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Project Overview

Design Drawings

Architectural Renderings

SEQRA Compliance
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Submissions -2019-2021
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2019

• July 9, 2019

• August 21, 2019

• October 17, 2019

2021

January 20, 2021 – Planning 
Board

February 8, 2021 – Planning 
Board & Town Board

February 22, 2021 –
Water/Sewer Committee

2020

January 7, 2020 - Planning Board

January 21, 2020 - ZBA

February 4, 2020 - Town Board

April 13, 2020 – Town Board

May 6, 2020 – Town Board

August 10, 2020 - Planning Board

September 14, 2020 - Planning Board

September 23, 2020 – Planning Board

September 30, 2020 – Planning Board

November 16, 2020 – Planning Board 

October 30, 2020 - Planning Board
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Last Submission – February 8, 2021
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Cover Letter

Site Plan Application / Special Permit & Subdivision

EAF – Parts I, F, II, and III
Appendix A – HVRV Heritage Area Map
Appendix B – Town of Lloyd Water & Sewer Districts
Appendix C – Soils Map
Appendix D – Slopes Map
Appendix E – Wetland Mapping
Appendix F – Farmland Classification Map & Ag Data Statement
Appendix G(1 – 4) – Utility Report/Water & Sewer Analyses
Appendix H (1 – 6)– Traffic Assessments/Analyses/Updates
Appendix I – Noise Level Letter
Appendix J / K– Threatened & Endangered Species Report/Update
Appendix L / M – Visual Analysis/Updated
Appendix N – NYSOPRHP Letter of No Impact
Appendix O / P – Soils Management Plan/Update
Appendix Q – Emergency Fire Access Road
Appendix R – Soil Borings Map
Appendix S / T(1,2) – SWPPP/Addenda
Appendix U – Deed (Storage Facility)
Appendix V – Existing Conditions Plan
Appendix W – Site Plans
Appendix Y(1.2) – Renderings
Appendix Z / ZA / ZB – Landscaping/Sidewalk Improvements 
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Existing Conditions
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Do you have an 
existing aerial or 
make to put here

7 Parcels  

Lot 1: 11 Apple Ln. 
(95.12-1-1)      
Lot 2: 12 Mayer Dr. 
(95.12-1-5)          
Lot 3: 2 Mayer Dr. 
(95.12-1-15.1)          
Lot 4: Route 9W
(95.2-2-10)                                                                                          
Lot 5: 3679 Route 9W (95.2-2-9)      
Lot 6: 188 Vineyard Ave. (95.2-2-
3.210)   
Lot 7: 3659 Route 9W (95.2-2-
34.110)

Project Acreage:
Overall Project: 62 acres
Specific Project: 56.3 acres
(storage = 5.7 acres)

Frontage:

Route 9W/Mayer Dr. /Apple Ln.

Zoning: 

R -1/2
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Existing Conditions
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Site Plan
Structures:   2

Assisted Living (2 story)

Specially - Permitted Use

Sales Office (1 story)
- Accessory Use

Sq Ft: 114,200

Stories: 2

Access: Route 9W/Mayer 
Dr (emergency Apple Ln)

Parking: 74 
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Site Plan – Zoning & Parking Tables
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Designed Consistent 

with Zoning Code 

And

Bulk Requirements
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PRRD Plan

Possible Conceptual 
Future Development, 
A Planned Residential 
Retirement District. 

Potentially 178 
Residential Dwelling 

units with a 
clubhouse and 

recreational 
amenities within a 
gated community
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Overall Grading Plan
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Overall
Grading 

Illustrates Sound 
Engineering Design

Full Grading Plan 
shows that the 

proposal is feasible. 
Steep Slopes to be 

avoided to maximum 
extent possible, 

including an entire 
area by the 

Twaalsfskill Creek.

Erosion & sediment  
control measures to 

be in place during 
construction. 
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Grading Plan
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Alt. Emergency Access Road Plan
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Emergency Access 

Apple Lane
&

Route 9W
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Lighting Plan
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Lighting

Night-time 
Compliant
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Overall Utility Plan
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Overall
Utility Plan 
Illustrating 

Sound 
Engineering

Design
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Lot Line Revision Plan
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Lot Line:

Consolidating parcels 

Lot 1 = 44.1 acres
Lot 2 = 12.2

(Lot 2 absorbs 3.3 
acres of the 

Highland Storage 
Lot)

http://www.karcpc.com/


Landscaping Plans – 1 of 3
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Landscaping Plan:

Creating new 
landscaped areas

276 New Shrubs
297 New Trees

Note that 1/3 of the 
project will be 

preserved as open 
space and protected by 

a conservation 
easement. 
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Landscaping Plans – 2 of 3
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Landscaping Plans – 3 of 3
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Sidewalk Improvement Plan
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Sidewalk:

Applicant proposing 
New Sidewalks

Total sidewalks on 
9W, Mayer and 

Argent, 4,700 lf of 
public sidewalk is 

proposed (0.9 
miles)
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Assisted Living Facility Elevations

Two Story

Assisted 

Living Facility

114,200 sq. ft
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Sales Office Elevations

One Story

Sales Office
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Cottage Diversity Elevations
Design and Color 

Pallet
For Future 

PRRD 
Residences
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Renderings – Assisted Living Main Building
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Renderings – Independent Living Cottages
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Renderings – Communal Gardens
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SEQRA Part I, II & III Review
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SEQRA

Submitted

Parts I, II, III
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SEQRA: Land
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42 acres Disturbed Area

Engineered Grading/E&S 
Plans

Provided Soils Testing/Plan 
for removal of 

Contaminated Soil

New Landscaping (ALF)

276 New Shurbs
297 New Trees

5% ADA Grades 
Maintained

Steep slopes avoided to 
max extent possible

SWPPP Inspections during 
Construction

1 Impact on 

Land
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SEQRA: Surface Water
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No Impact to NYSDEC 
Wetlands

No Impact to NWI 
Wetlands

No Impact to Floodplain 

No Impact to Twaalfskill 
Creek (area will not be 

disturbed)

Closest development 
approx. 275 feet away.

Creek to be surrounded 
by designated Open 

Space Area.

3 Impact on

Surface Water
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SEQRA: Ground Water
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No Impact to  Ground 
Water

Engineering Analysis 
Plan from Snyder Eng.

Coordination with Town 
Water/Sewer 

Committee

Conclusion

Town can provide Water 

Town can accept Sewer

Report forthcoming 
from CPL

4 Impact on 

Ground Water
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SEQRA: Ground Water
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No Impact to  Ground 
Water

Engineering Analysis 
Plan from Snyder Eng.

Coordination with Town 
Water/Sewer 

Committee

Conclusion

Town can provide Water 

Town can accept Sewer

Report forthcoming 
from CPL

4 Impact on 

Ground Water

Water Tower
* Water Supply for the ALF will be provided by the water 
system on Route 9W. The system has adequate pressure 
and flow to supply the ALF without the need for a water 
tower or any pumping.
* Water Supply for the PRRD will be provided by the 
Hudson Hills Water Level from Apple Lane. The Hudson Hills 
Water Level currently has a water tank and therefore, a 
new water tower in the PRRD is not required.

Water Supply
* The ALF and the PRRD combined are estimated to require 
an Average Day Demand (ADD) of approximately 0.062 
Million Gallons Per Day (MGD)
* The ADD of the Town’s System in 2018 is 0.94 MGD
* With the addition of the development the ADD is 
estimated to be 1.0 MGD.
* The Town’s Water Treatment Facility (WTF) is rated for 
3.0 MGD
* The ADD of the Town’s System after the addition of the 
development is well below the capacity of the WTF.
* Note: The ability for the Town’s system to provide the 
ADD to the proposed development is documented in the 
Water Feasibility Report prepared by CPL and dated May 
2020.

Assisted Living Facility (ALF)
* Water Supply for the ALF will be provided by the water 
system on Route 9W. 
* The system has adequate pressure and flow to supply the 
ALF without the need for a water tower or any pumping.
* Note: The ability for the Town’s system to service the ALF 
is documented in the Water Feasibility Report prepared by 
CPL and dated May 2020.

Planned Residential Retirement District (PRRD)
* Water Supply for the PRRD will be provided by the 
Hudson Hills Water Level from Apple Lane.
* The existing water tower will provide fire flow needed, 
verified by field fire flow tests and modelling performed by 
CPL. No modifications to the existing water tower are 
required.
* The pumps at the Vineyard Ave Water Booster Station will 
need to be increased in size to meet the added demand of 
the PRRD. The Applicant will be responsible for costs for 
improvements to the booster station.
* Note: The ability for the Town’s System to service the 
PRRD is documented in the recent letter from the Town’s 
Water and Sewer Committee.
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SEQRA: Ground Water
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No Impact to  Ground 
Water

Engineering Analysis 
Plan from Snyder Eng.

Coordination with Town 
Water/Sewer 

Committee

Conclusion

Town can provide Water 

Town can accept Sewer

Report forthcoming 
from CPL

4 Impact on 

Ground Water
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SEQRA: Flooding
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Engineered Grading 
and E&S Plan

Prepared 
Stormwater 

Pollution Prevention 
Plan 

(SWPPP)

5. Impact on 

Flooding
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SEQRA: Plants & Animals
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7 Impact to 

Plants

&

Animals

Completed Ecological Habitat 
Assessment

Indiana bat (Myotis sodalis), 

Northern long-eared bat 
(Myotis septentrionalis), 

bog turtle (Glyptemys 
muhlenbergii) 

Virginia snakeroot

Golden corydalis

Velvety bush-clover (all State 
threatened)

Straw sedge (State 
endangered) 

Last recorded observance of 
the plant species is  1887 to 

1899 .  During the 1990's 
Virginia snakeroot was 

documented in the Hudson 
Highlands.  None of these 

species was observed on the 
site especially in the project 

area. 
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SEQRA: Agricultural Resources
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Site is not actively 
farmed

No Farming withing 
500 feet

Site contains elevated 
levels of metals and 

pesticides. 

Site is located next to 
Route 9W commercial 

corridor.

Comp Plan encourages 
elimination of 

abandoned orchards. 

8. Impact on

Agricultural 

Resources
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SEQRA: Aesthetic Resources
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Elevations

Renderings

Sections

9. Impact on

Aesthetic  

Resources
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SEQRA: Historic Resources
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10. Impact on

Historic

Resources

No Historic Properties 
listed or of historic 
significance on or 
near the property

Site not located next 
to or near a Historic 

District

Completed OPRHP 
Review
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SEQRA: Open Space
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11. Impact on

Open

Space

Preservation of 
approximately 18 

acres as open Space, 

Includes approx. 10 
acres by the Twaalskill 

Creek. 

Open space areas will 
be protected by 

conservation 
easements recorded 
in the County Clerk's 

Office. 
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Traffic
• Analysis began in 2017 – 362 market rate 

townhouses/apts, 63,000 SF commercial
• Studied two access options
• Reviewed with NYSDOT; confirmed 

preferred connection to Mayer Dr, 
signal at Rt 9W

• Issued traffic study July 2018
• Included other developments

• Storage facility
• Mavis Tire
• 72 apartments north of 

Haviland (behind Dollar 
General)

• 120 Single-Family on Argent 
Drive

SEQRA: Transportation

13. Impact on

Transportation

Extensive Multi-Year 
Analysis

Coordination with 
NYSDOT

Traffic Outlet to 9W

No impact to Mayer 
Residential Areas

Significantly Improved 
9W/Mayer Drive 

Intersection

Extensive New 
Sidewalks/Crosswals



• July 2019, updated traffic study for reduced project (-40% based on 
traffic) – 212 senior units, 135-bed AFL, 11,000 SF urgent care

• Included other developments
• Storage facility
• Mavis Tire
• Dollar General - 7,000 SF of retail, 72 apartments
• 120 Single-Family on Argent Drive

• Town and NYSDOT comments followed and addressed
• January 2020 traffic analysis included

• Storage facility
• Mavis Tire/Autozone
• Dollar General - 7,000 SF of retail, 72 apartments
• 120 Single-Family on Argent Drive
• The Views – 44 apartments, 14,000 SF retail, 6,600 SF of 

office

SEQRA: Transportation



• November 2020 – reduced proposal – 175 senior 
units, 135-bed ALF, 5,000 SF primary care (-20% 
based on traffic) – no reduction in proposed 
improvements

• traffic analysis included
• Storage facility - Built
• Mavis Tire/Autozone – Built
• Dollar General 7,000 SF of retail (Built), 72 apartments (under 

construction)
• 120 Single-Family on Argent Drive  now 57 senior apartments 

(Silver Gardens) (-87%) 
• The Views – 44 apartments, 14,000 SF retail, 6,600 SF of 

office22 apts, 14,000 SF commercial (-17%)

SEQRA: Transportation



• Two new projects have come forward – Stewarts 
(SW corner), Highland Estates (SE corner). Traffic 
studies are underway

• traffic analysis will include
• Storage facility
• Mavis Tire/Autozone
• Dollar General - 7,000 SF of retail, 72 apartments
• Silver Gardens - 57 senior apartments 
• The Views – 22 apts, 14,000 SF commercial
• The Villages at HV – 175 senior units, 135-bed ALF, 5,000 

primary care

SEQRA: Transportation



• Route 9W SB Through – LOS A - SB Through gets up to 
72% green

• At times, issues at Chapel Hill can back up to Argent Dr
• Improvements identified to address The Villages traffic 

impacts; 6 additional options considered to further address 
existing/future traffic conditions – 1/7/20 Response letter.  

• NYSDOT reviewed the analysis and requested details of 
the design. 

SEQRA: Transportation



SEQRA: Noise Oder Light
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Provided Compliant 
Lighting Plan

Extensive new 
Landscaping along 
Residential parcels

Provided HVAC Noise 
Spec Sheets

All construction will 
comply with Town 
Noise Ordinance

Note: PTAC Air Conditioner units operate at a sound level 
of an average 55 to 65 dB, which is similar to and slightly 
above a person’s voice at a conversational level. 

15. Impact on

Noise

Odor

Light
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SEQRA: Consistency
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Consistent with Comp Plan 
– Affordable housing

Consistent with Uses/Bulk 
Requirements in Code

Nearest Structure:

250’ From Mayer Drive

132’ From Route 9W

275’ Buffer to Creek

Minimized Traffic Impacts 
/Traffic Improvements

Well designed 
buildings/Architecture

17/18 Consistency 

With Community 

Character & Plans
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Review/Approvals Summary
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• Town of Lloyd Town Board – Water/Sewer District Extensions (if necessary)

• Town of Lloyd Planning Board – Special Exception Use Permit and Site Plan 
Review/Approval/ Lot Line Approval

• Town of Lloyd Zoning Board of Appeals – Possible Area Variances (to date none 
are required)

• Ulster County Planning – 239 M  

• Ulster County DOH – Water/Sewer

• NYS DEC - SWPPP

• NYS DOT – Traffic Improvements

• NYS OPRHP - see Letter of No Impact
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Questions/ Action Items
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