To mitigate the potential adverse impacts on water resources identified above, the 
Applicant has developed a preliminary SWPPP that is incorporated into the proposed 
action_ The preliminary SWPPP has been prepared to comply with the NYSDEC State 
Pollution Discharge Elimination System General Permit for Stormwater Discharges GP-
0-1.0-002 as well as any subsequent revisions to the stormwater design manual, 
Temporary and permanent erosion control facilities are proposed_ 

The project stormwater management practices will control post construction 
stormwater discharge to rates lower than pre-development rates during each of the 
storm events analyzed, and will mitigate the potential for downstream flooding_ 

6-5_11-2 Stormwater Runoff Quality 

The primary stormwater management practices proposed for Lost Lake Resort were 
selected from the NYSDEC Design Mizrzzzni to meet all State recitzirements. Open 
vegetated channels with check dams (dry swales) and detention ponds are the 
recommended practices to reduce or remove pollutants in the first flush from 
impervious surfaces_ The practices designed by the project engineer, including on-lot 
stormwater management controls, sediment forebays, bio-retention areas and detention 
ponds, were selected from the current NYSDEC Design Manual to meet the VVCZLIK, 
requirement- The stormwater collected on developed portions of the property will be 
conveyed to the permanent stormwater detention ponds and treated using these 
practices to reduce off-site discharge of post development increases in pollutants_ 

As further mitigation, the Applicant will engage an appropriate professional 
(Professional Engineer, Landscape Architect, or Certified Professional in Erosion and 
Sediment Control) to oversee implementation of the erosion control and stormwater 
management elements of the SWPPP_ An individual with appropriate credentials will 
also be responsible for inspecting and ensuring the proper maintenance of all 
stormwater management practices until the project site has been stabilized_ 

6-5-11-3 Low Impact Design Mitigation Measures 

Due to the character of the resort development planned by Lost Lake Resort, Inc-, it is 
anticipated that the use of structural stormwater management practices will be limited 
to the greatest extent practicable_ This goal will be accomplished by implementing 
design practices outlined in the NYSDEC publication entitled Better Site Design (April 
2008). The DEIS outlines the following low impact design (LID) practices that can. be 
applied during the development of the Lost Lake Resort_ 
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• Natural Area Conservation - This credit may be granted when undisturbed 
natural areas are permanently preserved on a site, thereby maintaining their 
natural hydrologic characteristics. 

• Stream and Wetland Buffers - This credit may be granted when starmwater 
runoff is effectively treated by a stream or wetland buffer that is located 
substantially within the boundaries of the site_ 

• Vegetated Open Channels - This credit may be granted when site drainage is 
achieved using open swales instead of closed conveyance systems. Vegetated 
swales allow for water quality treatment while extending the time of 
concentration for the site, lowering peak flows. Only channels with slopes less 
than 4% may function as a water quality treatment practice, although the project 
engineer has taken no treatment credit for swales in this project in the 
engineering design. 

• Overland Flow Filtration to Groundwater Recharge Zones - This credit may be 
granted when "overland flow filtration zones" are incorporated into a design to 
receive runoff from rooftops or other small impervious areas. !Dry wells, or 
alternatively rain gardens where soils are not conducive to infiltration, located on 
individual lots will serve as water quality treatments resulting in groundwater 
recharge. 

6-5-11.1.-4 Groundwater Mitigation Measures 

A series of pumping tests by the Applicant has demonstrated that the existing wells 
drilled for the project can meet the estimated average daily water demand for the entire 
project, under full build-out. The projected well capacity does not meet the NYSDOH 
requirement of maximum daily demand (1_8 times the average daily demand) with the 
"best well out of service". 

For purposes of SEQRA, a water supply sufficient to accommodate initial phases of the 
project at full build-out has been demonstrated, and potential impacts from 
groundwater withdrawal from the established wells on-site have been assessed. Based 
on the water analysis and information provided by NYSDOH, the Applicant believes it 
has demonstrated that sufficient water supply is available to permit the first phases of 
the project to be approved and built, and utilizing m.ct-t.ual water use data for subsequent 
phase approvals, the project will mitigate and avaid any potential significant adverse 
impact resulting from the water supply. 

The following mitigation measures are proposed for Lost Lake Resort: 

• Water supply for the project will be permitted on a phase by phase basis after 
demonstrating adequate supply for full build of that phase erta all prior phases 
using 330 gallon per day per unit for residential water demand and 1_8 peaking 
factor, with the best well out of service. 
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• Actual water use cia.ta from prior developed phases may be considered in 
subsequent phase permit approvals, subject to the review and approval of the 
permitting agencies. 

▪ Additional on-site wells will be developed if determined to be needed to meet 
permitting requirements_ 

▪ Water supply wells proposed for use must be subjected to a 72-hour pump test 
demonstrating a stabilized yield for at least 6 hours, and must be subjected to 
Subpart 5 water quality analysis. Any added well must also be evaluated for 
impacts to off-site wells. 

▪ The Applicant will monitor identified off-site wells after the resort wells are in 
normal operation, if authorized by the private well awrier(s). Any impact to any 
existing off-site private well requiring a response action that is demonstrated to be a 
result of this project must be mitigated by the Applicant_ 

6.6 .Zeorzing, Land Use and Public Policy 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon zoning, land use and 
public policy for the following reasons: 

The project site is zoned Residential Recreation District (RR-1) and is currently vacant 
and undeveloped. Land uses in the vicinity of the project area are a mix of seasonal and 
year round single family uses_ To the west of the project site is a private community 
known as Merriewold consisting of both seasonal and year round residences situated 
around Merriewold Lake_ To the east, north, and south of the project area land use is 
predominately woodlands with scattered rural residences_ The Saint Joseph Lake 
community exists approximately one-half mile northwest of the property. The Melody 
Lake residential community exists within one-half mile northeast of the property. To the 
southeast is the Neversink River Unique Area, a New York State owned and managed 
natural preserve comprised of 4,881 acres_ 

The Applicant has applied to the Town Board to rezone the property as a Planned 
Development District (PDD), which requires a mix of uses_ A mix of allowed uses is 
planned that includes single- and multi-family residences, commercial uses (hospitality 
services with lodging, restaurant, spa/fitness center and conference facility), offices for 
real estate sales, utility services and property management offices, and recreational 
space. Na waivers or variances from the FIDE, law are being requested for the project as 
proposed_ 

The minimum lot size proposed far single family homes at Lost Lake Resort is 
approximately 7,000 square feet_ The following table outlines bulk and yard 
characteristics for the house lots set forth in the proposed master plan or in the Design 
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Guidelines for Single-Family Homes that will be implemented by the Lost Lake 
Architectural Control Committee. 

Bulk and Yard Guidelines 
for Lost Lake Resort Single Family Homes 

Minimum. 
Lot area (square feet) 7,000 
Front yard setback (feet) 30 
Side yard setback (feet) 10 
Rear yard setback (feet) 10 
Maximum 
Building height (feet) 35 
Dwelling units on a lot 1 

Provision of off-street parking will conform to Town requirements and all parking will 
be well within the maximum distance (500-feet from the use) set forth in the 

The project will result in a criange in use of the site from vacant, wooded land to a 
recreational / residential resort community with substantial remaining open space. 

The proposed action conforms to relevant policies contained in the Town of 
Forestburgh and Sullivan County comprehensive plans_ The proposed action will result 
in a variety of residential housing styles as well as recreational amenities in a setting 
that will be compatible with the rural character of the Town_ The proposed architecture 
will be compatible in style, scale, and detail with the surrounding development and the 
natural landscape_ The proposed action will result in a development that will increase 
both the residential and recreational opportunities in the Town of Forestburgh. 

The Lost Lake Resort project has been designed to become an integral part of the local 
development and preservation pattern to provide a mix of recreational and residential 
opportunities in a natural, wooded environment without significant adverse effects on 
the surrounding area.  As no significant impacts to public policies have been identified 
that will result from the project development as proposed, no further mitigation 
measures are proposed_ 

6_ 7 Historic and Archaeological Resources 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon historic and 
archaeological resources far the following reasons: 
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A Phase 1A Literature Review and Sensitivity Analysis and Phase 113 Archaeological 
Field Reconnaissance Field Survey were conducted for the entire project site during the 
summer and fall 2010_ The Lost Lake site was excavated in three phases: a Phase 
testing survey, an add-on to the initial Phase 1_13 testing, ai-ba. a Phase 2 level excavation 
of a small midden site identified in the Phase 1B survey. Surveys were performed in 
accordance with the requirements of the State Environmental Quality Review Act 
(SEQRA) 6NYCRR, part 617 of the New York State Environmental Conservation, as well 
as relevant federal standards (36 CFR 61). The work completed also conforms to the 
State Historic Preservation Office requirements (in effect as of May 30, 2005), which 
conform to those laid out in Section 106 of the National Historic Preservation Act and 
Section 14.09 of the New York State Parks, Recreation and Historic Preservation Law, 
and the New York State Archaeological Council's Standards for Cultural Resource 
Investigations and the Curation of Archaeological Collections in New York State (The 
New York Archaeological Council 1994). The cultural resource surveys are included as 
Appendix G of the VETS. 

The field results of the Phase 113 testing within the initial APE and the add-ort to the 
Phase 1B APE are one hundred percent negative for prehistoric cultural material despite 
the fact that almost seven thousand (7,000) shovel tests were excavated within the APE_ 
None of these shovel tests yielded prehistoric cultural material of any kind-

A small midden containing historic artifacts dating to the 19th century was identified in 
the central section of the project area north of St. Joseph's Road. The assemblage dates, 
based on the ceramics and pipe boWls recovered, to the mid-19th century. A Phase 2 
investigation of the midden site was conducted to identify whether the resource is 
eligible for listing on the National Register of Historic Places. The artifact assemblage 
for the site suggests that a structure was present and that the occupation of the site 
ciatd from the 1840s until sometime around 1870. It is suggested that the structure on 
the site was an ephemeral building as it was not included on the historic maps of the 
area. Based on the results of the survey, the project archaeologist does not consider the 
Lost Lake Historic Site to be National Register Eligible (NRE). This determination is 
subject to CiPHR.P. concurrence. 

Based on the lack of significant cultural material recovery from the project site, it is the 
professional opinion of the Applicant's archaeologist that no further investigation of 
historical and archaeological resources at the Lost Lake site is warranted_ The Phase 
113 and. Phase 2 surveys have been submitted to NYS OPRHP for review_ The Applicant 
acknowledges that State permits cannot be granted, no final site plan approval can be 
granted by the Planning Board, nor can any project site construction commence until 
OPRHP has issued its determination of No Impact on cultural resources (or rto adverse 
impact after mitigation through the successful implementation of an OPRHF approved 
recovery plan), thereby ensuring that there are no adverse impacts to any historic or 
archaeological resources. 
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6_8 Transportation 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon transportation for the 
following reasons: 

A traffic impact study was conducted to assess the project's effect on the transportation 
network_ The following intersections were investigated: 

• St Joseph's ac..a. (CR 108), and Cold Spring Road (C.12. 102) 
• Cold Spring Road (CR 102) and Rose Valley Road 
• Cold Spring Road (CR 102) and Waverly Avenue (Thompson) 
• Rose Valley Road and East Broadway (CR 42), Monticello 
• St_ Jahn Street (CR 102), Bank Street, and Broadway (NYS 1Z-c,r_itc-?, 42), 

Monticello 
• Forestburgh Road (NYS Rt. 42), W_ Broadway, and Broadway (NYS Rt. 

42), Monticello 
• St Joseph's Road (CR 108), and Forestburgh Road (NYS Route 42) 

Existing traffic conditions were evaluated during the Summer 2009_ To evaluate the 
impact of the development, traffic projections were prepared for the interim year (2016) 
and planned build-out year (2021). The Proposed Action is projected to generate 325 
external trips during the summer Friday p.m- peak hour, and 454 trips during the 
summer Sunday p.m. peak hour for Phases I through III_ The remainder of the site 
development will generate 462 external trips during the summer Friday p.m. peak hour, 
and 622 trips during the summer Sunday p.m. peak hour_ 

With the development, there will be decreases in levels of service at a number of 
intersections (Future Build Condition) wrien compared to the future No Build 
Condition- The minor movements of Waverly Avenue and Rose Valley Road show 
declines in level of service in both the Interim Build and Full Build. Conditions, although 
remain no worse than level of service D. Other unsignalized intersections remain at 
levels of service A and B. At the signalized intersection of NYS Route 42, St. John Street, 
and Bank Street in the Build condition, level of service for NYS Route 42 west is 
projected to decline to D orn the Summer Friday peak hour and C in the Summer 
Sunday peak hour as a result of additional left turning vehicles. 

The at-grade crossing of St. Joseph's Road, emergency access, and the main entrance 
will require the review and approval of the Sullivan County Department of Public 
Works (DPW). The 1., and 7th phase applications to the Planning Board for subdivision 
and site plan approval must include a statement that the Applicant has also made 
application for permits from the DPW. A copy of these applications will be provided to 
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the Planning Board as part of the 1St and 7U, phases of subdivision and site plan 
approval_ 

6.8_1 Site Access 

The primary access will be completed in Phase 1 to serve as the main access for all 
phases. The main entrance road is proposed as two (2) lanes. The full build Master 
Plan shows four (4) emergency access points proposed onto St_ Joseph's Road from the 
internal roadway network_ These are not intended for general vehicular use but will be 
designed to allow emergency access to or from the property. Two of the emergency 
access drives are to the portion of the site north of St. Joseph's Road and two to the 
south. The proposed tunnel will be constructed during Phase 7. 

In addition to the emergency accesses to the public road at St. Joseph's Road, most of the 
internal circulation system is designed with more than one route to any particular 
location in the resort that will allow emergency vehicles to navigate around a blockage 
within the development. 

6_8_2 Internal Traffic Circulation 

Most internal traffic circulation will be focused toward the amenity area where the 
hotel, golf, spa, tennis, beach and other activities will be located_ The proposed road 
system is laid out with two primary loops_ Smaller loops and short cul-de-sacs branch 
off of the main loops in a design that is intentionally circuitous to create opportunities to 
view the natural features on the property and preserve the leisure resort atmosphere_ 
The interior road system within the gated community will allow ease of access to the 
golf course, spa and fitness center, and other activities without having to leave the site. 
Intersections will be stop sign controlled with posted speed limits of 20 mph. 

6-8-3 Pedestrian Circulation 

No sidewalks are proposed along the roadways. Informal pedestrian circulation_ will be 
facilitated on multipurpose trails that are proposed to meander in the interior of the 
development. The trails will provide access for passive recreation from adjoining house 
lots and road crossings through the perimeter of some of the open space areas including 
the central wetland and parallel to St. Joseph's Road along most of the frontage_ In the 
golf course, cart paths will provide circulation for golfers. 
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6-8_4 Special Events 

Special events at the resort will consist of weddings held at the clubhouse or conference 
center, golf tournaments and conferences at the conference center. Anticipated 
frequency is up to six of each type of event per year and involving up to 80 people_ 
These activities will be expected to occur between April and October, the weddings and 
conferences being either daytime or night events. Such activities will be coordinated 
through the hospitality office to avoid simultaneous events_ Parking has been 
centralized in the amenity area to avoid vehicles driving throughout the residential 
areas and will allow cross use of parking facilities during special events. No major 
spectator events are anticipated at Lost Lake Resort. 

6-8-5 Facility Maintenance Operations 

A centralized maintenance building will be located on site to facilitate golf course 
operations and landscape maintenance_ Road and utility maintenance, garbage removal, 
and large scale maintenance work will be contracted out_ 

6.8.6 Access to Parks on the Site 

Access to all facilities within Lost Lake Resort will require passing through the main 
entrance gate_ Bush Kill Park West is proposed as a semipublic park area adjacent to 
the Bush Kill in the Phase 4 area to provide resident and visitor ..ccess to passive 
recreation areas on and near the Bush Kill_ A small parking area is proposed at this 
park_ In addition, multiuse trails will be developed around the resort. There will be no 
restriction on use of these facilities by any resort resident or visitor_ Bush Kill Park East 
is proposed as a public, passive recreation area located on the east side of the Bush Kill_ 
This area will be adjacent to existing New York State owned land, affording 
connectivity to the Neversink River Unique Area, and could be accessible from Cold 
Spring Road via a trail over the State laud_ 

6-8-7 Sight Distances 

Based on an on-site survey, the available sight distances at the proposed project main 
entrance are approximately 569 feet looking north and 775 feet looking south. These 
distances meet AASI-ITO stopping distance requirements for the posted speed along 
Cold Spring Road. The project design does not preclude the provision of adequate area 
to allow future road widening along the project frontage, if determined by the County 
to be needed. The DEIS recommends lowering of the speed limit on Cold Spring Road 
between Rose Valley Road and the site access to reduce the speed differential between 
through vehicles governed by the 55 mile per hour limit and turning vehicles below 30 
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miles per hour_ The length and exact location of the speed zone would be established 
by the County-

A field reconnaissance survey was done at the three unsignalized intersections for 
approaches anticipated to receive the majority of site traffic. Sight lines at the existing 
intersections looking to the left and right from the minor street were found to meet the 
required stopping sight distances_ 

Rase Valley Road at Cold Spring Road has a sight line to the right partially blocked by 
vegetation. Although no additional sight distance is needed, the removal of trees 
closest to the road will improve safety and slightly improve the sight line_ 

6.8-8 Impact on Corxditicm. of Area Roads 

The condition of existing roads upon which site traffic will travel is generally fair. Most 
of the site traffic is anticipated to be non-trucks. Most of the site generated traffic will 
occur during the warmer months of the year, attracted to the resort for seasonal 
recreation and leisure activities. These characteristics of site traffic will reduce the 
potential for road damage during the winter freezing and thawing cycles that is difficult 
to repair until temperatures improve. Cold Spring Road, Rose Valley Road, and 
Waverly Avenue will see the highest increases in traffic volumes. 

6-Ek-9 Construction Traffic 

The primary components of construction traffic are the construction vehicles arriving at 
the beginning of the construction period, trucks carrying materials onto the site, and 
daily trips of construction workers. Equipment storage areas will be identified on-site to 
reduce trips of construction equipment during the construction season. Project plans 
will be detailed to the extent that on-site earthwork will be balanced, with soil stockpile 
areas designated on site. The site roadways and infrastructure will be constructed in 
phases to reduce the intensity of construction. Truck access for initial construction► 
activity will be possible from either Cold Spring Road at the main entrance location or 
St. Joseph's Road at the emergency access points, depending on the phase of 
construction and origin of the truck. 

Throughout the construction process the NYSDOT list of posted and restricted bridges 
will need to be reviewed to ensure proper truck routing. 

Most construction truck traffic will be routed to the main access on Cold Spring Road 
except for local contractors_ As a result, it is expected that heavy construction truck 
traffic will not travel local roads to reach the site except Rose Valley Road_ This should 
minimize road damage and limit impacts on the Town's roads resulting from 
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construction vehicles. Local contractors will generally use State and County roads to 
move their equipment except between the contractor's yard and the site_ These 
contractors already use local roads to move equipment between their yards and job 
sites_ 

Construction workers typically arrive and depart a construction site prior to the peak 
hours of traffic as will the initial construction equipment vehicles.. Trucks will bring 
construction materials and remove the excess construction materials during the day. 
The grading plan will be designed to closely balance earthwork thereby avoiding 
movement of excess materials on- or off-site. The non-local construction traffic will 
primarily be routed via INS Route 17 at exit 106 using CR 173A (East Broadway and 
Rose Valley Road), with local contractor traffic using NYS Route 42, Cold Spring Road, 
and Rose Valley Road_ 

6.8.10 Site Traffic 

Site traffic is anticipated to cause noticeable increases of traffic particularly on Cold 
Spring Road, Rose Valley Road, and Waverly Avenue during summer Friday and 
Sunday afternoons. These roads allow access from the site to the Broadway commercial 
center and access toward NYS Route 17_ Nevertheless, levels of service should remain 
adequate for the studied intersections. 

Cold Spring Road to the south is the shortest route toward. New jersey and thus is 
anticipated to see traffic increases as site residents arrive and leave on weekends. Site 
area traffic will be the highest at the site access itself_ This location is anticipated to need 
turn lanes as all project traffic will be turning at this location and affecting nearby 
vehicle speeds on Cold Spring Road_ Evaluation for this need is recommended before 
Phase 4. 

The Existing Condition of the NYS Route 42 intersection of Porestburgh Road and West 
Broadway is less than desirable in the existing condition and will likely worsen with 
development in the NYS Route 42 Porestburgh. Road area_ Traffic will seek alternate 
routes during summer peak hours_ The Lost Lake Resort access is positioned away 
from St. Joseph's Road thereby routing less traffic westward to Route 42 and thus is not 
anticipated to contribute much traffic to this intersection_ 

6_8_11 Traffic Mitigation 

When a turning movement into or out of the site reaches 150 vehicles in one hour, the 
need for a turning lane will be reviewed by the Applicant and presented to the Planning 
Board_ This vehicle threshold will be reduced to 100 vehicles per hour subject to 
Sullivan County DPW concurrence if subsequent large developments occur in or near 

53 



LOST LAKE RESORT FINDINGS STATEMENT 

the Town that increase the through movements on Cold Spring Road past the project 
site. To provide for this possible future mitigation, the project design provides adequate 
area along the project frontage and along the main entrance road to allow future road 
widening for turn lanes if determined to be needed_ New utilities installed along the 
Cold Spring Road frontage will be located to avoid the need to move them in the future 
in the event that turning lanes are required. 

As part of the Phase 4 site plan application, the Applicant will be required to make a 
demonstration to the Planning Board that coordination has been done with both the 
County and NYSDOT to evaluate the updated traffic conditions_ At a minimum, such 
demonstration will include specific correspondence from both the County and 
NYSDOT_ Updated intersection traffic counts will be included for the project main 
entrance on Cold Springs Road and the at-grade crossing on St- Joseph's Road to 
evaluate traffic conditions and the need for improvements at the main entrance and at-
grade crossing_ If needed, the Applicant will prepare an engineering plan for 
transportation improvements and any needed land transfers_ Transportation 
improvements at the main entrance may include a second exiting lane, a right turn-in 
lane southbound, and/or a left turn lane northbound_ 

As the turning volumes increase at the main entrance the County will need to consider a 
speed reduction in this area. This will reduce the speed differential between the 
majority of vehicles turning into and out of the project site and the through Cold Spring 
Road traffic- The Applicant will fund the required transportation improvements, 
subject to County approval. 

Along both sides of the St_ Joseph's Road right-of-way, a minimum one hundred foot 
buffer will be maintained to preserve existing vegetation on this rural roadway. The 
buffer will set the nearest property line for individual residential dwelling lots at least 
100 feet from the edge of St_ Joseph's Road right-of-way. No clearing or grading is 
allowed within this protective buffer with the exception of required utility crossing 
work, at-grade crossing, future road tunnel, and emergency access roads- Areas of 
grading will be stabilized during construction- Areas cleared or disturbed for sight 
lines at emergency accesses and the at-grade crossing will be appropriately reN.Tegetatecl_ 

The Applicant will make a written request to the County for posting a reduced speed 
limit on St_ Joseph's Road_ This speed limit reduction would be more consistent with 
the rural nature of the existing roadway (physical condition, narrow width and short 
horizontal and vertical curves)_ 

The Applicant will work with the Town of Forestburgh, Town. of Thompson and 
Sullivan. County Highway Superintenderits and the NYSDOT to identify desired 
construction truck routing for each phase- A traffic routing plan will be designed in 
detail and presented as part of the site plan application_ In addition, the Applicant will 
conduct a road inspection with the Town and County Highway Superintendents during 
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the site plan review of each phase to ascertain the existing condition of proposed truck 
routes_ The Applicant will be responsible, at the direction of the highway 
superintendents, to rectify or pay for any road damage caused by construction, and the 
Town will be able to monitor the status of such repairs with its reviews before each 
subsequent phase is approved- The Town and County Highway Superintendents will 
be responsible for determining that any road repairs done by the Applicant meet their 
requirements_ During each phase of the site plan approval process, the Applicant will 
summarize the prior phase of roadway impacts and corrective measures taken_ 

6.9 Fiscal Employment _Analysis 

The Town Board finds that the proposed project, if constructed and operated as 
presented in the Draft and Final 'IS will not have a significant adverse impact upon 
fiscal resources or employment for the following reasons: 

6.9.1 Full Builciout Scenario 

While this project is expected to have a long term buildout, SEQRA. requires assessment 
of the fully built project- Table 3_9-5 of the DEIS summarizes the annual property tax 
revenues projected to be generated by the project upon completion of the Full Build 
Scenario: Sullivan County would receive $ 5,370,271, the Town of Forestburgh 
General/ Highway Fund would receive $4,837,891, of which, based upon current 
apportionment, $3,193,008 would be available annually to the Forestburgh Highway 
Department_ Lost Lake Resort would also generate $190,135 annually to the --B-
Crawford Memorial Library; $11,992,023 to the Monticello Central School District; and 
$659,136 to the Forestburgh Fire District. 

Based upon the scope of this development at full buildout, increased municipal costs 
will be expected to be incurred by the Town of Forestburgh to accommodate the 
projected population_ The Per Capita Multiplier Method of estimating future municipal 
costs as defined by noted practitioners Robert Burchell, David Listokin and William R. 
Dolphin`' was utilized to determine these costs_ Using the estimated, current annual per 
capita expense of $1,127 for general municipal services in Forestburgh as a basis for the 
projection, additional costs are projected to total $3,736,005 annually at full build out_ 
Thus, net property tax revenues of $1,101,886 are projected to the Town. of Forestburgh 
at full build_ 

The cost to the Monticello Central School District were determined using information 
published by the New York State Education Department (1`,TYSED)10_ The School 

9The NIew Guide to Fiscal Impact Analysis, Robert Burchell and David Listokin, 1986 
lorjew York State Education Department, Property Tax Report Card, Monticello CSC. (591401), 2007-2008 
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District's enrollment for the 2009-2010 school year was 3,276 students, resulting in a 
programming cost raised through the tax levy of approximately $9,020 per student_ If 
all proposed residence units are built and occupied, 1,508 school age children would be 
generated by the development- In keeping with the Applicant's experience at Eagle 
Rock Resort where 57% of the homes are used as second homes, the expected school age 
children population would be 648 students in the full build scenario. The cost of 
education associated with a population of this size would be $5,844,960 annually_ At 
full buildout, Lost Lake Resort would generate $11,992,023 in annual property tax 
revenue to the School District_ Therefore, the District would see an annual net benefit of 
up to $6,147,063 from full development of Lost Lake Resort_ 

6_9_2 Partial Build Scenario 

Given the long term buildout anticipated for this project, a Partial Build Scenario was 
also presented in the DEIS, representing development of the amenities, all of the single 
family lots being sold, and up to 635 of the single family homes built and occupied after 
10 years from the start of development. -Linder this Scenario, Sullivan County would 
receive $2,573,947 annually, the Town of Forestburgh General and I-Ugh-way Fund would 
receive $2,318,780 annually, of which, based upon current apportionment, $1,530,395 
would be available to the Forestburgh Highway Department; E.B. Cra.N.4Mird. Memorial 
Library would receive $91,131 annually; Monticello Central School District would 
receive $5,747,723; and the Forestburgh Fire District would receive $315,921. 

Municipal costs to the Town of Forestburgh are projected to total $908,362 annually as a 
result of the Partial builc3.out. Thus, net property tax revenue to the Town would total 
$1,410,418 annually_ 

With regard to school district costs, at a cost of approximately $9,020 per student, the_ 
cost associated with a population of 159 students under the Partial  Build Scenario 
would be $1,434,180 annually_ Based on the above-cited annual property tax revenues, 
the District would see an annual net benefit of approximately $4,313,543 from Lost Lake 
Resort_ 

Based upon the anticipated tax revenue and the projected net surplus impact to the 
Town and School budgets, no further mitigation measures are proposed. 

6-9-3 Employment 

Construction of the Partial Build Scenario including 635 single family homes and 
amenities in the proposed Lost Lake Resort development is estimated to create 2,763 
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construction► jobs over the course of ten years". The secondary multiplier effect, 
services to support the direct construction labor, raise the total number of jobs to 3,965 
over the course of the 10 year build out period, or an average of almost 400 full time jobs 
each year during the 10 year construction perioci_12

The continued residential development beyond the first 635 homes is projected to add 
an additional 2,288 construction jobs to the local economy_ Upon completion of 
development of the Amenity Village, more than 200 full-time jobs are anticipated to be 
needed for the operation of the resort amenities_ This does not account for the 
employment opportunities to be created by ancillary development in the local area, i.e. 
food stores, drug store, bakery, hair salon and other services in addition to recreational 
rental establishments, etc_, that is likely to develop to serve the resort residential 
population_ 

The creation of short term construction jobs and long term jobs, ',orh for house 
construction and for sales and hospitality services provided within the resort, will 
provide a beneficial impact to the local economy. Based upon the availability of 
residential rentals, no temporary housing for construction workers is proposed on site. 

6.10 Community Services and Utilities 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon community services 
for the following reasons: 

6-10.1 Population Projections 

At Full Build, the proposed 2,627 dwelling units could add up to 7,709 persons to the 
Town of Forest-burgh's existing population. However, as a large proportion of 
residences would be seasonal, estimated up to 57 percent, the full-time population is 
estimated to be 3,315 persons_ Of this total, 648 residents would be school age children_ 
The Partial Build Scenario, representing 635 dwelling units, would introduce 806 full 
time residents of which up to 159 would be school age children. 

6-10-2 Police Protection 

Police protection for the Town of Forestburgh is provided by the Sullivan County 
Sheriff's Department and the New "York State Police Department_ According to 
Lieutenant Erik J. Dauber, Troop F Zone Assistant Commander of the New York State 

1 t Source:: Urban Land institute. Development Assessment Handbook, TMA 2010_ 
12Source: Secondary Effect Multiplier - 2004 IMPLAN (Impact. Analysis for Planning) 
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Police, average response time to the project site wilt be 3-5 minutes. There are no 
perceived impacts from this project. Patrol/manpower requirements will be adjusted to 
compensate for any increase in calls for service/response times- In Lieutenant Dauber's 
letter he states "The State Police maintains patrol coverage for the entire Sullivan 
County area and will continue to do so at no additional cost." 

For the full build scenario Sullivan County will receive and estimated $5,370,271 
annually in property tax revenues, and for the partial build out scenario $2,573,947 is 
estimated. This property revenue could be used to offset any increase in police 
protection necessitated by the increased demand placed on police protection services by 
the development_ 

The proposed project will be a gated community with one means of public access, a 
controlled-access entry that will be manned 24 hours per day by Lost Lake Resort 
security staff. Emergency access points will be gated_ Additional on-site security will be 
available during higher activity times_ The employment of a full time security staff will 
reduce demands on public police protection services_ 

6-10-3 Fire Protection 

The project is located in the Forestburgh Fire District_ The £ire house for the Forestburgh 
Fire District is located at 2539 iNnes Route 42, west of the project site_ The District is a 
part of the Sullivan County Fire Mutual Aid plan. The Applicant will designate a 
liaison from the Resort who will make periodic reports to the Commissioners at the 
District meetings to provide input into the District's ongoing services planning_ 

The anticipated increase in population will generate a potential demand for 5.5 
additional fire personnel, based on population mulitpliers (1-65 fire personnel per 1,000 
population). The District's current personnel level of 26 fire personnel exceeds this 
standard by 19 fire personnel, or more than three times the standard, even after the 
proposed Lost Lake population increase_ At full build out, the Lost Lake Resort will 
generate property tax revenues to the Forestburgh Fire District of approximately 
$659,136 annually. 

The partial build scenario would result in a population of 806 full time residents and 
will generate a demand for 1 additional fire personnel_ It is expected that the calls for 
service will increase by about 110 calls per year- At the completion of the Partial Build 
Scenario, the Lost Lake Resort will generate property tax revenues to the Fire District of 
approximately $315,921 annually. The additional revenue can be used to augment the 
District's capabilities as necessary. 
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A concern in the future has been recruitment of a sufficient number of volunteers to 
meet the service needs in the future. The Applicant is proposing to offset the future 
increase in. need for firefighter volunteers by the following mitigation measures: 

• Sales marketing materials for the project will include information about 
volunteer opportunities in Forestburgh; 

• The Resort will provide an incentive program for employees who become and 
remain active volunteer firefighters in the Forestburgh. Fire Department - 
$1_00 per hour increased wage; 

The Resort will provide an incentive program for homeowners who become 
and remain active volunteer firefighters in the Forestburgh Fire Department -
an annual maintenance fee discount; and 

▪ The Resort will provide opportunities for initial and ongoing State mandated 
firefighter training_ 

The proposed internal roads are designed to accommodate fire engines and truck traffic_ 
In addition to the primary site access located off Cold Spring Road, there are four points 
of emergency-only access from St_ Joseph's Road, two on the north side and two in the 
south side of the road_ The Property Owners Association (POA) will be responsible for 
keeping the private roads clear of vehicles and snow for purposes of ensuring adequate 
emergency access during all times of the year_ 

The proposed roads and buildings in the resort will be required to meet applicable 
standards of the New Yocork. State Uniform Fire Prevention and Building Code, and will 
also adhere to applicable regulations of Chapter 107, Fire Prevention, of the Code of the 
lrovvri. of Forestburgh. The approved project plans will include installation of fire 
hydrants for fire protection_ All public, common buildings and residential buildings in 
the resort will be equipped with automatic sprinklers_ 

The proposed project will be supplied water from a proposed community water supply 
system which will supply adequate water pressure to the fire hydrants in the 
development for fire protection_ The minimum system pressure in the distribution 
system during a fire flow event will be 20 psig_ The hydrants will be designed to 
provide a minimum of 1,000 gpm for a two hour period_ The hydrants will be installed 
in compliance with Ten States Standards- The water mains and fire hydrants in Lost 
Lake Resort will be maintained and serviced regularly in accordance with standards set 
forth by the Forestburgh Fire Inspector- The PCD.A. will keep a record of inspection and 
repairs to be made available to the Fire Inspector upon request. 

The project is designed to accommodate fire apparatus, including adequate road width 
with a load bearing surface, adequate turning radii throughout the project, and gated 
access points with easy access for the Fire Department_ The circulation plan is subject to 
approval by the local Fire Chief and will meet NFP.A. requirements_ Project 
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representatives met with the Forestburgh Fire Commissioners and Chief Bastone on 
January 27, 2011, to discuss various aspects of fire service impacts, fire response, 
manpower and plan-related items_ The Commissioners indicated that compliance with 
applicable requirements in the NYS Uniform Fire Prevention and Building Code is 
sufficient and by meeting these requirements, the project would be in compliance with 
applicable NFPA and ISO standards_ Certifying compliance with the Uniform Code is 
under the purview of the Town Building Inspector, who would review the project 
design during Town review of the construction plans prior to approval of each phase_ 
Na significant adverse impact on fire department services has been identified that 
requires mitigation_ The Applicant will seek approval of all security gates from the local 
Fire Chief_ 

The Fire Cammi.ssioners support the Applicant's plan to provide a 2-acre parcel of land 
for the purpose of a future emergency response facility. At this time the District would 
not seek to put a firehouse at the site. The Commissioners foresee possible future use of 
the emergency response facility site to accommodate an unmanned fire station for a 
truck and an ambulance that would provide first response to a situation in the project_ 
Need for such a facility will be evaluated by the District in the future as Lost Lake 
Resort expands_ The 2-acre emergency services parcel was included in all surveys done 
far the DEIS., including NYSDEC and ACCDE wetlands jurisdictional determinations and 
archaeology- The parcel is buildable, with no land in wetlands or wetland buffers. 
There is room in that area of the site far the actual lot configuration to be adjusted for a 
particular building footprint if needed in the future. 

6-10-4 Emergency Services - Airtlobularace and Hospital 

The introduction of 3,315 full time residents in the Town of Forestburgh will result in 
potential added demand for 0.5 full-time health care personnel and 0_1 vehicles in the 
full build scenario_ The proposed project will not have a measurable impact on 
emergency services such as hospital care in either the Full Build scenario or the Partial 
Build scenario. 

6-10-5 Schools 

The total number of school-age children to be generated by the project in a full build 
scenario is projected to be 648 students and under the partial build scenario 159 
students_ The introduction of these students into various grade levels over a period of 
at least 10 years will allow a gradual absorption of the increase in district enrollment 
associated with this project. The phased approvals and construction period of this 
project will provide time to allow the School District to implement measures for the 
introduction of new students from this and other area projects. The DEIS fiscal analyses 
projected that the Monticello Central School District will see an annual net benefit of up 
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to $6,147,063 from development of the full buildout and up to $4,313,543, from 
development of the partial buildout of Lost Lake Resort_ 

The proposed main entrance road for Lost Lake Resort has been designed to allow for 
easy maneuvering of buses_ A safe and convenient location for a bus shelter has been 
provided for the pick-up and drop off students in the main entrance area_ 

6-10.6 Recreation 

On-site recreational amenities for residents and guests will include an 18-hole 
championship golf course and driving range, clubhouse and restaurant, swimming and 
boating facilities, tennis courts, and a system of wilderness trails for walking and 
passive recreation. The proposed golf course will be open to the public for daily fee golf 
play during the spring, summer and fall seasons. 13ushkill Park West, an .a.ra of about 
1_6 acres located along the west side of the river (but connected to the much larger open 
space land), will offer pedestrian access to the Bush Kill from inside the resort where 
visitors can. picnic, fly-fish or bird watch. Sushkill Park. East, an area of 1.5 acres will 
also offer opportunities for picnics and fishing on the east side of the river, arid 
adjoining land owned by the State of New York. Located close to and accessible from 
Cold Spring Road, the project master plan designates the proposed Bushkin Park East 
area that is offered for dedication to the Town for a public park as part of this project 
application. 

The Applicant will pay to the Town a fee of $200 per lot in lieu of providing any 
additional recreation land or parkland due to the recreational amenities provided in the 
revised Master Plan. Such fee shall be paid on a lot by lot basis at the time of receiving 
site plan approvals for such lot_ 

6.10-11 Utilities 

There are no existing water utilities or wastewater collection or treatment facilities that 
service the site. The project will include development of on-site utilities and stormwater 
infrastructure, a community water supply, and wastewater treatment facilities to service 
the resort. [Impact issues and proposed mitigation are described previously in the 
Findings- ] 

The proposed project is designed with appropriate infrastructure to support the 
development and use of the site over a long term. buildout, at no cost to the Town of 
Porestlburgh. Permitting of the various utility facilities will occur only after sufficient 
design detail has been submitted and reviewed by the regulatory agencies having 
jurisdiction over their specific areas of concern, with issuance of each permit thereby 
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demonstrating that appropriate mitigation measures will be in place to protect the 
environment_ 

6.1.0-1.2 Water Supply 

The project is designed to be serviced by a privately-owned community water supply 
that derives water from onsite wells- The water supply system will be developed 
accordance with. NYSDEC, NYSDOH, and DRBC requirements_ All applicable permits 
will be applied for and obtained prior to construction of the public water supply 
system_ Permits will include but are not limited to a Public Water Supply Permit, 
groundwater withdrawal permit, Department of Health permit and a water 
conservation form_ Applications to the Planning Board for subdivision and site plan 
approval must include a statement that the Applicant has also made application of 
permits from these three (3) agencies_ Copies of such applications will be provided to 
the Planning Board as part of each phase of application_ 

The Applicant proposes to install domestic water service and fire supply throughout the 
proposed development_ The design of the water system will conform to requirements 
defined in the New York State Sanitary Code 10 NYCRR Subpart 5-1, design standards 
known as the "Ten States Standards for Water", and the National Fire Protection 
Association (NFPA) standards for fire protection, subject to the review and approval of 
the Town Engineer and Building Inspector, respectively, prior to site plan approval. 

The total required water storage volume of 1,017,055 gallons is equal to total daily water 
demand (897,055 gallons) plus an additional volume for fire flow (120,000 gallons) 
based on current building program_ The fire flow demand is based on 1,000 gpm from a 
single hydrant for a period of 2 hours. The proposed water storage volume is 
approximately 1,130,000 gallons_ The finished water storage tank location was chosen to 
provide gravity feed and to avoid any visual impact from off the property. The finished 
water storage tank site will have perimeter fencing to prevent trespassing and 
vandalism. Subsurface conditions adequate to support the tank facility at this Location 
will need to be demonstrated during the site plan approval process_ 

The water pressure in the distribution system will have a residual static pressure of 60-
80 psi in most areas with no area less than 35 psi during normal use_ A minimum 
pressure of 20 psi during fire flow will be provided_ The water demands of each phase 
of the development will be observed as they come online, as will the impact on the 
groundwater resource, to ensure that groundwater sources are not overdrawn_ 

The proposed design is based on three (3) water storage tanks with a total water storage 
volume of approximately 1,130,000 gallons for the fully built project_ One tank will 
initially be built in Phase 1 and t.b.e facility expanded based on need_ The initial tank 
will be equipped with radio telemetry equipment that will be used to communicate 
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with the well sites- The second and third tark will be constructed when the average 
daily demand dictates the need for additional storage- At this time no booster pump 
stations are proposed_ Chlorination is proposed to be done at the well house, and if 
required, at the water tank site_ 

Irrigation of the golf course normally will be accomplished with water taken from Lost 
Lake_ The irrigation lines will be separate from the drinking water lines_ 

Since groundwater is the water source, care will be taken to determine the safe yield of 
each well and of the entire development. DEIS Section 3.5 includes discussion of pump 
tests and Monitoring performed to determine the safe yield of the wells, including 
monitoring to assess the potential impacts to other on-site wells_ An analysis that 
examines recharge, evapotranspiration, and watershed accounting during normal and 
drought conditions is also presented in Section 3.5.2_ 

Mitigation measures will include water conservation to reduce the amount of water 
consumed ari.d turf management and integrated pest management plans. 

A NY State transportation corporation will be established to own the water utilities 
within the proposed development_ This entity will be responsible for the operation and 
maintenance of the proposed water distribution system, treatment and storage facilities, 
and will be responsible to comply with all applicable water quality standards and 
regulations_ 

6_10_13 Wastewater Treatment 

The project is designed to be serviced by a privately-owned onsite wastewater collection 
and treatment system with discharge to surface waters_ The wastewater system will be 
developed in accordance with rz-v-s -rfInc. NYSDOH, and DREC requirements_ The 
project will utilize Iow pressure grinder pump systems for the home sites_ A low 
pressure grinder pump system consists of a grinder pump at each property, along with 
a common low pressure sewer main to the treatment plant- Each grinder pump is 
housed in a small well, providing the necessary storage volume required by regulations_ 
The low pressure grinder pump system along with three pump stations will provide 
conveyance of wastewater to the treatment plant- Preliminary locations of the pump 
station locations are indicated on Plan Sheet 1 in DEIS Appendix K. 

The proposed wastewater treatment plant will be built in phases, allowing 
expandability and adaptability to meet the needs of the project as it grows over time_ 
The plant to be constructed in Phase 1 will look much like what is illustrated in 
Attachment C of the Proposed Water and Wastewater Systems report (DEIS Appendix 
K), except with a fewer number of open treatment tanks_ Future expansion of the facility 
will entail adding treatment tanks and redundant system components inside the 
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buildings_ Subsurface conditions are adequate to support the facilities at this location_ 
The plant is to be located outside of the 100-year floodplain and at least 250 feet from 
any lot development on or off the project site_ 

The sewage system highlighted in Plan Sheet 10 of the Proposed Water and Wastewater 
Systems report will be installed for Phase 1 to convey sewage to the treatment facility_ 
Sewage will be treated with an activated sludge treatment technology that will 
discharge to the Bush Kill. This treatment facility will be a package unit, with each 
portion constructed in modular form to provide additional treatment capacity as the 
project develops_ The Phase 1 plant will be capable of treating a projected average daily 
flow of 128,545 GPD. The plant design takes inflow and infiltration (I.S=I) into 
consideration. 

The treatment facility will be located near the confluence of two tributaries of Bush Kill 
stream in the southeastern portion of the site. A properly designed and operated 
treatment plant will produce minimal noise and odor impacts, if any at all_ 

The NYSDEC has set preliminary effluent limits for thermal impacts and chemical 
loading into the receiving waters, to protect the water quality within the Bush Kill_ 
These preliminary design limits are as follows: 

• BOD5 - daily max limits of 10 mg/ L, 15 mg/ L, and 30 rrtg/L. for flows of 0_55 
1,./ID, 0.25 1\4. 1=;0,. and 0.1 IS/1 1:3 respectively_ 

• TSS - daily max limits of 10 mg/ L, 15 mg/ L, and 20 rrig/l_. respectively. 

▪ Am mania - daily max limits of 2 mg/ L., 3 mg/ L, and 6 mg/L. for the three flows 
respectively_ 

▪ pH - 6.5 to 8.5. 

• Settleable Solids - 0_1 ml/L. 

• Phosphorus - 0.5 nreg/L. (30 day average). 

• Disinfection - recommended seasonally per Class B(T) stream_ Typically May 15 -
October 15. 

• Total Residual Chlorine - 0.01 mg/L if chlorine is used for disinfecting_ 

• Dissolved Oxygen - >= 4 rrig/1_,. 

• Temperature - -<= 70 degrees Fahrenheit_ 

A transportation corporation will be formed to own the sewer utilities within the 
proposed dev-elopment. This entity will be responsible far the operation and 
maintenance of the proposed sewage collection system and treatment plant- As such, 
the corporation will be responsible to comply with all applicable water quality 
standards and effluent limits- The individual grinder pump units on each lot will be the 
responsibility of the property owner_ 
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6_10_14 Electricity, Communications, and Heating Fuel 

The common facilities and residences will be served by underground electric, telephone, 
and cable connections_ There is no natural gas availability in the project area to service 
this project_ Residents will contract with local energy delivery companies to supply the 
building heating systems. Orange and Rockland has indicated it can proviae electrical 
service to the project_ Time Warner Cable can extend cable service to accommodate the 
Lost Lake project. 

6.10-15 Solid Waste Disposal 

Solid waste generation will total 5.8 tons per day at full build out_ Assuming that solid 
waste generated by future residents at the project site has a typical three to one ratio of 
non-recyclable to recyclable materials, the project will generate 4.3 tons per day of non-
recyclable solid wastes and 1_5 tons per day of recyclable materials upon completion. 
The commercial portion of the project in the Amenity Village will generate 
approximately 5 pounds per 1,000 square feet of commercial space per day, or a total of 
535 pounds per day. 

Solid waste generation will total 1.4 tons per day for the Partial Build Scenario. The 
total non-recyclable solid waste will be 1.1 tons per day and the total recyclable 
materials will be 0.3 tons per day, in addition to the 535 pounds per day for the 
commercial development in Amenity Village. 

Dumpsters and solid waste storage areas are proposed for the hospitality residence 
areas (cottages and townhouses) as well as the resort buildings. Solid waste generated 
by the single family detached homes will be stored at individual houses and all project-
generated scaid waste will be collected by private contractors_ 

Management of solid waste disposal by established carters utilizing approved methods 
of disposal at the Sullivan County landfill and County recycling facility will mitigate the 
waste disposal needs of the proposed development without significant adverse effects_ 
Construction waste generated during project construction will also be managed by 
private carters using approved methods of disposal and recycling_ 

6.11 Noise 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon noise far the following 
reasons: 
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Ambient noise levels were measured at five locations along the site's property line and 
along roadways within the site. Ambient noise monitoring was conducted on June 17, 
2009, between the hours of 10:45 am and 12:45 pm_ Ambient noise levels were also 
measured at Location 5 on January S. 2010, for a 24-hour period_ Existing noise levels at 
the project site were influenced primarily by surrounding land uses since the site itself 
is vacant. The greatest source of ambient noise detected at the site is from vehicles 
traveling along the major roads in the area and/or the wildlife noises. 

6.1-i.1 Short-term Construction Related Impacts 

Local daytime ambient noise levels will increase both on and off of the project site 
during construction, Noise from construction activities and equipment are an expected 
and sporadic consequence of any new construction project and cannot be avoided_ The 
noisiest period of construction will occur during site clearing and grading activities 
although all construction activities at the site are likely to produce increased noise 
levels_ Noise levels experienced on nearby properties will vary, depending upon the 
distance of the property from the noise source and the type of construction activity. 

Due to the shallow depth to bedrock in some areas, it is anticipated that blasting will be 
required for some of the construction_ Blasting will be avoided where another method 
of rock removal is deemed feasible- Blasting is not anticipated for individual lot 
construction or construction of the golf course. Where blasting is required, the 
developer will schedule specific dates and times in order to maintain the operations of 
the resort and coordinate with other construction activities_ The goal will be to perform 
all blasting in a particular phase or subphase of the project at the same time to minimize 
frequency of these activities. The frequency will depend on the amount of rock to be 
removed, however, it is estimated that this will be limited to about once a month in any 
construction phase. The blasting may need to occur on two or more consecutive days, 
depending on the amount of rock encountered. 

Typically, blasting results in very short term noise impacts. Blasting may result in short 
term (seconds) noise levels in the range 76 to 108 within 200 feet of the blasting site and 
68 to 100 within 500 feet of the blasting site. The closest sensitive receptors, residences, 
are located northeast of the property_ One residence is located along Cold Spring Road 
approximately 800 feet from the property line, which indicates that residence will be 
farther than 800 feet from any potential blasting site on the property. A group or 
neighborhood of residences is also located northeast of the property on Rose Valley 
Road. These residences are located more than 1,200 feet away from the property 
boundary and therefore they will be more than 1,200 feet from arty potential blasting 
site_ The Applicant will be required to complete pre-blast notifications to area residents 
within one-half mile from the proposed blast site not more than 20 days nor less than 5 
days prior to a scheduled blasting_ In addition, the Forestburgh Fire Department, 
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Forestburgh Town Clerk, and 9-1-1 will be notified not less than 5 days prior to a 
scheduled blast_ 

According to the NYSDEC policy guidance document Assessing and Mitigating Noise 
rnzprzctsL a doubling of the distance between the noise source and the receptor would 
result in a reduction of the noise level of a stationary object(s) by 6 decibels. Therefore, 
at a distance of 1,000 feet the noise levels from the property can reduce by 
approximately 26 cil3As and at a distance of 1,500 feet the noise levels from the property 
can reduce by approximately 29 dEtAs_ Given the distance between the site borders and 
surrounding development, tree clearing should not have any noticeable effect on noise 
levels for existing project neighbors. 

6-11-2 Operational Noise 

Operational noise levels will incl-Lia.e normal vehicular traffic for the proposed 
residential and recreational development; truck deliveries; snow plowing and 
shoveling; garbage disposal activities; and customary residential noise_ Existing 
ambient noise levels in the residential areas surrounding the project site range from 46.0 
to 56.0 (dB A..). The operational noise associated with the proposed development will be 
similar to the noise generated from the existing adjacent residential areas. 

The Lost Lake Resort is a planned resort or seasonal development. It is anticipated that 
many of the homeowners will be occupying the property during the weekend or 
summer months to take advantage of the golf course and the amenities. The closest 
sensitive receptor is a residential community northeast of the property, located 
approximately 1,500 feet from the northern portion of Lost Lake. Truck deliveries are 
anticipated to occur during normal business hours so to not impact the residences on 
the property or surrounding the development_ These deliveries will be mainly 
deliveries for supplies for the clubhouse, restaurant, and conference center. 

6-11-3 Mobile Noise 

To determine the increase in noise levels related to traffic in the Weekday (Friday Peak 
PM) and Sunday traffic hours for the Build Condition, noise levels at five locations 
surrounding the Lost Lake Resort project property were monitored. 

Noise levels generated by project traffic during the Peak Friday PM period 2016 Build 
condition will increase by 0.91d33's for Noise locations 1- 2- 3 and 3.4, and 6.3 dB's for 
Noise locations 4 and 5 (the same traffic data was used for Noise Locations 1, 2, and 3 
which yielded the same decibel difference) over the No B‘iild. Noise levels 
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for 2016 Build conditions will increase by 3.01, 5.76, and 23.79 over No Build conditions 
for these same intersections_ 

Between the 2021 No-Build. and Full Build conditions, noise levels from project-
generated traffic during the Peak Friday PM period will increase by 1_49 dB's far Noise 
locations 1-2-3 and 5.26, and 5.94 dB's for Noise locations 4 and 5 respectively (the same 
traffic data was used for Noise Locations 1, 2, and 3 which yielded the same decibel 
difference). Noise levels between the 2021 No-Build and Build condition due will 
increase by 5_88, 8_55, and 16-43 as a result of project generated traffic far these same 
intersections-

Noise Location 5 is shown to have the greatest increase in noise levels due the 
proposed single site entrance located at this location along Cold Spring Road_ This 
increase is greatest on Sundays_ The decibel increase presented above is only an 
approximate number_ The actual future noise levels will not be as great as estimated in 
the above tables, based upon several factors stich as actual future truck traffic and 
future total traffic_ The Interim 2016 Build and 2021 Full Build traffic numbers were 
calculated by using general information provided by the NYSDOT associated with t-he 
classification of Cold Spring Road and St- Joseph's Road and may not be indicative of 
the actual amount of trucks on the roads in that specific area_ Further noise monitoring 
is proposed to mitigate this potential impact - see below, 

Although no significant adverse impacts are anticipated, the Applicant will be required 
to monitor noise at Noise Location 5- Noise monitoring will be conducted at the 
completion of Phase 3 to determine the actual ambient noise levels and those levels will 
be evaluated in the context of potential impacts to neighibors. 

The Applicant will prohibit gas pc.N.N d motorized boats from the Lake, Le., only non-
motorized or electric powered boats will be allowed_ The Applicant will also prohibit 
the use of snowmobiles and all terrain vehicles (ATV's) to avoid any noise or nuisance 
from such recreational vehicles_ These two measures will serve to reduce on-site 
operational noise levels_ 

6_22 Visuaz I Resources 

The Lead Agency finds, upon due consideration of the Draft and Final EIS, that the 
proposed project will not have a significant adverse impact upon visual resources for 
the following reasons: 

A visual assessment was conducted in accordance with NYSDEC guidelines_ 
Designated scenic and aesthetic resources considered by NYSDEC guidelines to be 
significant potentially within the Lost Lake Resort site vicinity include: Neversink River 
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Unique Area, a New York State Nature Preserve; and Mongaup Valley Wildlife 
Management Area, a NYS Wildlife Management Area. There are no National Register 
or State Register properties or locally inventoried historic resource in proximity to the 
project site or in the Town of Forestburgh from which the site can be viewed_ Based on 
the visual assessment, the project site is potentially partially or fully visible from: St. 
Joseph's Road; Melody Lake Hamlet Area; Saint Joseph's Lake; Cold Spring 
Road/Never-sink River Unique Area. The site is not visible from the Saint Joseph's 
hamlet, NYS Route 42, Merriewold Park or Hart-wood Road (County Route 48). 

The project site will be converted from an undeveloped wooded property with 
associated wetlands to a residential and recreational resort development- The master 
plan preserves at least 50 percent of wooded open space throughout the site_ A 
minimum 50-foot vegetated buffer is provided along the perimeter of the entire site and 
a minimum 100-foot buffer along both sides of the St_ Joseph's Road right-of-way_ 

Lighting on streets, near recreational, community and lodging facilities and related 
parking areas will be the minimum necessary for safety, security and reasonable 
enjoyment of these amenities- Street lights will be located at a few key intersections_ All 
lighting will be properly shielded and directed to the specific areas requiring light to 
avoid off-site glare and stray light above the site. There will be no lighting at the 
driving range. Tennis court lighting will be timed to be extinguished in the late evening. 
The potential for off-site glare and stray light above the site will be avoided by the 
distance of on-site amenities from the site's boundaries and intervening topography and 

Lost Lake Resort, Inc_ will require strict adherence to its Design Guidelines for 
construction of new single-family homes_ The owner of each lot will be subject to a 
declaration of exceptions, reservations, covenants, restrictions and conditions for the 
Lost Lake Resort ("Declaration"). An Architectural Control Committee / Design Review 
Board will review, approve or disapprove all planned improvements on a Iot to regulate 
conformance with the Resort ciesalgn theme and architectural guidelines_ The draft 
Declaration includes the following points: 

• No further subdivision of any lot will be permitted, however, two or more 
adjoining lots may be consolidated for a building site_ 

• Landscaping and vegetative cover for soil stabilization will be required or each 

• Removal of any tree in excess of 3 inches in diameter within 20 feet of a front lot 
line or 10 feet from a rear lot line will be prohibited without the consent of the 
Committee. 
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• Strict guidelines regarding fencing, walls, exterior lighting, and exterior use areas 
are also specified_ In particular, the Design Guidelines specify that "low-level, 
concealed source lighting shall be used when necessary at walkways and grade 
changes_ Fixtures should not exceed 24 inches in height a.rtd may be activated by 
a motion sensor. No tree up lighting is allowed." 

The following visual mitigation measures are included in the Design 
Guidelines for single-family homes, 

• Building heights are limited to 35 feet; 
• Exterior building materials may include wood, timber, stone and stucco; 
• Roof overhangs and recessed windows are suggested to prevent glare; 
• Shingles, slate, simulated slate or textured metal are permitted roofing materials 

with varied rooflines; 
• Building colors should match the native landscape including green, brown, grey 

or black; 
• Minimal lighting should be shielded or directed to avoid off-site visibility; 
• Maximum site coverage is limited to 50 percent; 
• Area of disturbance should be Limited to the immediate area necessary for 

excavation; and 
• Landscaping must limit tree removal and removal must be approved_ 

6-12-1 Changes in views from area roadways evaluated in the ri:›EIS 

Rock outcrops within 200 feet of the edge of the St_ Joseph's Road right-of-way will not 
be disturbed during the construction of the proposed Lost Lake development_ These 
rock outcrops will be preserved in undisturbed natural areas of the project, and will 
continue to display the rugged rural character of Forestburgh. In addition, the proposed 
site development plan incorporates a minimum 100-foot buffer on each side of St. 
Joseph's Road to preserve the existing vegetation and natural features in these areas. 

The proposed main entrance area for Lost Lake Resort is located closest to the Melody 
Lake hamlet_ Some 1,000 feet of woodland will buffer potential views of the project 
from the residences in the Hamlet_ 

Project visibility will be limited to Cold Spring Road immediately in front of the Resort 
main entrance_ The proposed one-story sales office will be visible to some extent and 
situated in a wooded setting not unlike the existing houses in this area_ The sales 
building is proposed approximately 220 feet from the edge of the road and the 
controlled access building will be approximately 475 feet back from the public road. It is 
anticipated that the limited view of the entrance area buildings will "fit" into the 
wooded landscape. 
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From St_ Joseph's Road portions of Lost Lake Resort will be visible through the 
minimum 100-foot vegetated buffer on both sides of the road, as the proposed buffer 
will not fully screen (block) the view- The project proposal does not intend to screen 
these views entirely but includes provisions to retain the existing vegetation and rtectura.l 
features wherever possible in the buffers and dictates the architectural treatment of new 
buildings and limitations on lot clearing to minimize the effect of any view from the 
public road. 

The project will not be visible from the St. Joseph's Lake community_ 

From immediately adjoining land in the /Veversink River Unique Area (UA) and the 
area that is proposed to be offered to the Town as parkland (Bushkin Park East), homes 
in the southeastern portion of the resort may be visible, seen through at least 300 feet of 
woodland_ Roof tops will be well below the tops of trees that will remain on the project 
site_ Homes will be required to use siding and roofing materials that blend with the 
natural environment_ Given the very limited visibility of the proposed development 
from this vantage point, and the limited number of potential viewers that will be 
expected, the view of the developed site is not expected to have any significant visual 
impact on aesthetic resources of the LTA_ 

6-12-2 Water Tank Visibility 

Given the remote position of the tank site, with the proposed water tanks rising 
approximately 77 feet high, these project components will not impact any views into the 
property_ Other utility connections for the development, such as electric power and 
cable, will be routed from existing facilities on St Joseph's and Cold Spring roads 
without the need to clear utility corridors through wooded areas_ 

The overall effect of the site's minimum 50-foot perimeter buffer; minimum 100-foot 
buffer along St_ Joseph's Road; tree preservation and retained wooded areas; limitations 
on disturbance and landscaping requirements for individual lots; and wooded wildlife 
access corridors between the developed areas of the site is that the project will be 
minimally visible from surrounding areas and roads_ 

Since the proposed residential siding and roofing materials will be earth tone (green, 
brown, grey or black), it is anticipated that any limited view of the tops and roofs of 
homes will blend into the site's wooded slopes_ The site's sales office, recreational, 
community and lodging structures will also be constructed using wood, stone facing 
and siding and roofing will be in earth tones- It is anticipated that these will also blend 
into the forested landscape_ 

The proposed plan incorporates design elements, preserved wooded areas, tree 
preservation, landscaping and standards for individual lot development such that the 
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view of development from adjoining lands and roads will be very limited or will blend 
into the wooded landscape. Since no significant visual impacts to aesthetic resources are 
anticipated, no further mitigation is proposed_ 
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7-0 CONCLUSIONS 

The Forestburgh Town Board, as SEQRA Lead Agency, finds and certifies that: 

▪ The Town Board has given due consideration to the DEIS and FEIS, and 
information derived from other documents, public hearings and meetings during 
the course of this SEQRA review process; 

▪ This Findings Statement has been prepared pursuant to and as required by 6 
1`.1MCCIZR. Part 617; 

▪ Consistent with social, economic and other essential considerations of the 
proposed action, the No Action condition and other reasonable alternatives, the 
proposed action assessed in the DEIS, PSIS, in conjunction with mitigation 
measures specified in the DEIS, FEIS and this Findings Statement, is an action 
that avoids or minimizes adverse environmental impacts to the maximum extent 
practicable; and, 

▪ Consistent with social, economic and other essential considerations, to the 
maximum extent practicable, adverse environmental effects revealed in the 
environmental impact statement process will be avoided or minimized by 
incorporating as conditions to the decision those mitigative measures that were 
identified as practicable in the DEIS, FEIS, and this Findings Statement. 

▪ The Town Board as the Lead Agency has considered reasonably related long-
term, short-term, direct, indirect, and cumulative impacts, including other 
simultaneous or subsequent actions and determined that there are no significant 
long-term cumulative impacts associated the proposed action as described in the 
DEIS and FEIS. 

Adopted by the Town of Forestburgh Town Board on May 18, 2011. 
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