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FINAL ENVIRONMENTAL IMPACT STATEMENT
FOR

UPPER RIIODA POND BOARDING HOUSE

rN THE, TOWN OF COPAKE, NEW YORK

EXECUTIVE SUMMARY

This Final Environmental Impact Statement seeks to set forth in particular detail

the environmental impacts, if any,thl use of 22Howard Drive, Copake, New Yorh as a

Boardinghouse, as A"nn.d under the Town of Copake Zoning Code, will have on the

environment, landscape, resources and people of the UlPer Rhoda Pond community' as

well as the Town of bopake. In summary, in its EAF Part 3 evaluation of t5e proposed

action, a majority of the copake zoning 6oard of Appeals (the "Board") concluded that

any change in the ";;;int.nrity 
of use of the landthat may arise from the applicant's

proposed use would not cause any significant adverse environmental impacts' nor would

such use result in an adverse change in the existing level of traffic or impact on the

existing i*frastructure. ln other *oid., the Board concluded that the subject property,

operating as a stand alone Boardinghouse, without any adjacent properties being used for

Boardinghouse purposes, would not_result in any-significant adverse environmental

impacts to the,tur'u.i..'or quality of the existingcommunity' or otherwise' The only

adverse environntental concern the Board conctuded that the proposed use may have

involves the potential cumulative impact of this Boardinghouse, with possibly up to three

others in its general vicinity' as follows:

3. Ott the character or quality of the existittg communi$''

InitsSEQRdeliberations,theBoardconcludedthatthewithinapplicationforthe
proposed use of the subject properry as a Boardinghouse, standing alone' would result in

I siqn negative declaration. The Board concluded that the application to use the subject

property u, u go*dinlt ort", in isolation, would not result in any significant adverse

environmental impact- in relation to the character or quality of the-surrounding

community, and would be suitable for issuance of a special use permit' The Board further

determined that it is only in the context that other applications for Boardinghouses in the

vicinity of the subject property are currently pending, that a significant adverse

environmental impaci rnuy ot"" due to cumulative effects

ln response thereto, this FEIS will address the series of tests, studies and a

thorough evaluation undertaken by the applicant to determine the extent, if any' of any

environmentut, .rotogirul, o, societal i.pa.ts of the proposed Boardinghouse' including

but not limited to .oidu"ting atraffrc impact study io examine the po-tential impact the

proposed Boardinghour" *oild.ll.u" on tire surrounding roadways' hiring an architect to

review the property fot NVS Building Code compliance, and examining the septic system

at the subject prop'.ny ,o verify that iis capacity ii sufficient for the proposed action'



In all, as a direct result of the various studies, tests, and the extensive evaluation

of the proposed use of the subject property as a Boardinghouse, the Zonrng Board, as lead

agency, concludes that with the implementation of appropriate mitigation measures, the

pioporea use of the subject property as a Boardinghouse will not have a significant

adverse environmental impact on the character or quality of the existing community. As

indicated in greater detail in Section 3.0 hereot the applicant, Alon Ben-Meir, has

analyzedthe neighborhood concerns, the Board's concerns in the context of the Town's

comprehensive i'lan and zoning regulations, and the applicant has shown that he is

implementing numerous measures to mitigate any potential impact on the environment.

The propor.d *"urrres include altering ih" *rnner in which the subject property is

advertised, revising the manner in which the subject property is rented, making the rental

process .o.. ."t.nsive and thorough to assure the property is being rented to appropriate
'guests, 

implementing occupancy limits at the subject property, _modifying the renlal

agreement to inclu*cle ""ptirit 
language addressing the Board's concerns, having

afplicant's agents on call and readily available at all times, having applicant's agents

check in at Ihe property daily, and creating comprehensive house rules that govern

multiple facets ofihe-rental including use of the Pond and noise, among others'

All environmental concerns that may affect the character or quality of the existing

community as a result of the operation of a Boardinghouse at 22 Howard Drive, Copake,

New york, including the eight salient characteristics that the Board identified to

underline the anticipaled adveise impact on the community and neighborhood character,

have been studied and either found to have little or no impact, or have been mitigated by

the aforementioned proposed mitigating measures. Conversely, applicant's assessment

concluded that the proposed Boardinghouse met a clear public need and that the Town of

Copake and its residents would likely benefit from the operation of same.

In short, the tests, inspections, studies and evaluation undertaken by the applicant

has resulted in a -o.. .nrironmentally friendl d in a more

stringent and proficient manner, with rrritigation significantly

lessen the poiential disturbance to the character unity and its

environment.

SECTION 1.0 _ PROJECT DESCRIPTION, PURPOSE, PUBLIC NEED AND BENEFITS

1.1 Description of the Proposed Action

The proposed action currently before the Town of Copake Zoning Board of

Appeals (hereinafte

Copake, County of
Ben-lMeir (hereinaft
more commonly known as 22 Howard
..subject premises" or "subject property''). The proposed action seeks to use the subiect

pr.-ir"r'"s a Boardinghouse as defined by the Town of Copake Zon\ng Code' Such use



requires Dr. Ben-Meir to obtain a special use permit from the Board.l The Town of

coput. zonirlg code $232_3 defines a Boardinghouse as:

BOARDINGHOUSE - A building other than a hotel, containing a general

kitchen and general dining room,ln which at least three but not more than

,i" ,f..firg ?oot,t are offered for rent, with or without meals' A lodging

house, tourist house or rooming house shall be deemed a boardinghouse'

Thesubjectpremisesconsistsofafive-bedroomsinglefamilydwelling.The
building itself contains living and sleeping accommodations for permanent occupancy'

The proposed action seeks to continue ih" ut" of the *it11_19 residcntial house for

overnight o.""pu"ty, albeit by shorter-term occupants in manner requiring a special use

permit rather ihan in a manner permitted as of right, and will not require any new

construction or othff alterations ai ttre property. In its current state, the subject property

can function as a Boardinghouse as Ainnea ty the Copake Zoning Code The single

family dwelling on the subject property .,"'ily contains a general kitchen and dining

,oo*,anddoesnothavemorethansixsleepingrooms'

Thesubjectpremisesiscomprisedofapproximately4.Tacresoflandasdepicted
onthesurveyofthepropertypreviouslyp.o,,ideatotheBoardinconnectionwiththe
special use permit application. .Vegetation 

and wetlands separate the subject premises

from the ,Uutti.,g p.Jp.rti"r, whichihe applicant claims creates a natural sound buffer' It

is not alleged in-the EAF part 3 PositiveDeclaration that the surrounding ecosystem and

ecology *]tt b. disturbed due to the proposed action'

The proposed action will result in the continued use of the subject property as a

place of occupancy. The use will change from..a single family dwelling that can

accommod ate i irfr.Len-person famlly-, use permrtte'd as of right-to a Boardinghouse

that will also be occrpied by no more than fift..n (15) people and which is permitted

upon obtaining a special use permit. It is anticipated that the proposed Boardinghouse

will be rented on a weekly, monthly, o. ."u'onal basis throughout the year' with the

majority of rentals occurring o, u *..t ly basis between the peak season of Memorial

DaytoLaborDay,withshortertermrentalpossiblyoccurringduringoff'peakSeason.
Giving weight to Loth the anticipated numbei of occupants at-any time and the expected

frequencyanddurationofoccupancy'theannual.intensityofuseisnotexpectedtobe
g,"ut.,asaBoardinghousethanasafull-timefamilyresidence.

Applicant will continue to use the property in a manner similar to that in which it

has historicully been ttrhzed, that is to say, as a place of overnight occupancy and

accommodation. Such use will, hor".r.r, entiitrenting the single family dwelling located

onthe subject property to be occupied andused by iti generally short-term renters rather

I classilication of a use as a special pe llii#)irl-Hffi
of



than permanent occu contends, dozens Of residentS

throughout the Town Importantly, in its EAI'Pat 3

Positive Declaration, d use of the subject property as

a Boardinghouse, assessed individually, sult in a significant adverse

environmental impact in relation to the character or quality of the 
- 

surrounding

community, and would be suitable for issuance of a special use permit- Thus, the only

true impediment to the issuance of the special use permit, in the Board's determination, is

the faci that another residence adjacent or in close proximity thereto could be rented and

used a proposed Boardinghouser as well. Concurrent with this application, three other

;;;rbt propenies sharing common ownership with the subject properly are also under

ZoniigboarO review for special use permits for use as a Boardinghouse'

The subject property's drainage, traffrc, utilities, wateq sewer, lighting, and

landscaping wili not;ig;ifi;antly change as a result of the proposed action' .To a large

extent, itre suUlect pfop"erty will continue to be used in the same manner that it has been

used since its construction in the 1980's, with the main difference being that the

occupants will be short-term rentets, rather than permanent residents. It is applicant's

expettatioq that due to the seasonality of the rentals, the proposed use will-result in the

,rL.i.., property being occupied less often than a full time residence While a single

{*irty d*.iting is oJcupied on a permanent basis year round, it is expected that the

proposed Boardinghouse will only be occupied periodically.

1.2 Purpose of the ProPosed Action

Foremost, applicant has stated that his chief motive in seeking a special use

permit to operate the subject property as a Boardinghouse is to offset the high carrying

costs associated with owning'tt" t b.|""t premises. Applicant, who primarily resides in

New York City, currently oins and tccupies a vacation home on Lower Rhoda Pond'

o fell in tove with the beauty of Copake the

pake for their
rchas ' located

on L or about

desire to maintain ownership of the property

and potentially, some day, have his children occupy and enjoy the property.

Utilizing the subject premises as a Boardinghouse and renting the property to

families visiting copake"will help the Dr. ren-Meir defray the carrying costs associated

with owning u ho*, in copake, including but not ,limited 
to real property and school

taxes, insurance, upkeep andmaintenance and beautificatron of the grounds'

in sections 1.3 and 1.4 hereinbelow, the

needs and are likely to benefit the Town of
action to rent the subject premises as a

er of lodging options in Copake, introduce

lp grow the economy of Copake- In sum and

* th. applicant to maintain ownership of the



subject ProPertY,
the surrounding
economy within
establishments.

but it will also bring potential new residents to the Town of Copake and

area,which,theuppti.urtproposes'inturnwillhelpboostthelocal
the Town and County through use of local restaurants and other business

1.3 Public Need for the Proposed Action

There is a recognized public need for

the Town of CoPake 2011 ComPrehen

in numerous waYS, including growth

people to the area who would otherwise

Copate, and allowing secondary homeo

vacation andlot weekend houses'

In or about 2008, copake established a comprehengive Plan Committee

composed of ten town residents charged with the responsibility of developing a

comprehensive plan for the Town of Copake'

In2Ol1, following a three year devel

Copake adopted the Town of Copake 201

Plan was created to present the goals,

immediate and long-range protection, en

Town. With respe.i,o ,f,. proposed Boardinghouse, the Comprehensive P.lan discusses

several important concepts and recommendaltions that are both compatible with and

encourage ihe establishment of the proposed action'

According to the 2011 Comprehensive Plan, Copake residents identified a lack of

amenities, rundown character of the downtown area, and lack of employment as things

that they like least about living in Copake 
2

The Comprehensive Plan clearly identifies a desire for a resurgence of Copake's

economy and the once vibrant dov,rrtown area of copake, in which few retail

establishments are still operational. The Comprehensive Plan envisions a desire to

increase the number of visitors and tourists visiting Copake to foster and maintain the

Town,s economic goals of increased spending within the Town.

The ZB\ in deciding

examining the following'
whether to issue a special use permit, is charged with

(1) There shall be no detrimentatr effect by the establishmenJ of such use'

(2) Such use will be in ha.mony with the district in which located'3

2 Page 11 - Town of Copake z-orJ Cglnrlhensive Plan - Community Survey

3 See. Sections z:2-zs(Gx1) & (2) of the Town of Copake Zoning Code



The applicant contends that the establishment of a Boardinghouse in Copake,

including the proposed Boardinghouse at the subject premises, will not only have no

detrimental effect on the "o-*.irity, 
but that such use is clearly in harmony with both

the district and the Town's comprehensive Plan. A Boardinghouse will effectively

introduce new people to the Town and County that would not otherwise visit the area' As

was attested toby-many of the local reaitors who testified during the public hearing, the

introduction of new visitors results in additi

the Town as a result thereof, either permanen

by testimony of several local residents

the areawas directly attributable to thei

The increase in home sales wi[ further help meet the public need for a stronger economy

in Copake. The establishment of a Boardinghouse on the subject property will tend to

have a positive, and not a detrimental effect on the Town'

Not only may the approval of the subject property as a Boardinghouse foster the

planned ..ono-i. development plans set forth in the Comprehensive Plan, but it will also

address the identified rental n..i, and concerns of the Town of Copake. The Town of

copake 2011 Comprehensive Plan states under its "Action" plan for a thriving economy

that the Town should ,'Encourage development of tourism amenitieso including

lodging."a (Emphasis added).

Finally, pursuant to the community Survey conducted in furtherance of the

Comprehensive irlan, just over half, 54.2oh to be exact. of respondents u.se their propeny

", 
o'panripal residence.5 The other 45.8% of respondents use their property as a

seasonal, weekend, or vacation home. Moreover, of the approximalely 2382 housing

units in copake as of 2olo, roughly 40oh of rentef households and 24o/o of owner

households were cost burdened.6 L rr*b"t of residents, including the applicant for the

proposed action, testified at the public hearings for the proposed action that they rent

it.ii t o*"s in Copake to help offset the associated carrying costs.

L.4 Benefits of the ProPosed Action

Not only will the approval of the subject premises as a Boardinghouse address

and fulfill identifieJ public'needs, but it will utto yi"ta crucial benefits in harmony with

the Town of Copakeis short and long term goals for its residents' Specifically, the Town

of Copake Comprehensive Plan -"n.outag"i 
business expansion, including professional

services, niche retail-and dining.T The Comprehe[sive Plan also providel, in pertinent

part, that "a vibrant and stimulating downtown plays a critical role in [the] quality of

life..." andthat "tourism can be a valuable and growing segment of Copake's unique

economy. .."8.

l'e Plan - E. Our Goal Is A Thriving EconornY

te Plan - ComrntumtY SurveY

'e Plan - Housing
ve Plan - E. Our GoaI Is A Thriving Economy
,e Plan - E. Our GoaI Is A Thriving Econolny



As a catalyst for a thriving economy, the Comp-Iehensive Plan states that Copake

must ,,take all steps necessary to revrtalize'and rehabilitate 'downtown copake'-e This

includes altracting businesses such as a farm stand, bakery, book store, arl gallerres'

outdoor recreation store, liquor store, and theaters'10

The Comprehensive plan envisions a revitalization of the Town of Copake

y, which will be fostered through the

Boardinghouses, within the Town of
he proposed action wiil assist in providing a

as ttre number of visitors to the Town's

numerous lakes and areas ski mountains i.r"r"ur"r, the small scale retail Stores, services

and commodities, such as bakeries, general Stores, restaurants, small retail stores' and

coffee shops, will benefit from increased spending'

dent global advisory firm, conducted a

m in New York, including Columbia

nstrate how crucial tourism is to Columbia

ent a total of over $126 million dollars in

16 million for lodging, over $10 million for

od and beverage, and over $17 million at

Furthermore, tourism dramatically increased the tax revenue in columbia county

in 2012, During the 2Ol2 calendar y.u, ulon", tourism brought a little over $8 million in

local tax revenue to Columbia County.l3 During that same time period' tourism in

Columbia County also brought in an additionat approximately $7 million in state tax

,";;;;.* 
-tn 

totut, over $11 million in tax revenue was generate rn2012 as a direct

result of tourism in columbia county. were it not for tourism generated state and local

taxes, the average household in Columbia County,would have to pay an additional $586

to maintain the same level of government revenue'-"

Additional visitors to the area also considerably benefit-s the workforce in

Columbia County. Of the entire Hudson Valley region, Columbia County was the most

dependent upon tourism with 7 .2Yo of all labor income being generated by visitors in

)o\i.rt- xJoltionatty. during that time span, 1,009 jobs, or 5o/o of all employment in

t)

I

,t

(

region2)

" Id. at pp.1,9
13Id. atp. I7
" Id. at p. 17
tt Id. at p. 17

'u Id. at p. 12-13



Columbia County, were directly related to tourism, with an additional 442 jobs indirectly

related to tourism.lT

AdditionallY, according to a Ptt
CountY boo

. _r 
arlyreglon.

derived lsm

columbia county in2ol4, a slight decrease from the 2012 tourism revenue'

As d , visitors wish to come to Columbia County

toenjoytheincludingthenumerousbodiesofwaterand
mountains, r economic driving force of Columbia County'

Tourism in columbia county is already gefierattflg substantial revenue for retailers' taxes

for the gorr".n-"rt, and employment-for residents' The creation of additional housing

and accommodations for visitors to the Town of copake, will allow the Town to share in

the economic benefits that the County of Columbia is already experiencing'

consistent with the principals and ideals embraced by the comprehensive P.lan'

the establishment of ' 
'bject 

property will create visitor amenities

and lodging in close own,, economic heart of Copake located on

Main Street, two and subject property'

An increase in the local economy as a result of the proposed Boardinghouse will

increase the amount of taxes raised 6y tne Town from commercial uses' such as

restaurants, gas stations, and gro..ry stores, and thus increase the Town's tax base' which

iseconomicallybeneficialtotheTownanditsresidents'

FinallY, as

Boardinghouse will
homeowners, such a

Additionally, the proposed Boardinghous

to the Town oiCiput 
", 

which rro,"orrty will benefit the tourism economy but may also

lead to new homeowners in cofake, t l result of which will be a permanent economic

benefit to the Town.

SECTION 2.0 - ENVIRONMENTAL SETTING OF TIIE SURROUNDING AREA

2.1 Description of Environmental Setting

The Town of copake has enjoyed a rural and summer lake community character

for the majority of its past. Copake has more surface water than any other town in

Columbia County that ioes not btrder the Hudson River' The Town is home to many

bodies of w-ater, inct.raing but not limited to Copake Lakea Robinson Pond' Upper Rhoda

pond, Lower Rhoda poia. Snyder Pond, and Chrysler Pond' Each body of water is

1'Id- at p. 15
t- 

t Op,rl*-*.timesunion.com/news/article/Boost-for-Columbia-CounB-economy-6395847 
php



surrounded by a mix of year-round and seasonal homes. In total, nearly half of all homes

in Copake aie weeken i or vacation homes that are not used as the owner's principal

residence. As a result, Copake sees an increase in its population during the warm

weather months, as secondaiy homeowners occupy their vacation homes to enjoy the

Town's many lakes and Ponds.

bject properry that has been used as a single

subject premises consists of a parcel of real

ed in both the R and R-1 Zoning Districts'

cels ofreal property, each having a separate

owned bY the Ben-Meir's.
a7O+ acre pond located in

West Copake. Upper Rhoda Pond is nity located approximately

two and a half miles from downtown ke. The subject premises itself consists of

vlgetation, wooded areas, and wetlands, which, the applicant says, create a sound buffer

between the other ProPerties.

While characterrzed during the public hearings as a quiet and peaceful

community, the applicant contends that, in

summer lake community character in k
properties in the Town of Copake- The

u..-r.uronul and second homes. During

consistently has persons and non-motorized watercraft in the water. while motorized

watercraft are not allowed on Upper Rhoda Pond. many residents place their canoes'

kayaks, and other small boats in 11,. Pond. The Pond is surrounded by dozens of parcels

of real property, many having their own dock access to the Pond.

ImportantlY, and esPeciallY if
broadly than the handful of streets and

and Lower Rhoda Pond communitY is

dwellings. Instead, the Pond is also surroun

for disabled children operated by COARC,

summer camp serving over 550 children'

surrounded mainly bi residential districts, it is not entirely so. A copy of the Town of

Copake's zoning map is annexed hereto as Ex

Residential" district is in close proximity to Up

Street and Camp Mahican, separated from the

comes within approximately 1,000 feet of the su

B-R district include a bus station, gift shop. s

oermi
ome, miniature golf or driving range, larger

ervice establishment such as barbershop or

s representation of Upper Rhoda Pond

ugh the public comments seem to have

immediate proximity to the subject property,

and not on the broader Rhoda Pond area and community.

9



In point of fact, located across the Pond from the subject property is Camp

Mahican, a summer daY camP owned and

with disabilities ages 5 to 16 years old' C

playground, and

ofspecial needs

a sizeable beach re children are allowed to play water sports

and learn how to swim. A photograph on Camp Mahican is annexed hereto as Exhibit

,.Br,.

per Rhoda Pond include a summer daY

also includes a KOA campground that

15th every year.'e The KOA Campground,

r Rhoda Pond and approximately 1,500 feet

from the subject propefty, contains over 200 sites and allows for RV's' campers' tents'

and cabins. Two ;;;"; from Google Maps displaying the KoA Campground and its

relation to the subject properly u.. unr.*.d heieto as Exhibit "C"' The campground

th "always [has] some type of music every.week -
s trg-utong'i tdent Shows' and D-Jays'"2o The

tsosweeklyeventsandthemesthroughoutthesummer,
ite of JulY'

Additionally, Camp Pontiac is located at 2044 County Route 7' Copake'

roperf. Two images of Camp Pontiac from

Camp Pontiac isan overnight summer

six to seventeen-21 The camp operates

ime the 550 children, as well as the

suppoft stafT, reside at the Camp. Facilities at the Camp include but are not limited to: 8

basketball courts, 7 lite basebalf fields, a lite football field, a driving rarlge' an 8'000 foot

gymnastics pavilion, 3 hockey rinks, 2lact fields' 11 tennis courts' 4

heated swimming iools, sleeping lodging nd much' much mote'22

when the summe.'rurrp is not i, rerrioq be rented out for private

events such as corporate and religious retre

Moreover, applicant asserts that there are numerous properlies located around the

subject premises, u'rd ,hroughout the Town of copake, that rent their. homes on a

weekend or weekly basis. Applicant argues that these properties are essentially acting as

Boardinghouses, without the proper peimits and authortzalrons to do so' However, the

Town of copake may distinguish between occasional rentals of home that are primarily

occupied by their o*r..r, *h.." such rentals may constitute an accessory use' and

1 e http ://koa. com/campgrounds/copake/

'o http :/lkoa. com/campgrotrnds/copake/activities/
t' http J/w'lvw. carnppontiac.com/welcorne/

" http ://www. carnppontiac. corn/facilities/

'3 http ://wwr,v.camppontiac'com/rentals/

10



rade available to transient renters, which

B & Bs, or the like APPlicant further

eted through online advertisements such

Vrbo.com for homes for rent in Copake'

New York returns no less than 34 results. Likewise, a search on Homeaway'com for

homes for rent in Copake, New York returns 31 results'

AsevidencedbyCampMahican,theKoACampground,CampPontiac,andthe
operation of other ,ffi.itt9i noardinghorr.",, all of which are located within the Upper

Rhoda Pond community, the commu'nity is not exclusively a "quiet' cohesive and

rrarnronious.' neighborhood as stated in the EAF part 3 positive Declaration. Rather, the

cation homes and multiple transient natured

er lake communities in upstate New York'

to transport their children to and from the

s transient renters coming the going in the

ughout the spring, summer and fall seasons'

e with the existing summer lake

area, as well as the entire Town of
on will have a direct imPact on the

unlikely to equal or exceed the noise produ

KOA Campgiound in the irnnrediate vicini

to minimiie as much external noise as

sures, sound levels expected to be present

to be si,unificantly gteater than would

ily occupying the subject propefty on a

permanent or seasonal basis'

The R and R-i Zonitg Distri

Boardinghouse contingent on securing

Town of Copake zoning code, other spe

made include a Bed and Breakfast, a cu

nursing home, a resort hotel, a resort lodge, a resort ranch, a school' a theater or concert

hall, a restaurant, a bus station, a summer (

motel. Certainly, all of the above uses w

parking issues, and disruption to the surl

i.lot*itl-tttunding. the Town of Copake has ci

communitY character and specially permitted uses in these zoning districts'
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Moreover, in t perty owners are allowed to operate a

mobile home park, go1 ind commercial gteenhouse as of risht'

This means that applic e subject property as any of the fore-going manners

*ittro,rt the permissio, o, approval of the Board' Once again, certairly all of these uses

would generate similar or more disturbance to the surrounding community'

Notwithstanding, tt 
" 
io*n of Copake has deemed each of these uses compatible with the

community character and permitted uses'

2,2 Traffic Patterns

oward Drive, a private roadway located off
horoughfares that travels through the Town

rance of this Draft Environment Impact

hereto as Exhibit "E", 'was performed by

Crawford & Associates Engineering, P.C. and a letter summarizingthe traffic impacts of

the proposed goarJinghoire datJ January 15, 20i6 was generated in connection

therewith.

The purpose for the traffic study was to assess the existing condition of Howard

Drive and County Route 7, and to evaluate tl

on Howard Drive and County Route 7A n

further addresses the existing use of the subj

existing road network as a result of the

traffrc study refers to County Route 7 and

Using data published by the Institution of Transportation Engineers (ITE)'

Crawford & Associates compared the aver

both the existing and proposed land uses' T

housing" unit generates 9.57 trip ends on

that a'lrecreational home", which a Board

ends on an average weekday' The study con

a recreational home will, on ut unrruli zed or average basis, reduce the expected trip

generation on both Howard Drive and County Route 7'

ThestudyalsofoundthatHowardDriveisaruralIandthat
the width, surface typ", ano condition of Howard Drive are oadway'

per the ITE data, Howard Drive has an estimated 47.9 trips (9'51*5

: 47.g5) ttrerefore. Ho*ura Drive is classified as a Resi Type c

since is provided access to residences and has an Average Daily Traffic (ADT) count of

less than :o ,ret i"i"1rips. Therefore, the use of Howard Drive as a Boardinghouse will

actually result in a deciease in the ADT. When used as a Boardinghouse' Howard Drive

will see an average oiorry 41.4 trips on a typical weekdav (g'57*4 + 3' 16 : 4l'44)' The

significantlylowerADTwillbebeneficialtoHowardDrive.

The study also found that county Route 7 isa county highway in good condition'

The NySDOT classifies County nouie 7 as a "Rural Major Collector", capable of
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sustaining Average Daily Traffic (ADT) of up to 2000 vehicles per NYSDOT design

guidelinei. While NYSDOT provides ADT traflic counts for several highways in New

Vork, there is no data available for the segment of County Route 7 A on which the subject

premises is located. However, data is available for nearby segments of County Route 7A,

and by using said data, the ADT for the study area can be inferred. The study found that

Route 74 has an ADT of 2727 on the segment between Main Street and the Copake

Transfer Station, and an ADT of 1424 between the Transfer Station and Mountain View

Road to the north. Therefore, the inferred ADT on Route 7A west of the Transfer Station

towards the subject premises is 1297 trips. This number is well below the NYSDOT

maximum of 20b0 ,ehicles per day. The study concluded that County Route 7 has more

than suffrcient capacity to meet the proposed uses.

Furthermore, as is obvious from past use, the KOA Campground, Camp Pontiac

and Camp Mahican all use portions of Route 7 andTArn the immediate vicinity of the

subject pioperty, and no traffic issues have arisen from such historical use.

In sum and total, the Crawford & Associates Traffrc Impact Study for Howard

Drive and the corresponding segment of County Route 7A concludes that:

pursuant to the ITE Trip Generation Manual, the proposed boarding house uses,

which can be categonzed as "Recreational homes," are estimated to contribute

less traffic than the existing "Single-family detached home" land use.

Consequently, the proposed uses will not have a significant impact on trip
generation in the studY area'

Howard Drive is a dirt road with an average width of 12 feet, which is typical for

a low-volume residential use. Howard Drive exceeds the minimum recommended

width suggested by the Local Roads Research and Coordination Council. The

p.opor.d , se at 22 Howard Drive is in line with the existing use in that the

number of generated trips is likely to be less than the existing use, and the type of
vehicles using the road will be the same as would be expected for a single-family

home. Therefore, the current condition of Howard Drive is adequate for the

proposed use.

County Route 7 is a County highway in good condition with an average lane

width of 11 feet in each direction. The condition and existing traffic volume of
County Route 7 are more than adequate"for the proposed uses of the Ben-Meirs'

and Steven Rose 2117 LLC's properties''*

SECTION 3.0 _ POTENTIAL SIGNIFICANT ADVERSE ENVIRONMENTAL
IMPACTS

In the Town of Copake Zoning Board of Appeals' EAF Part 3 Positive

Declaration, the Board concluded that the proposed action may have a significant adverse

environmental impact in relation to "impairing the character or quality of the existing

2a See Exlubit F
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community.,, The Board cited eight salient characteristics of the proposed.action that

underline the anticipated adrerse impact upon the community and neighborhood

character in support oiitt nef Patt3 Positive Declaration determination, they are:

The rental of multiple properties simultaneously, especially to a large group or

related groups occupying multiple houses'

fne tacl of'supervisio, of r.nt..r, due t I the fact that the owners or their agents

do not reside at the ProPertY'
The number of potential occupants at each location'

Increase in vehicular traffic - including buses - andunsafe vehicular operation'

The very short-term nature ofthe rentals, causing rapid turnover of occupants' in

"o*pu.iro, 
with seasonal or longer-term rentals'

The lack of respect for neighboitrooO and its residents resulting from the lack of

community connection of transients'

Misuse of Rhoda Pond, including littering and unsafe activities.

ifr. p-p"nsity to be rented to groups ,r.h u, college students or wedding parties'

which have an obvious prop.nrity io .u.ry on loud and disruptive party activities

in comparison to the rental of u ho,,. to a mixed-age family unit.

Thefollowingisanin-depthevaluationoftheeightaforemenlionedsalient
characteristics citeJ b"y the Town of Copake zoning Board of Appeals, reflecting on the

severity of the i*p#. of each characteristic and the reasonable likelihood of each's

occurrence.

1) The rental oJ multiple prop-erties simultaneously, especially to a large group or related

groups occupying multiple houses'

The Board has expressed concern over the simultaneous rental of multiple

properries o*o"J by Dr. Ben-Meir. The Board has also expressed concern over the

simultaleous rental of multiple properties owned by Dr' Ben-Meir on Upper Rhoda Pond

to large related g.orp, rhe goa.d resolved that the rental of multiple properties at the

,u.. ti-., especially to large, related groupr

laration, P. 3).

2074 tt

rental ions for
In lat Jennifer

changed the rental practices at the subject

has not booked any new reservations in which
while Ms. CrosbY

es to related grouPs,

to the March 2015

1)

2)

3)
4)
5)

6)

7)
8)
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zBA meeting. To the extent that the issue of multiple properties being rented to related

groups contiiued to be raised during the public hearings in 2015, it is submitted by the

ipplicant that those reservations were secured prior to the issue being raised and the

mitigatrngefforts being fully implemented by Dr' Ben-Mei

Dr. Ben-Meir hereby declares in this Final Environmental Impact Statement, as a

miti_eating measure, that as a condition of approval and issuance of their special permit,

he will use his best efforts to not rent multiple properties simultaneously to related

groups. This mitigating measure will ensure that occupants from multiple properties do

not congregate at one pfoperty, creating a large gfoup that oould possibly be 'noisy or

disruptive'. .q., u result of Dr. Ben-Meir's amended rental practices, Dr Ben-Meir has

minimized the reasonable likelihood that multiple properties will be rented

simultaneously to large or related groups'

Although Dr. Ben-Meir will use his best efforts to not simultaneously rent his

multiple p.opJti., to related groups, he does intend to otler for rent all four of their

properties, ueing located at the subject premises as well as 2103 County Route 7A.21ll
bornty Route 1l and 2117 County Route lA, at the same time to unrelated groups.

Even so, applicant contends that the likelihood that all four properties will be rented

together is,^ based on historical rentals, small. As evidence of this fact, out of the 365

nilnts of Z,O1S, four properties were nevef rented at the same time, three properties were

rented at the same time only 34 total nights, and two properties were renled at the same

time only an additional 3l nights. Intolal, throughoutthe entire year of 2075, multiple

properties were rented simultaneously a total of only 73 nights, approximately 10 weeks

ortt. year, or less thantwenty percent of the entire time the properties were offered for

rent.

Additionally, Dr. Ben-Meir has capped the total number of occupants at any

adjoining properties, including capping the total number of occupants at the subject

p.Lmises" ut tift."n (15) persons. 
^.tppticant 

represents that the occupancy limit is
explicitly stated in ali advertisements for the subject premises as well as in the rental

agieement for the subject premises. Dr. Ben-Meir and his agents will also routinely

check-in with the rentals to make sure the occupancy restrictions are being complied

with. Any violation of the occupancy limits at the subject premises can and will be met

with a warning, followed by an eviction of the renters from the premises

The severity of any potential negative impacts will be- reduced by the

aforementioned mitigating measures to be implemented by Dr Ben-Meir. Additionally,

the rentals are not .*p".t"d, on average, to create a greater use of the subject premises

than the currently permitted single family dwelling residential use'

2) The lack of supen'isiort of renters, dae to the fact that the owners or their agents do ttot

reside at the ProPertY

The Board has expressed concern about the lack of supervision of the renters at

the proposed Boardinghouse. The Board contends that the lack of supervision of the
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renters, due to the fact that Dr. Ben-Meir does not reside at the subject premises, may

impair the chatacter of the existing community'

It must be noted that the proposed action seeks to establish a Boardinghouse at the

d and Breakfast. Pursuant to the Town of
oardinghouse does not require or address the

n the premises to directly supervise renters'

while renters are present. Notwithstanding,

ensates for the fact that the owners do not

against the occurrence of any significant

adverse environmental impacts to the surrounding community.

Moreover, any potential impacts that may result due to the lack of supervision of

renters are being mitigated by further measures. The subject premises will only be rented

to families, requiring- at leait one adult over the age of eighteen on the premises' In

addition, it should 1e noted that even if the subject property is not used as a

Boardinghouse, there may still be a potential for the types of significant adverse

environmental impacts erp.es.ed by the Board and the community, including noise and

disruption.

ln sum, the severity of any potential impacts caused by a "lack of supervision'

will be reduced by Dr. Ben-Meir's agent's regular visits-to the subject premises on a daily

basis while renteis are present at the subject property. Dr. Ben-Meir's current agents are

on-call twenty-four hours a day, seven 
- 

vs a week, should they be needed All renters

will be Provided with the agents'

Furthermorq renters are provided wit

unsupervised behavior. Applicant is also

Statement that neighbors of the subject pr

of Dr. Ben-Meir's agents in case of the

renters.

3) The number of potential occupants at each location'

The Board has also expressed concern that the number of potential occupants at

the subject premises may negatively affect the character of the existing community'

However, the applicant is not p.oporlrg to increase the reasonable number of occupants

that might otherwise be using the prop

dwelling for a permanent family' The

restricti,ons that act to limit and minimize

the subject property. This fact, coupled

capacity" concerns of the Board'
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First, Dr. Ben-Meir will use his best efforts to not rent multiple properties

simultaneously to related groups. This will ensure that occupants from multiple properties

do not congregate at one property, which in turn will prevent alarge number of occupants

at the subj ect ProPertY .

Second, Dr. Ben-Meir has established a maximum occupancy for the subject

premises, which is fifteen (15) persons. The maximum occupancy is clearly listed in all

advertisements and in the'rental agreemen and applicant's rental agent will make it

e than fifteen persons are allowed at the

s is grounds for immediate termination of the

e present upon all check-ins by renters' The

premises on a daily basis, at which time she

m that the proper number of occupants are

identify and stop overcrowding which may

orhood.

4) hrcrease in vehicttlar trffic including buses - ard unsafe t'ehicular operatiort'

The Board has cited the increase in vehicular traffic and unsafe vehicular

Declaration, p. 3). It is the applicant's po

increase in vehicular trafflc and unsafe vehicular operations. The Board must rely on

concrete statistics and opinions from experts in the field.

In furtherance of this Environmental Impact Statement, Dr' Ben-Meir retained

crawford & Associates Engineering, P.C., a reputable engineering firm in columbia

county. Applicant hired crawrord & Associates to evaluate whether a significant

increase in traflc will occur as a result of the subject premises being operated as a

Boardinghouse instead of a single family dwelling. crawford & Associates was also

asked to determine whether the conditions of Howard Drive and County Route 7 are

adequate for the ProPosed use'

As stated in greater depth in Section 2.2 above, crawford & Associates was able

to use industry reiognized published data ro evaluate the existing ltaffrc patterns

compared to tiaflic p-utt.rn, that will result from the proposed action' Crawford &

Associates, traffrc impact study concluded that the use of the subject property as a

Boardinghouse will reduce the expected trip generation on Howard Drive and county

Route 7. The traffic impact study furth". "or"lrded 
that Howard Drive is a Residential

Access Road. ivp. c, capable of sustaining 50 vehicles per day' -9'1ng 
the ITE trip

s found that Howard Drive would actually benefit from the

as a Boardinghouse instead of a single family dwelling

study conctudld that County Route 7 is in good condition
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s)

and is capable of sustaining up to 2000 vehicles per day. Using New York State

Department of TransPortation (

County Route 7 within the studY

2000 permissible bY NYSDOT
that both Howard Drive and County Route

the proposed Boardinghouse use at the subject premises'

Furthermore, out of the four properties owned by the Ben-Meir's, multiple

properties *rr. r"nt"d simultaneously onty z: nights of the possible 365 nights in 2015'
'Sini. the properties will be rented roughly ZO% if the time, it can be reasonably inferred

that the pioposea Boardinghouse at thl iubject property. will result in signifrcantly less

traffic than if the properry;as used ., u p"irunlnt single family dwelling, as permitted

as of right under- the Copak e Zoning Code. Finally, according to a 2014 American

community Survey and the United stut", census Bureau. 600/o of households in the

Town of iopake have two or more vehicles, with ?4.9Yo of households in the Town

owning three or moie vehicles.25 Therefore, the possibility that renters may have multiple

vehicles at the subject property will not creats a significant increase in the number of

vehicles in the .o-*rrrfoy,'as ii is not uncommon for a single family dwelling in Copake

to have two or more vehicles.

The severity of the adverse environmental impacts of an increase in vehicular

traIlic, and specifically unsafe vehicular operation, can be high' However, as evidenced

by the attached traffrc study performed

reasonable likelihood that there will be a

unsafe vehicular operation. The use of the

of a single family dwelling will, based or

substantially less average o-aity trips per day. Therefore, there is no potential adverse

impact on tire surroundiig commrnity due to increased vehicular traffic'

The very short-term nature of the rentals, causing rapid turnover of occupants' in

,o*pori ro, w ith se asonal or longer-term r entals'

The Board has identified "the very short-term nature of the rentals, causing rapid

turnover of occupants" as a salient characteristic of the proposed Boardinghouse that may

adversely impact the character of the community' The Board, responding to public

comments, is concerned that the short-term nature of the rentals will adversely impact the

alleged "quiet, cohesive and harmonious" characteristic of the nei by

residents' continuitf oflresidency, familiarity with each other and r's

comfort and quiet enjoyment of their properties" (.re EAf Part 3 p

3).

Dr. Ben-Meir acknowledges that most rentals of the subject premises during peak

season will be on a weekly basis. However, the impacts of these rentals, compared to

seasonal or longer-te.m .enials, will be minimized. The severity of any potential impacts

2s llfip! lfactfrnder.census.gov/faces/tableservices/jsflpages/productview'xhtml?src:bkmk
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caused by these rentals will be reduced by the mitigatrng measures outlined in Section 4'0

below.

In a summer lake community such as the one found in and around Upper Rhoda

Pond, the visitors to the Boardinghouse will not greatly affect the character of the

surrounding community. The KoA campground and camp Pontiac, both approximately

1,500 feet from the subject property, already create a transient characteristic to the

community. It is likely it at tt ousands of transient guests visit the Upper and Lower

Rhoda Pond community during the summer months every year to use those two

establishments alone. Camp Mahican across the Pond from the subject property further

generates a transient quality to the surroundin g area. Additionally, parents of the campers
"x 

Cu^p pontiac and'Camp Mahican come and go throughout the summer to transport

their children to and from the summer camps, further increasing the number of visitors to

the communitY.

Moreover, the applicant argues that the majority of the single family dwellings

located in the .o..rrrity are seasonal vacation homes, and that these homes are not

occupied year round, with most being occupied only periodically during the warm

weather months. When the properties al e not vacant, tnany are, apptcant argues'

frequently occupied by family mimbers and friends of the homeowners. This creates a

transient quality to th; community, as there are often an increased number of outside

visitors and guests in the communiiy especially during the peak sumrner months'

As such, while some of the residents' have alleged "familiarity with each other",

such is not as profound as might be in a

contend that, in fact, a large number of the

know each other until the Ben-Meir's orga

invasive weed in Upper Rhoda Pond (a c

property owners, it should be noted). This could contradict certain of the findings of the

character of the community as stated in the EAF Part 3 Positive Declaration'

6) The lack oJ respect for neighborhood and its residents resulting ftom the lack of

c omm unilt connectitttt o.f trctttsienls

The Board
neighborhood and

adverse imPact uPo

renters will fail to
connection to the community' During t
allegations including improperly discarde

unauthorized use o"r n.igt bors; property, which such neighbors attributed to transient

visitors, although little pioof of i"tpt"tiUility for, or even occurrence of, such behavior

was provided.

while a lack of respect for the Upper Rhoda Pond neighborhood, and any

negative 
"o.r*"qr"rr"es 

that may be u t"*rtf thereof, may have some impact on the
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community, based on all of the foregoing as well as the proposed mitigating measures

found in Section 4.0 below, the applicant has proposed to mitigate any substantial

likelihood that renters at the proposed Boardinghouse will have a lack of respect for the

neighborhood. Visitors have been coming to the Town of Copake to enjoy its lakes and

beauty throughout the history of the Town. During that time there has not been an

overwhelming number of complaints regarding the "lack of respect" for the community

from these visitors. Although some members of the public would like the Board to

believe otherwise, applicant proposes, to the contrary, that a visitor on vacation will tend

to be well-mannered and respectful to the community since they may be inclined to want

to visit the followingyear, and would not want their actions to preclude such rental.

In fact, applicant represents that a significant number of the tenants at the subject

property are reoccurring visitors who rent the property for a week or two every year.

Renters who return or plan to return to the same vacation spot are less likely to disrespect

the community since ihey know they will be returning to that same community in the

future.

Dr. Ben-Meir has also implemented, or plans to implement, the mitigating

measures in Section 4.0 below. These measures will help ensure that the "transient"

nature of the rentals at the subject premises will not foster a visitor's lack of respect for

the community or adversely impactthe environment of Upper Rhoda Pond, andthat any

potential adverse impacts will be dealt with promptly and properly.

7) Misuse of Rhoda Pond, including littering and unsa.fe activities.

The Board has expressed concern over the misuse of Upper Rhoda Pond,

including littering and "unsafe activities". In this, the Board was again responding to

public comments- that, for example, it had been necessary to rescue visitors unsafely

boatrng, and that discarded bottles littered the shore and water. The Board concluded that

the misuse of the Pond may significantly and adversely affect the character and quality of

the existing community. It must again be noted, however, that while some neighbors

attributed these ills to iransient visitors, little if any proof tied such conduct to specific

persons, even less to persons connected with the applicant'

Clearly littering and unsafe activities at Upper Rhoda Pond may negatively affect

the surrounding community. However, it is conjecture that the Pond will be misused

simply becaussthe subject premises is rented as a Boardinghouse. The Pond is currently

utilizedfor swimming, fishing, and non-motorrzed watercraft. There are dozens of homes

with frontage on Upper Rhoda Pond, all of which have access and authority to use the

pond. Applicant u.gu.r that numerous local residents also have access to the Pond via

easementi and right of ways. Additionally, applicant contends that local residents without

any legal right o-f rr" *ort likely also access and utilize the Pond, and that any of the

aforementioned people, including those residing on the Pond, those with legal authority

to use the Pond, o, .r.n those without legal authority to use the Pond, may misuse the

Pond at any time,
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Again, the Board concluded in its EAf Part 3 Positive Declaration that the subject

property 
"opeiatrng 

alone as a Boardinghouse would not result in a significant adverse

environmental im"pact. Specifically, the EAF Part 3 states: "[t]he Board concluded that

the above-identified action, in isolation, would not result in a signifrcant adverse

environmental impact in relation to community character or quality" (see EAf Part 3

Positive Declaration, P, 2)

Consequently, the preclusion of renters of the subject premises as a

Boardinghouse will"not reasonably lower the likelihood of any misuse of Upper Rhoda

pond. Due to the large number of iransients and Copake residents already using the Pond,

it is impossible to-predict when the Pond may be misused or who may misuse it'
preventing renters uitt" subject premises will not necessarily prevent all future littering

or unsafe activities at the Pond. Instead, in an attempt to mitigate any potential misuse of

the Pond by renters of their property, Dr. Ben-Meir is proposing certain measures found

in Section 4.0 below. Said proposed measures include Dr. Ben-Meir providing life

jackets for all renters, and including language in the.rental agreement that any unsafe

activities or littering on the Pond will result in the eviction of the tenants.

8) The propensity to be rented to groups such as college students or wedding parties' which

have an obvious propensily to carry on loud and disruptive party activities in compari'sort

to the rental of a house to a mixed-agefamily unit'

Finally, the Board has cited the propensity of the subject property to be rented to

groups whichhave an obvious tendency to carry on loud and disruptive party activities as

a characteristic that may negatively affect the character of the existing community. In

reaching this conclusion, the Board cited to previous rentals of the subject propefty to

loud and disruptive groups. The Board's concern in this regard is closely tied to the

applicant's pasi pract"i." of renting multiple houses to a large group or related groups,

*ti.t, unlike arental by a single--properly owner, cafl accommodate and therefore be

attractive to these large parties'

Applicant adamantly refutes that there is a "propensity" for the subject propefty to

be rented to groups that have a tendency to carry on loud and disruptive party activities'

Admittedly, *rr., Dr. Ben-Meir first began renting the subject property in 2013 under the

supervision of his former rental agent, he rented to college students and a wedding party

on appro*imately three occasions. Specifically, the subject property was rented to a

group^of west Point cadets, a wedding patty thatwas lodging atthe subject premises

while attending an off-site wedding, 
"rd 

; group of persons attending a Lo-year college

reunion. Unfortunately, the three aforementioned rentals did result in increased noise

pollution and other behavior that may have signified an adverse environmental impact on

the surrounding communitY-

Since those three rentals in 2013, Dr. Ben-Meir has made substantial

modifications to their rental process to prevent future similar occuffences. Dr Ben-Meir

now seek to rent the subjecipremises to families instead of groups looking to carry on

loud and disruptive party"actiirties. The applicanthas declared that he will not market the
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houses in a coordinated way. The property's rental agent/property manager screens

potential renters to ensure that they are aware that the property is located in a residential

setting and that loud and disruptive behavior will not be tolerated. The screening process

includes the rental agent asking potential renters a series of questions, notiflring them

numerous times that loud noise will not be tolerated, having the renters sign agreements

stating loud or excessive noise will lead to their eviction from the premises, and the

applicant's rental agent conducting online research of the potential renters to verifz all

information provided.

Due to the above mentioned changes in obtaining reservations, Dr. Ben-Meir

seeks to eliminate a likelihood that the subject premises will be rented to groups such as

college students or wedding parties that have an obvious propensity to carry on loud and

disru[tive party activities. Since March of 2015, all new reservations taken for the

subject property were strictly to mixed age family units. During that time period, no

reservation, *"." secured from college students, wedding parties, or other rambunctious

groups ofyoung adults.

SECTION 4.0 - MITIGATING MEASURES

In an attempt to mitigate any potential adverse environmental impacts created by

the estabtishment of u gourdinghouse at the subject premises, applicant has considered

and taken great strides to address all public complaints and have akeady implemented, or

plan to implement upon approval of the proposed action, the following measures:

1) The majority of the public comments at the public hearings on the proposed

action concerned the manner by which the subject premises was being marketed

for rent. Upon this issue being raised in March of 2015, applicant immediately

removed alf online advertisements marketing the subject premises together with

other properties as part of a "compound". The subject property will only be

advertised as its own single-family dwelling for rent for a minimum of seven

night stays between Memorial Day and Labor Day-, and for a minimum of
weekend stays for the rest of the year. Since Aptll 2075, applicant has not

accepted any new reservations for the subject premises to be rented together with

other properties owned by the Ben-Meir's.

2) The Ben-Meir's will not rent multiple properties owned by them or their entities,

including 22Howard Drive, 2103 County Route 7,2711 County Route 7, and

2ll7 courfiy Route 7, to the same group or to groups that ate related- This

mitigating measure will prevent large groups congregating on one property and

will prevent potential noise pollution.

3) Occupancy will be capped at the subject premises at fifteen (15) persons All

advertisements for the rental of the subject premises will clearly state the

maximum occupancy. Prior to the confirmation of any reservations, renters will
be asked their intended occupancy and will be reminded that there is a maximum

occupancy for the subject primises. The maximum occupancy will be explicitly
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4)

stated in the rental agreement, which will state that a violation of the maximum

occupancy will resuli in the immediate eviction of tenants. Renters will also be

required io list the names of all intended occupants of the subject premises, their

agi, emailaddress and phone number. Dr. Ben-Meir's agents will visit the subject

plemises daily to veriff that the maximum occupancy restrictions are being

iomplied witt,. f renteis are caught in violation of the occupancy restrictions,

they will be evicted from the premises.

Dr. Ben-Meir has implemented an entirely new set of policies and practices

regarding the reservition process at the subject property' A new rental

agentlproperty manager, Jen Crosby, was hired in late 2014. Applicant represents

ti'at Ms. C.oity has developed an extensive vetting process in an attempt to rent

to families, as opposed to the raucous-type groups that neighbors and the Board

have expressed tircern over. The vetting process includes numerous instances

where the potential renters are informed that the subject premises is not for them

if they plan on being loud or disruptive, beginning before contact between the

poteniiai renters und Mr. Crosby even occurs. Upon contact being made, Ms'
'Crosby 

asks the potential renters a series of questions in order to better understand

their intentions. Ms. Crosby's questions include but are not limited to, what the

rentef's plans are, why they arJcoming to the area,why they wish to stay at the

subject premises and exactly who will be staying atthe property. Thereafter, Ms'

Crosby once again informs the potential renters that the subject property is

surrounded by residential properties and that loud or excessive noise will lead to

their eviction from the piemises. After the initial telephone call, Ms. Crosby

conducts online ."*.urri, of the potential renters to verify the information

provided. Over the course of the past year, Ms. Crosby's screening process of

potential renters has been highly effective.

Rental agentlproperty manager, Jen Crosby, lives within 15 minutes of the subject

prop"rty-undls on ial2a hours a day, seven days a week, should any problems

arise A maintenance crew is also at the property on a regular basis and the head

of the maintenance crew will likewise be readily available as a point of contact if
needed. The telephone numbers for Ms. Crosby and the head of the maintenance

crew will be gi,r.n to the renters upon their arrival. Additionally, the

aforementioned tilephone numbers may be provided to neighbors of the subject

premises if the Board feels that it will help mitigate potential adverse

environmental imPacts.

All future advertisements, including any forthcoming advertisements on websites

such as Vrbo.com and Homeaway.com, will specifically state that the subject

premises is surrounded by residential properties and that loud noises and

iisturbances will not be permitted. This measure will inform potential renters

from the outset that the subject premises is not for reunions, weddings, or

partying.

s)

6)
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i) The rental agentlproperty manager and/or the head of the maintenance crew will
greet all reniers at check in and explain to all renters the house and community

rules. The rental agentlproperty manager andlor head of maintenance crew will
then visit the subject premises on a daily basis to check in on the renters-

8) Signs have been posted on the subject property notifying the renters that they are- 
inl residential neighborhood and that noise levels must be kept in compliance

with the local noise ordinance.

9) Dr. Ben-Meir has created a set of comprehensive house rules governing the

operation and conduct of renters at the subject premises. In particular, the rules

uddr.r, and govern which boats and docks the tenants may use, the sat'ety rules on

the pond, an-6 the requirement that noise levels be kept to a normal level while

outside. The list of house rules is given to all tenants both before and during their

occupancy.

10)The rental agreement terms for the rental of the properly have been_modified to

include language notifying the tenants that the subject premises is located in a

residential neighborhood and that the disturbance of neighbors with loud noise or

music will result in the eviction of the tenants. The rental agreement terms also

state the maximum occupancy for the subject premises, and state that

overcrowding will result in the eviction of the tenants. Finally, the rental

agreements Jnd comprehensive house rules both state that renters shall not make

loud noise outside, including but not limited to the playing of music, between the

hours of 10:00 p.m. and 7:00 a.m. The Board should note that these limitations are

more restrictive than the Town of Copake noise ordinance, which prohibits loud

noise outside between 11:00 p'm. and 7:00 a'm'

11)Dr. Ben-Meir has clearly marked which kayakslcanoes they own and which

floating dock their renters may use to prevent future renters from using watetcraft

o*n.dlby neighboring residents. Dr. Ben-Meir has also provided enough life

jackets for every occupant of the subject premises'

12)Dr. Ben-Meir has commissioned Crawford & Associates Engineering P-C. to

generate a Traflc lmpact Study for Count-v Route TAnear the subject premises.

The Traflic Impact Study concluded that there will be no adverse impact to the

roads or traffrc as a result of the proposed Boardinghouse.

13)Dr. Ben-Meir has actively taken numerous steps to improve b91n tn9 subject

premises and the ,ur.ornding community. He has expended considerable money

io update and improve the landscaping, drivewaY^ gd exterior aesthetics and

o,r".ill upp"urun"i of the property to the benefit of the community' He has also

hired an aichitect to review thl property for NYS Building Code compliance, and

have taken all necessary measures, to the satisfaction of the Town's Building and

Code Compliance Department, to address any and all deficiencies or
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inadequacies. The property is presently in full compliance with all applicable

Codes.

l4)Dr. Ben-Meir has expended considerable money, at the request of the Board, to

ensure that the septic system at the subject property is both adequate in size and

capacity to handle any and all waste generated from the rental and use of the

sutject property. In that regard, applicant completely replaced the existing septic

system it tne iubject property. The new system, built to accommodate a six-

bedroom home even though applicant only seeks a permit for a five bedroom

Boardinghouse, includes a new 2,OOO gallon septic tank, a new distribution box,

and 504 feet of absorption trench. The existing septic tank was also

decommissioned following New York State Department of Health procedures.

Upon the completion of the septic system upgrades, Crawford and Associates

piovided the Copake ZBAwith a certificate of compliance stating that the design

and installation of the replacement system at the subject property was completed

in conformance with the State Sanitary Code 75-A and is adequate in size for a

five-bedroom Boardinghouse and certified to a maximum occupancy limit of
fifteen PeoPle.

SECTION 5.0 _ REASONABLE ALTERNATIYES

It is applicant's position that there are no reasonable alternatives to the

establishment #a Boardinghouse at the subject premises. It is the applicant's objective to

rent the subject premises to offset the carrying costs of the property. The establishment

of a Boardinghouse at the subject property is the most direct and effective way for

applicant to achieve his objective.

Based upon the feedback from the community, the applicant has minimized, to the

greatest extenb practical, afly adverse environmental impact arising from the

establishment of a Boardinghouse at the subject premises. Applicant has altered theway

in which the subject p."-ir.r is advertised and rented, as well as the procedure for

securing reservations and the applicable rules that all renters must follow.

The Boardinghouse will be used in a manner similar to any other single family

dwelling located within the summer lake community on Upper Rhoda Pond. Gven the

existinpf ch aracter of the Upper Rhoda Pond community, including the mix of residential

and business zoning districis as well as the existence of a summer camp for children with

disabilities and a zbo site KOA campground, the impact is expected to be small. As a

result of all of the foregoing, there will be minimal long-term environmental rmpact

occasioned by the establishment of a Boardinghouse at the subject premises.

5.1 Alternative Locations

Undoubtedly, there are no alternative sites upon which Dr. Ben-Meir may operate

the proposed Boardinghouse. Dr. Ben-Meir owns the subject premises containing a single

ra*ity hweiling on ap-pro*imately 4.7 acres of land and it is his main obiective to obtain a
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special use permit which will allow him to utilize the property as a Boardinghouse. Since

the proposed action does not involve the construction of a Boardinghouse, but rather

seeks to use a pre-existing structure as a Boardinghouse, Dr. Ben-Meir cannot use other

vacant land owned by him in furtherance of the proposed action.

5.2 Alternative Use of the Site

The R and R-1 ZoningDistricts permit various different general, residential, and

business uses with or without supplemental requirements. In the R and R-l districts, a

Boardinghouse is a permitted use contingent on securing a special use permit. Likewise,

other usls permitted in the R and R-1 Zoning Districts upon securing a special use permit

include a Bed and Breakfast, a cultural facility, a day care center , a f:rre station, a nursing

hgme, a resort hotel, a resort lodge, a reSOft tanlh, a school, a theater or concert hall, a

restaurant, a bus station, a Summer camp, a cOnvenienge Store, a gas Station, of A mOtel'

Certainly, all of the above uses would generate similar or more noise, traffic,

parking issues, and disruption to the neighborhood. While the applicant considered other

ur"* of the site, the appiicant desires to operate a Boardinghouse as contemplated and

permitted by the Town of Copake Zoning ises as a single

iamily d*eiling will not allow Dr. Ben- of renting his

property to offset the catryrng costs associate

An alternative that has been posed to the applicant is renting the house on an

annual or seasonal basis, in order thafthe continuity ofthe occupants be greater and that

the use of the property more closely mirror that of the immediately surrounding

properties. It is not ciear whether the income derived from such a use would be suffrcient

i.or the applicant. Also, in light of the mitigation measures to which the applicant is

committed, it is not clear thai such an alternative would have a significantly different

impact upon the neighborhood. Finally, it appears that the applicant does u19 the property

foi Amiiy pr.po.", f.om time to time, which would likely be precluded if the propefty

were rented out on an annual or long-term basis'

It has also been proposed that the boardinghouse be operated, but with full-time,

live-in supervision The applicant does not seek such an arrangement, arguing that no

such arrangement is required in order to operate a boardinghouse in accordance with the

Copake zJning Code and the definition of "boardinghouse" therein. Because the renting

hisiory and ant-icipated rental practice in the future involves only intermittent rental of the

property-the applicant has stated it is rented about 20 percent of the time during the

yeir-the cost associated with hired full-time live-in supervision would likely be

prohibitive.

5.3 Alternative Scale/lVlagnitude

It is Dr. Ben-Meir's position that there is no alternative scale/magnitude to the

proposed action. The subject premises is situated on approximately 4.7 acres of land'

it " p.oposed Boardinghiuse'will be advertised as a five-bedroom single family
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dwelling The total occupancy limit for the subject premises will be fifteen (15) persons

In the summer of 2015, the septic system at the subject premises was upgraded and

improved to handle capacity for i six-bedroom struc"ture. Accordingly, there is more than

adequate septic 
"upu"ity,1and, 

and building square footage for the intended use of a five-

bedroom Boardinghouse occupying a m ximum of fifteen (15) persons.

Dr. Ben-Meir could have requested a I the proposed

Boardinghouse based upon the supporting an effort to

minimize any adverse environmentaiimpacts, of same' Dr'

Ben-Meir is only proposing a five-bedroom Boardinghouse for fifteen (15) persons,

which is more than reasonable'

5,4 Alternative Timing

There is no reasonable alternative regarding the timing of the proposed

Boardinghouse. Dr. Ben-Meir intends to rent the subject premises as a Boardinghouse in

order to offset the high-priced carrying costs associated with the ownership of the subject

premises. Without the rentals to ofir.ttfre carrying costs, Dr. Ben-Meir will not be able to

meet their objective of keeping the subje< premises until such time as their children can

use the property as a seasonal home'

5.5 No-Action Alternative

It is further submitted that the "no-action alternative" to the proposed

Boardinghouse is not a reasonable alternative as it is not feasible. The no-action

alternative to the proposed Boardinghouse would leave the subject premises in its present

state as a vacant single family aweiling. The use of the subject premises as a single

family dwelling will"not allow for Dr. Ben-Meir to obtain his objectives of maintaining

ownership of tfr'e subject premises while being able to defray the carrying costs, taxes and

upkeep and maintenance of the property'

The operation of a Boardinghouse is a permitted zoning use, upon obtaining. a

special .,se permit. Additionalty. tf,e Town of bopake 201 I Comprehensive Plan calls

for the ..ono-i. .xpansion of ttre Town. Due to all of the foregoing, the applicant is

choosing to proceed with the proposed operation of a Boardinghouse at the subject

premises.

SECTION 6.0 _ CONCLUSION

To date, pursuant to the SEQRA environmental review process and through an

avoidance of these potential impacts, ap

numerous mitigating *.urr."r, including but not limited to: not renting multiple

properties sim,lltanJously to related g.o.rps, setting occupancy limits to the subject
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property, altering the language of the rental agreement, changing the way rental

i.r.*riions are iaken , hiving someone on call at all times to deal with issues, havrng

someone visit the subject property da1ly, changing the advertisements for the subject

premises, creatinghouse rules for the subject premises, and improving the septic system-

The testing, investigation and studies to determine the environmental, ecological

and societal impacts of the proposed Boardinghouse have resulted in "insignificant"

impacts. For example, the traffic study revealed that there will be no short term or long

term impact on traffic as a result of the operation of a Boardinghouse at the subject

p."*ises instead of the currently permitted single family dwelling. The septic system is

more than adequate for the proposed five-bec room Boardinghouse, as it h-o_lds capacity

for up to six bedrooms. additibnalty, the subject property's drainage, traffic, utilities'

watei, sewer, lighting, or landscaping will not signific antly change as a result of the

proposed action.

Based upon all of the foregoing, the proposed action will not result in a significant

adverse environmental impact to the character or quality of the existing community.

Instead the proposed Boardinghouse will help meet several public needs by achieving

goals set forth in the Town's Comprehensive Plan. Additionally, the proposed action

ftay create benefits for the Town of Copake and its residents. Since the proposed use of

the subject premises is a permitted use under the zoning code, subject to a special use

permit, and has minimrzed any potential impacts through extensive mitigating measures

to the extent that the use should have no "environmentally significant" impacts under the

SEeR standards, the applicant feels that the operation of a Boardinghouse atthe subject

p."riri*., should be permitted by the Copake ZoningBoard of Appeals, as lead agency for

the SEQR review.
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Public Comments Received on Draft EIS

Ll Marc Gross & Susan Ochshorn

2l Victor Goode

From: Marc Gross & Susan Ochshorn

From: migross@ Pomlaw.com
To: copa klzba @fai rpoi nt' net; kendowlaw@ hotma i l'com

CC: susan.ochshorn@gmail'com
Subject: Ben Meir Permit Applications- Supplemental Comments

Date: Tue, t2 APr 2OL6 L5:18:18 +0000

Members of the Board

We hereby supplement our prior submission'

"Minimum Weeklv Stay''

Desp ng the issue of professed poliry of ,,weekly rentals,,, the

appli 
,,minimum stay- two nights". The calendar for the properties

indiclforveryshortstays'withanexceptioninmid-June'whichthe
applicant has represented will be a family reunion occupying all the houses'

Marketing to GrouPs

lndicative of the continuing effort to attract large groups, the lead comment on the $614 per night

rental house states "This house is great for a group" (posted 12/L/L5 by Voila L")' This is in contrast to

the representation that each "boarding house" will be "continued to be used as a single/omily

accommodating up to a 15 person fomily..." . EIS pg 3 (Emphasis supplied); or "renting the property to

fomiriesvisiting copake,,. rd at 4. rndeed, there is nothing on the website restricting rentals to 'families"'

Contrary to Comorehensive Plan

The requested permitwould be contraryto copake's recentlyadopted comprehensive Plan' aswell as

detrimental to the ..district,, where located, i.e., the l. pper Rhoda Pond community' EIS pg 5' Applicant

has failed to show that the local benefits which it claims (more purchases at the Front Porch?) have

actually taken place, and outweigh the negative impact on the more immediate neighbors'

Rentals/Seasonal Use bv NeiShbors

AstheElsnotes,manyUpperRhodaresidentshaverentedouttheirproperties'Elsat6'lndeed'my
family initially rented our house from the Slote family for many years, before purchasing in 1999' The

difference is that we were ongoing renters, not one shot weekenders. The applicant can similarly rent its

properties seasonally, consistent with the rest of the community, without converting them to

Boardinghouses intended to attract transients'



Noise

The applicant asserts that the ambient noise from nearby campgro

comingfromtheirproperty.(ElSpgg-11).Asnotedatthelasthearcan
andtheKoA,andthenoisefromthosesitesisrarelyheard,ifatalle
;;;;;"";t'dn or Juty fireworks). As the Board noted, there are cu ll of

this pales compared to the noise that come from festivities at the applicant's properties'

The applicant equates its rental practices (to transient tourists who come up for 3-4 day intervals)' to

long term owners who come up from time to time with families and friends;

The majority of the single family dwellings located in the community are seasonal vacation homes'

when the properties are not vacant, many are frequently occupied by family members and friends of

the homeowners. Ihis creates a tronsient quality to the community"'

EIS pg 19 (emphasis supplied) By so doing, the applicant reveals its insensitivity to its neighbors'

Seasonable o..rprn.y, accompanied by extended family and friends, provides far more continuity to

thecommunitythanBoardinghousetransientswhostayatmost3-4days'

Furtherindicativeoftheapplicant,smisrepresentationoffactsontheground(orinthewaterasthe
case may be), the Els represents that the "a significant number of the tenants at the subject property

are reoccurring visitors who rent the property for a week or two every yeat'" The EIS asserts that such

tenants are ,,ress rikery to disrupt the community" given their intention to return". EIS at 20' while this

sounds reasonable, it is entirely lacking in fact. As pointed out last time, and evident from another look

at the website now, there are less than a handful of weeklY renters for the upcoming summer' with the

vast majority no more than 4 daYs'

Perhaps the most questionable claim is the applicants assertion that it contributed to the "familiarity" of

the Upper Rhoda owners when it"organized a group in or around 2013 to combat an invasive weed'"

Els at 1g. we are entirely unaware of the applilnt's efforts in this regard (welcomed as they may be)'

lndeed, we are only award of the efforts by Norma Ramos and Victor Goode, the applicant's neighbor,

who to our knowledge were the first to gaiher neighbors to focus on this invasion' lndeed' I recall many

times Norma literallitaking matters into her own hands by harvesting the weeds in the water in front of

her house.

Conclusion

we urge that Board to deny all the permits. Alternatively, and speaking strictly on our personal behalf'

and not for the rest of the Upper Rhoda community we would urge that the Board provisionally approve

only one permit for one y"rr. io,. one of the houses that is not next to other neighbors' property' Given

the evidence in the record that the applicants have continued to market the properties together, and to

weekender transients, as well as the questionable representations made in the Els' the applicant should

be compelled to demonstrate conformance with its promises before any permanent permit is issued'



Marc Gross and Susan Ochshorn

2!7tRoute7
West CoPake NY

From: Marc Gross

Sent: TuesdaY, March 22,2016 2:00 PM

To:copakezba@fairpoint.net;'KenDowLaw'<kendowlaw@hotmail'com>
Subject: Ben Meir Permit Applications- Amended=

Members of the Board

We understand that the ZBA will consider the Els's for the Ben Meir properties at this Thursday's

meeting . As you know all too well, my family and neighbors on Rhoda Pond are very concerned about

the prospect that the Ben-Meir's contiguous properties will all being permitted to operate as

Boardinghouses, particularly to very short term "transient" renters'

Simultaneous Rentals

The Ben Meier's seek to address the simultaneous renting concern by assuring the ZBA that their rental

policies have changed, and that the booking agent, Ms' Crosby, "has not booked any new reservations in

which multiple propefties have been rent"I to related groups'" (Els 22 Howard Drive at pg 14)' This

policy of barring rental of "multiple properties" owned by the Ben-Meir's "to the same group or to

groupsthatarerelated,,isreiteratedintheMitigatingMeasuressection(pe21).

we remain skeptical. At this time, four of the Ben Meir properties are listed together on one "vrbo" web

site:

https://www.vrbo.com lmy/ae4a27ad-ebod-479a'afo4-c910d594a890/usa/new-

york/hudson-va I ley/berkshi res/copa ke?sleeps=B-pl us

The calendars for each of the properties, which are updated daily (see calendar icon on in individual

propertypage)indicateonlyafewreservationsthroughtheendofAugust.However,allfourofthe
propertiesarebookedsolidJunelo.lg,2015.ThisSeemsparticularlyoddgiventhefactthatforthe
other 22 weeks of the rental season, only 3 weeks are booked solid, and then for separate properties'

We request that the ZBA inquire about the relationship, if any' of the parties that are renting the

properties for this same interval in June'

Transient Rentals

The ErS,s further asserts that the properties wiil "onry be advertised as its own single-family dwelling for

rentfor a minimum of seven nights between Memorial Day and Labor Day'" However' besides all

appearingonthesamepage,withcommentsfromformerrentersaboutcontiguousrentalsinthepast,
the "rates" page for the properties include rates for single night' weekly and monthly' While the



footnote indicates minimum of ,,two day stay",l did not see any restriction to "weekly rentals only"

during the Summer Season.

Moreover, a review of the calendars for the properties indicate of the 11 weeks during the summer

Seasoncurrentlybooked,garefor3-4dayweekends,andonlytwoareforsevendays.

Againfurtherinquiryaboutthispatternoftransientrentalsiswarranted.

we reserve the right to make additional comments prior to April L2, 2016'

Marc Gross and Susan Ochshorn

217'J" CountY Route 7

From: Victor Goode

ZonrngBoard of APPeals

Copake Town Hall

230 Mountain View Road

Copake, NY 12516

Apnl 12,2016

Re: Response to EIS Statement on 22 Howard Drive

Dear Zoning Board Members,

I have read the Environmental Impact Statement submitted on behalf of Dr. Alon Ben-Meir for

his four properties along upper Rhoda Lake and I offer this response to his assertions' I limit my

commentsto22HowardDrivebecauselhaveahonrenextdoortothispropertyandhavedirect



knowledge of how it has operated these last four years- However, my observations may be equally

relevant to his other properties. I trust the Board can draw the appropriate conclusions'

There are numerous assertions in the EIS that range from exaggerations' to clearly erroneous

claims. Time does not permit me to bring the Boards attention to all of them, but I list several below'

The EIS for 22Hor.vard Drive states that "the Board concluded that the subject property.

operatingasastandaloneBoardinghouse,r,vithoutaqladjacentpropertiesbeingusedforBoardinghouse

purposes, would not result in any significant adverse environmental impacts to the character or quality of

the existing community, or otherwise'"

Any impact to the character and qualrty of the existing community goes the standards under

Section 232_2g,of flre Zo,i,g Board of Appeals law. This requires a crear affin,ative findi,g b-v the

Board that ,,there will be no detrimental effects" from the proposed use and "such use r'vill be in harmony

with the district in which it is located." Moreover, rt also requires a specific affirmative finding that the

harmony of our residential neighborhood will not be altered by the introduction of the business of running

a group of boarding houses. To my knowledge the Board has not made this aff,rmative finding and has

notruledonwhethertherequirementsofsection232-2Shavebeenmet.

The EIS further claims that "The proposed measures [referring to mitigations for noise and unruly

tenant behavior] include altering the manner in which the subiect property is advertised, revising the

manner in rvhich the subject property is rented, making the rental plocess rnore extensive and thorough to

assure the property is being rented to appropriate guests, implementing occupancy limits at the subiect

property,modilringtherentalagreementtoincludeexplicitlanguageaddressingtheBoard'sconcerns'

having applicant's agents on call and readily available at all times, having applicant's agents check in at

the property daily, and creating comprehensive house rules that govern multiple facets of the rental

includrng use of the Pond and noise, among others'"

The problem wrth this assertion is that these are the exact sarne promises that were made to the

board at the public hearing in the fall of 2014. But the testimony at the public heanng in May 2015

presented evidence to the board that these measures did not work

The issue here is not whether Ms Koury or Ms, Crosby, the rental agent are well intended' I

accept that they are. But the operation of a boardinghouse without on site supervision is a flarved business

model that caruaot be remedied with good intentions'

The EIS refers to businesses in the area as a reasoll why adding one more would be in keeptng



with the neighborhood character. But it neglects to mention that all these business, Camp KOA, Camp

Ann, Camp pontiac provide twenty-four hour on site supervision. This model allows problems to be

averted, and if they occur, they can be quickly addressed. The Ben-Meir boardinghouses would be the

only business lacking thrs safeguard. While the Zoninglarv does not require this of a boarding house, the

Board has the authoritl, to make this a condition so that if its use is allorved, this business would operate

sirnilar to the others in the area.

The EIS claims that "the annual intensity of use is expected to be less as a Boardinghouse than as

a full-time family residence." There is simply no factual basis for this assertion. As the Board knows,

zoninglaws cannot limit family size. As long as occupants are related by blood, marriage or adoption

they may be as few or many members in a family. But zoning larvs have historically limited the

occupancy on non-related persons. The previous owner of 22 Howard Drive had a family of four' The

special use permit for this property lists it as five bedrooms lvith an occLwancy of twelve. Thrs practically

guarantees an intensity of use greater than the residential homes in the area and cerLainly greater than the

previous residential o\\'ner.

TheElsstatesthat..Applicantwillcontinuetousethepropertyinthesamemannerasithas

historicall5, been utilized. that is to say, as a residence." This is false. A single-family residence is by

definition permitted in an R-I and R-2 zone. Boardinghouses are not and therefore require a special use

permit. Historicall-v there have never been any boardinghouses around Upper Rhoda Lake'

,,Such use will entail merely renting the single family dwelling. . . an act:ity that dozens of

residents throughout the Torvn of Copake are currently undertakrng." There is no evidence before the

board on exactly how other homes in copake are being rented. Some may be in full compliance lvith the

zoninglau,s. others, like the Ben-Meir properties may be operating r'vithout the required special permits'

The only matter before the board is whether the Ben-Meir properties have met their burden of proof to

lvarrant a special use permit, not u,hat others may oI mav not be doing.

I was shocked to see the statement in the EIS that "Foremost, applicant's chief motive in seeking

a special use permit to operate the subject property as a Boardinghouse is to offset the high carrying costs

associated with owning the subject premises'"

Dr. Ben-Meir had every opportunity to approach the board with his business plan and seek a

special use permit before he purchased all four homes. Instead he chose to ignore the larv, start a business,

expand it from two initial homes to now four, rent them without permits and continue to do so even after

the Town ruled this a violation of the ialv. Now he come before the board and argues that he should be



indemnified frorn any loss on his investment because since he has evaded the law this long, the Board

might as well make his conduct permanent. The zoning Board of Appeals is under no obligation to make

rulings based on the bad business choices of an applicant'

The EIS further claims that "Without the ability to rent their homes, man--v homeowners in

Copake, both permanent and secondary, would be forced to sell their properties and leave the Town of

Copake."

Current zoninglaws already allow residents to rent their homes, as long as the rentals are not to

transients. The Ken Dow letter to the board makes this clear. Mr. Ben-Meir is similarly permitted to rent

is home, subject to the same restrictions. But there is a vast difference between a residential rental and a

commercial enterprise such as a boardinghouse renting to transients. The later requires a special use

pen.it ad Mr. Ben-Meir w.as clear in his initial special use application that he was not seeking the pennit

based on economic hardship. Therefore the board should not entertain arguments that a return on

investment should figure in any way to its deliberations'

The EIS claims that ..An increase in the local economy as a result of the proposed Boardinghouse

will increase the amount of taxes raised by the Town from commercial uses, such as restaurants' gas

stations, and grocery stores. and thus increase the Torm's tax base'"

To my knowledge none of the local merchants testified that they experienced an increase in their

business because of the trarsient traffic generated by the Ben-Meir rentals' Even if they did' I don't

believe that the town,s taxes are assessed on the basis ofthe gross receipts ofvarious businesses'

The EIS states that 22HowardDrive "consists of dense vegetation, wooded areas, and wetlands,

which create a sound buffer between the other properties." We have previously offered testimony on how

our adjacent home has not been insulated from the noise from 22 Howard and so won't repeat that here'

Again. the testimony in the record speaks to the actual experience of living next to a boardinghouse as

apposed to speculation of what mrght occur'

The EIS claims that "Additionally, there are multiple "community docks" located intermittently

around the pond, allowing access to residents and renters r'vhose properties are not lakefront ' ' 'In total' it

is reasonable to assurne that hundreds of people have access to Upper Rhoda Pond'" All docks on the lake

rvere built by homeowners who have property on the lake. There are no "community docks" and there is

no factual basis for assuming that "hundreds ofpeople have access to Upper Rhoda Pond'"

The EIS ftirther claims that Dr. Ben-Meir will "use his best efforts to not rent multiple properties



simultaneously to related groups... " and "will also routinely check-in with the rentals to make sure the

occupancy restrictions are being complied with' "

In the fall of 2014 Ms Crosby, the rental agent testified that she changed the web site

advertisements, carefully scrutinized the tenants and routinely checked to see if they complied with the

occupirlcy requirements. She also testified that they no longer advertised for large groups such as family

reunions. But in the spring of 20 I 5 a group of women rented 22 Howard drive and a group of men rented

the house next door. They then proceeded to have an all day party atZZHoward Drive and invited a

number of friends. There was no way for Ms. Crosby to know if these tenants r'vere "related." And since

the friends were not staying over they didn't violate the occupancy restrictions' Yet the noise and

disruption was considerable. This demonstrates that renting boardinghouses without on site supervision is

a flawed business model that cannot be mitigated by good intentions.

There are other similar flaws ur the EIS, but time does not permit me to address each of them'

Suffice it to say that the environmental impact of a boardinghouse at 22HowardDrive has been negative

and harmful and the evidence point to the conclusion that it will continue to be harmful'

Yours truly,

Victor Goode



Repty to Written Pubtic Comments to Draft Environmental Impact Statements

The comments below serve as the reply to Marc Gross and Victor Goode's written public

comments to applicants' Draft Environmenial Impact Statements, which applicant submitted in

furtherance of their special use permit applications to operate Boardinghouses at 22Howard Drive,

2103 County Route i, Zttl County Route 7, and2l 17 County Route 7.

en public comments submitted in response to

, it is evident that some comments submitted by

g the purpose of the Environmental Impact

and comment period. The State Environmental

Quality Review Act (SEQR) review process is

permit applications, but rather requires the ZBA
Lconomic factors during discretionary decision-

to consider and address potential significant ad

proposed project, and to mitigate same to the best of its ability. Therefore, the written public

comments that address the ZBA's decision on w ether the underlying special use permits should

or should not be grantedare not relevant to the purposes of this Environmental Impact Statement

review.

"Minimum Weekly Staf'

Contrary to Mr. Gross's written comments, the applicants submit that the online

advertisement calendars that indicate the availability of each properly for rent do not signify that

all of the reservations currently booked for 2016 are short stays' Rather, they claim that a large

number of the rentals are for a-t least one week. Moreover, the calendars indicate dates for which

the properties are unavailable for a multitude of reasons, and not just because they may be rented

in that time fiame. That a pafiir;rilarr day or weekend is shown to be "unavailable" for rent on the

calendar does not n.rarrui,ly mean thit the property is being rented for a "very short stay'' as

a[eged by Mr Gross. Furthermore, the VRBO and Ho-.a*ay websites automatically create and

a"pi".t a nightly ratsfor rentals. even if the propert) has a minimum one-week rental period'

Applicants hereby reassure the ZBA, as stated in the Environmental Impact Statements,

that upon the ZBA's iss.rarce of the special use permits, applicants will.only rent the properties for

a minimum of two nights from Labo i ouy to Memori al Day and a minimum of seven nights from

Memorial Day to r-au"or Day. Whil. ,o*L of the online advertisements may list the minimum stay

requirement as t*o nights, said indication applies to winter, spring, and fall rentals' and not

necessarily to summer rentals.

Marketing to GrouPs

ln support of his argument that applicants are continuing efforts to rent to large groups, Mr'

Gross cites a comment posfed o, vngo.iom by a previous renter which states "this house is great

for a group,,. rirrtty,' applicants have no control over comments posted by third parties on

vRBo.com Applic#s do not have the ability to edit the posts andlor control what third parties

write. Secondly, uppfir*,r assert that they tontinue to strive to rent to families, and not to

raucous-typ. g.orp, ifrat the neighbors a.,d ihe Board have expressed concern over' Applicants



have created occupancy limits for the properties and state that they have rigorously screened

renters in an attempt to ensure that multiple properties are not rented simultaneously to the same

group, However, applicants have not tep.eiented to the Board that they will not rent a single

property to u grorp of families as long as tfie occupancy limits are met' For example' if two

families, each containing four people, wish to rent a property together'-it is appticant's view that

said rental will not be detrimental to the community. It is applicants' position that there is no

meaningful difference between renting a single prope-rty.to one family of eight or two families of

four. Applicants, intention to rent the propeiies to:'families" does not necessarily mean that they

will rent eact p.op".ty to only one fanrily at a time. However, no marketing of multiple properties

to multiple families will occur-

Contrary to ComPrehensive Plan

s' Environmental Impact Statements, it is the

uses will be in compliance with, and furtherance

at Mr. Gross's generalized suggestion otherwise

I by reasoning or factu allY,

r thal the ProPosed be

"detrimental" to the Upper Rhoda Pond community, applicants have pre ts of

the proposed Boardinghouse.

Rentals/Seasonal Use by Neighbors

Contrary to Mr. Gross's comments, of the 32 rentals in Copake, New York that are

currently listed on \lRBO.conL aPP

overwhelming majority are for short

are two rentals on \RBO.com that a

which require tenants to rent the property for an

minimum five-night stay while the oiher-requires a minimum thirty-night stay.1 Additionally, the

KOA campground locaied in the Upper nfroaa Pond community, which is open from May 6th to

October 15th every year, allows foi stays as short as one night. The possibility of seasonal or

longer-term rentals is addressed under section 5.0 ("Reasonable Alternatives") of the EIS'

Noise

Applicants dispute Mr. Gross's contention that a single rental property with an occupancy

limit of 8-15 persons - depending on the property -produces greater noise than a KOA

campgrouno wiih over 200 individuat campsites and several hundred occup.rnts. while Mr. Gross

states that the KoA campground is only loud one weekend per year (July 4th), the KoA website

states "we love music hete at the Copake KOA'

ek - Karaoke, Live Bands, Bonfire Sing-alongs,

how music brings laughter, a smile to your face

t https ://rllvu .l'rbo. com/ [ 85 I I 0 ; https ://*u'w vrbo' comi6 1496 I

' ttttp/lkoa.com/campgoundVcopake/activities/



Moreover, similar to the KoA campgroun d, applicants have implemented quiet hours

beginning at 10.00 pm on all four.properties and 8:00 pm forthe pool areaat22Howard Drive'

The noise restrictions are in compliance with the Town of Copake Noise Ordinance'

The applicants dispute Mr. Gross's characterization of their representations in the EIS as

,.questionab1e". Howerr.r, to the extent that Mr. Gross explained such, below are applicants'

responses.

First, it is believed that many of the homes in the Upper Rhoda Pond community are

seasonal vacation homes that are used by their owners on a part-time basis., and that it is not

unusual for friends andlor family of the homeowners to use the properties as. a vacation get-away

when the homeowners are not present. The friends and he properties are not

rsther are ..transient" guests. Thi have been occurring

ecord does not document the ext e' and while it is not

under the Town's Code, it may contribute to a transient characteristic to

the communitY.

Second, applicants point out that Mr' Gross does not have personal knowledge of

applicants' rental practice cants have, or will, rent their properties to'

Accordingly, Mr. Gross's s ,,do not have repeat business from the same

renters at the ProPerties" i
reoc d re

that bon

less ven

Finally, aPPlicants wil e efforts

weeds, as it ls not relevanl ns or th

uppfi.un , will reiterate their ginators

Pond.



It must first be noted that Mr, Goode explicitly limited his comments to the 22 Howard

Drive property as he admittedly does not have direct knowledge of the other three properties, to

wit, Z\OS- County Route l, ZItl County Route 7: .unl 2117 County Route 7. As such, Mr'

Goode,s comments and the response to them should be included in the EIS for 22Howatd Drive

only.

Mr. Goode began his written comments by citing to the Town's standard for reviewing

special use permitr, .irri.t is found in Section 232-28 of the Town of Copake Zoning Code

However, applicants drafted the Environmental Impact Statements at the request of the ZBA in

furtherance of the sEeR process, and therefore theitandard cited by Mr. Goode is not applicable

to the instant review. Applicants' Environmental Impact Statements are accurate in stating "the

Board concluded that the subject property, operating as a stand alone Boardinghouse' without any

adjacent properties being ,r.a fo. fioardinghouse purposes, would not result in any significant

adverse environmental lmpacts to the character or quality of the existing community, or

otherwise.,, The zBAmade said determination during its SEQR review at the September 2015

ZBA meeting.

Mr. Goode also contends that the mitigating measures suggested by applicants are the exact

same measures promised by applicants in the fallif zot+, and that said measures did not work as

evidenced attheMay zol5 zBAmeeting, Applicants contend that this assertion is misguided., in

that the Environmental Impact Statemerit lists fourteen mitigating measures, not all of which were

fro-is"d in the fall of 2014. Moreover, as detailed in Section 3.1 of the Environmental Impact
'statements, while applicants changed their rental practice in the spring of 2015, there were a

number of ieservati#s booked, and contracts signed, prior to the the spring of 2015' To the extent

that the issue of mut,ift. p.op"rties being rentedlo relited groups continued to be raised during the

public hearings in zois, it is submitted 6y the applicant that those reservations were secured prior

to the issue being raised and the mitigating .tfottt being fully implemented by applicants'

Applicants .rrrrr.. the ZBA that applicants have not booked any new reservations in which

miitiple properties have been rented to related groups'

Arguing that the houses continued to be rented to groups after the applicant claimed in the

fall of 2014 to have put screening measures in place, Mr. Goode goes on to reference an alleged

occu1Tence in the sprir g of 20 1 5 ii which a group of men and a group of women rented 22 Howard

Drive and 2103 C;""i Route 7 simultaneously. According to Mr. Goode, these persons, along

with additional guests, who were not staying at the houses, then congregated at 22 Howard Drive

and created a disturbance. Applicants point-out that it is not clear how Mr' Goode did or could

know who was a renter and who *u. un additional guest, or where the different individuals might

have been staying. In any case, as noted just above, due to advance rentals, bookings made prior to

tt. i.pte-entati-on of certain measures may nothave conformed to the standards that the applicant

has put in place. Furthermore, there upp"u.t to be confusion over the timing of applicant's

statements regarding screening *.ur,r..r, is the applicants first came to the Zoning Board as a new

application on January 29,2015.



their Environmental Impact Statements are currently in effect and that the public has failed to

prlr.* evidence since their full implementation to demonstrate that they are not working'

references to "supervision" at tlre proposed

e an establishment where such supervision is

of the applicant's property, in contrast to the

rs sites referred to, may make fulI-time, on-site

plicant's position that the oversight of a nearby

iall regularly visit the sites when occupied by

renters, substantially mitigates this concern'

Mr. Goode argues that the applicant's plan "pr.actically guarantees an intensity of use

greaterthan the residJntial homes ir-t'he area and certainly greater than the previous residential

owner.,, If we consider.,intensity of use" to be the result ofthe number of people on premises and

the amount of time during the year that they are

il1 likely vary from time to time, subject to a cap

ination in this regard.

Furthermore, a permanent residence is tv

habited as a Permanent residence'

Dr. Ben-Meir has not suggested that he should be "indemnified from any loss on his

investment since he has evaded th. lr* this long, the Board might as welr make his conduct

permanent.,, Dr. Ben-Meir is not advocating that th-e ZBA is under an obligation to make a ruling

in his favorbecause of his business decisioris. Rather, applicants are currentlybefore theZBA'in

accordance with the Town of Copake zoning Code, iilizing the proper procedures to obtain

special use Permits.

In response to Mr. Goode's stated belief that Copake's taxes are not affected by local

businesses, an increase in the amount of taxes raised bv the Town from commercial uses' such as

restaurants, gas stations, and grocery stores, wruld be erpected to accrue to some degree to the



Town's benefit. This issue is described in greater detail in applicants' Environmental Impact

Statements. All residents of Copake stand to benefit from an increased tax base as the Town will
either have more money to provide public services to its residents, or may have the ability to lower

taxes. While there is no specific data onthe impact of the applicant's specific proposal on its own,

according to independent studies referred to by the applicants, if not for tourism-generated state

and locaitaxes, the average household in Columbia County would have to pay an additional $586

to maintain the same level of government revenue.

Finally, Mr. Goode alludes to "other similar flaws in the EIS", which he states "time does

not permit me to address." Clearly, without more, such comment offers nothing to assess or

respond to.



NTIFICATIOI{ O THE REVISIONS T THE D
ENVIRON NTAL IMPACT ST TEMENT FOR

rNcoRponarrox rxro rnp rngar Ers

FOR
UPPER RHODA POND BOARDING HOUSE

AT 22 HOWARD DRIVE
IN THE TOWN OF COPAKE, NEW YORK

EXECUTTVE SUMMARY

This Draft Environmental Impact Statement seeks to set forth in particular detail

the environmental impacts, if any. thl use of 22Howard Drive, Copake, New York, as a

Boardinghouse, as defined under the Town of Copake Zoning Code, will have on the

environirent, landscape, fesources and people of the Upper Rhoda Pond community, as

well as the Town of iopake. In summary, in its EAf Part 3 evaluation of the proposed

action, a majorrty of tfre Copake Zon\ng Board of Appeals (the "Board") concluded that

the-f-op€s.a*;r*eu14-*et-+e$ri#n-€ 3-gy change in the use or intensity of use of the

land- . ,

tiorrilieent adverse enl'ironmetrtal impacts, nor would such use result in an adverse
I - ^r1- ^-on the existing infrastructure. In other

words, the Board concluded that the su property, operating as a stand alone

Boardinghouse, without any adjacent properties being used for Boardinghouse purposes,

would not result in any significant adverse environmental impacts to the character or

qruii y of the existing ctmmrrnity, or otherwise. The only adverse environmental concern

tire gla.d concludeithat the proposed use may have involves the potential cumulative

impact of this Boardinghouse,^wiih possibly up to three others in its general vicinity, as

follows.

3. On the character or quality of the existing comrnuniS '

In its SEeR deliberations, the Board concluded that the within application for the

proposed use of ihe subject property as a Boardinghouse, standing alone, would result

."*rt* in a SEQR negative declaration rhe Board:,"J*:rtf"t*:Jfli'r:tf,l 
,T }i;

relation to the chatacter or quality of the

ble for issuance of a special use permit The

in the context that other applications for

Boardinghouses in the vicinity of the subject property are currently pending, that a

significint adverse environmental impact may occur due to cumulative effects'

In ddress the series of tests, studies and a

thorough nts to determine the extent, if any, of 1ny

environm of the proposed Boardinghouse' including



act studv to examine the potential irnpact the

e surrounding roadways. hiring an architect to

e cornpliance, ancl examining the septic system

acity ii sutAcient for the proposed action'

Inall,asadirectresultofthevariousstudies,tests,andtheextensiveevaluation

n Section 3.0 hereof' the applicants' Non Ben-

concerns in the context of the Town's c

the aPPlicants have shown that the

potential impact on the environme

in which the subject ProPertY ts

ests, implementing occupancy limits at the

ment to lnclude explicit language addressing

agents on call and times'

havingapplicants,agentscheckinatthepropertydaily.ensive
house .uf", ttuigo.r.in multiple facets of the ,.ntui inctudi noise'

among others.

All environmental concerns that m

community as a result of the operation of
New York. including the eight salient

underline ttre anticipa:ted adverse impact on the community and neighborhood character'

have been studied and either found tt have little or no impact, or have.been mitigated by

theaforem.ntior.Oproposedmitigatingmeasures'Conversely'apphcants'assessment
concluded that the proposed Boardlngho-rr" ,,-"t a clear public need and that the Town of

Copakeandits,eside.'tswouldlikgl].benefitfromtheoperationofSame.

In short, the tests, inspections, studies and evaluation undertaken by the applicants

have resulted in a n,ore environmentally friendly Boardinghouse. operated in a more

stringent and proficieut manner- with mitigation measures implenrented to significantly

lessen the potential disturbance to the character and quality of the community and its

environment.

SECTIONl.O-PROJECTDESCRIPTION,PURPOSE'PUBLICNEEDANDBENEFITS

1.1 Description of the Proposed Action

The proposed action currently b Board of

Appeals (hereinafter the "Board") invo 
, 
Town of

Copake, County of Colurnbia zurd State e by Alon



Ben-Meir and Deanna Kory Ben-Meir (hereinafter the "Ben-Meir's" or "applicants"),

and being commo

York (her mises"

seekstou saBoa
Zon\ng Code. Such use requires the Ben-Me

;;;.d: 1r" r"*,, of copake zoningCode g232-3 defines a Boardinghouse as:

BOARDINGHOUSE - A building other than a hotel, containing a general

[i .fr.n and general dining room? ln which at least three but not more than

six sleeping rooms are olfered for rent, with or without meals' A lodging

house, iorri.t house or rooming house shall be deemed a boardinghouse'

The subject premises consists of a three-be

improved one-bedroom accessory building located

contains living and sleeping accommodations for
v\JllLGlrJ rr Y rrro $rr\} vrvvr---o

actionso}e{-yieekstocontinuetheuseoftheexisttngreS1oem1ar"",:::::-ffi

;rd *tlt t t t"qrire any new construction or other

;ilffi;J;',;;;;;;-nv rn it, current state, th_e :ubj.il p.gp.,,rv.'ul, tu1"]],?,1:'^:

Boardinghouse as d;f;;; bv the Copake Zoning,9o,lt 
'lt,:':,t-': -?g'"lYtl|3.s#;# ffi:;;;G;;;;.r.riii contains a g..,".ul kitchen and dining room, and does not

have more than six sleePing rooms'

The subject Premises is comPrtised of approximately 4.26 acres of land as depicted
The subject premises is comprrsed of approxlmatety +.zo deLvs ur r4trLr 'Ir uwPrwr

survey of the prop*y pret'iot'sly pto"id"d.to the..Board1" :-tii:"]t^11"Y::i il:on the
special
subject
efeiitlflg
that the

accommodate a twelve-Person

Boardinghouse that will glq be occupied by no--o." than fifteen (15) people and which
-^-l rL^e *L^ --^^^.azl

;'.;#'rpiii"""il"i'p-r-#el+"n"*gt:att'sun1.y:11"dT,'J":j:11:
premises from the abutting properhes, E
a natural sound buffer. tt i"s not atteged In the EAF Part 3 Positive 

":h1?1:'
surrounding ecosystem and ecology *Itt be disturbed due to the proposed action'

The the continued use of the subject property as a

. lt is anticipated that the proposed

ffied on u *"Et[ *thty, or ]easonal basis throughout the
i^* ^^ o .,,ooLlrr heciq hefween the oeak sgason of;#,i}ifffi.':"",, Jrentals o'*"ing o' u *1511o"tl:]'^t::.::i','.,'.?:i:?::"TJ

ilffi#iirri]ilroor Day, with shorrer"t"r. rental possiblv occurring during off-peak

proposed action will result in
he use wi



season.
the The annual intensity of use is

family residence.
,,ot a*p..ted to be greater less as a Boardinghouse than as a full-time

Applicants will continue to use the property in the-m+ne ! manner similnr to that

:- --.r^i-[, oo i+ hqc hiqtnricallv been utilied, that iS tO say. aS a plaCe o[ Overnight
,il aer.r+Ilr.esi<lenee.strchusewill.lrower'er,entailnrrelv

cated on the subiect property to be occupied and used

ctose prorirnirv thereto courd D.e renteo -1.u"t11 :::1^T,*t:P:,::tt'..::,:,:ll

nity, and would be suitable fbr issuance

iment to the issuance of the special use

that another residence adjacent or irE

^-^.l D^,rrlinohnrrcc aq w'ell

rhe subject propertv's drainage, tratrtc' -'jlli: 
r'X[:Je;;';"1'-flLH

perr-v witl continue to be used in the

ion in the 1980's. with the ryjg sole

short-term renters, rather than permanent

due to the seasonality of the rentals, the

proposed use will result in the subject property being occupied less ollen than a full time

residence. While , il;l. family dwelling it ot"rpiJ on a permane,t basi.s year round' it

is expected that tt. floporrd Boardingh-ouse will only be occupied periodically'

1.2 PurPose of the ProPosed Action

Foremost, appiie*nts- I nnlier nts hal' kreir chief motive in seeking a

special i,l'. r..,ill"J"*;; the subject properly as a Bo e is to offset the high

carrying costs associ"t'.J *itt' owning t'he subject prem "^tlli:"Tll #::t':l
i"rtJ"".tr"*i* v".[ Ci v, ourrently o*n* ud e*e"pi* occrrDv a vacation home on

A^^tlnonre r.arrrpselrl that the The Ben-Meir's, who fell in love
Lower Rhoda Pond. ADllllcilrlfs l'epresetrr r.:er r"' """
with the beauty "f 

c , l,uyt ,1-1TtT::,i11: S,:fl"'":yl:':-":: ::$l#""# rr"r. a,nii; i" tu.tire.ance of his dream, applicants purchased

;fi ffi;il;;;. io"ut"a approximately one mile frql their 
'acation 

home on Lower

Rhoda pond. io o, uUo.ri November of zolz' It is applicants' llq3gd desire to maintain

ownership of the ,r.r;* unJ po,.n,ially, some day. have ttreir children occupy and

Lower Rhoda Pond. A

4

enjoy the ProPertY



IJtrlizingthe subject premises as a Boardinghouse and renting the property to

families visiting Copake wif fretp the Ben-Meir's defray the carrying costs associated

with owning u1on,. in Copake, including but not 
-limited 

to real property and school

taxes, insurince, upkeep and maintenance and beautification of the grounds'

Finally, as outlined in great depth in sections 1.3 and 1.4 hereinbelow, the

proposed action will fuIfilI multiple public needs and

U"nint the Town of Copake and its residents' The pro
e the limited

DroDose. in turn will help boost the local economy within the Town and County through

ffiflo.ul restaurants and other business establishments.

1.3 Public Need for the Proposed Action

There is a recognized public need for the proposed action as it will help advance

the Town of Copake Z"Of f Comprehensive Plan (hereinafter the "Comprehensive Plan")

in numerous ways, including growth of the +ifial++s+i+ig economy of the Town'

introducing ,r"* peopre to the"are-a who would otherwise not visit, increasing the lack of

amenities in Copakl, and allowing secondary homeowners in Copake to keep and

maintain their vacation and/or weekend houses'

In or about 2008, Copake established a Comprehensive Plan Committee

composed of ten town residents charged with the responsibility of developing a

comprehensive plan for the Town of Copake'

In 2011, following a three year devel

Copake adopted the Town of Copake 201

Plan was created to present the goals,

immediate and long-range protection, en

Town. With respe.i to in" proposed Boardinghouse, the Comprehensive Plan discusses

several important concepts and recommendaltions that are both compatible with and

encourage ihe establishment of the proposed action'

According to the 2011 Comprehensive Plan, Copake residents identified a lack of

amenities, rundown character of thl downtown area, and lack of employment as things

that they iike least about living in Copake'2

2 page l. - Town of copake 201 1 Comprehensive Plan - communitv survey



The Comprehensive Plan clearly identifies a desire for a resurgence of Copake's

sHgnaflt eConom); and the once vibrant dOwntown area of Copake, r+hie$'*as-ffown

dese+ate. -wrth in which few retall establishments are still operational. The

Comprehenrir. Plui-*virions a desire to increase the number of visitort "id"i:::i:t:
}ilitl|n,"c;;;;; f"rter and maintain the Town's economic s:11t ol*ttt:f1 -,1"'*:i

The zBA, in deciding whether to issue a special use permit, is charged with

examining the following:

(1) There shall be no detrimental effect by the establishment of such use'

(2) Such use will be in harmony with the district in which located'3

H...............ei-e; Thq anJlicants contend that the establishment of a Boardinghouse in

Copake,inc1uding@useatthesubjectpremises,willnotonly
have no detrimental effect on the communit

with e Town'

effect le to the

the ar many o local realtors who testified during the public

s in additional people enjoying the area and

permanently or seasonally. Additionally, as

ents at the public hearings, their decision to

rutabletotheiropportunitytorentandvisitpriorto
ease in home sales will further help meet the public need for a

copake. The establishment of a Boardinghouse on the subject

have a positive, and not a detrimental effect on the Town;and

.

Not only i,vi{tr rmry the approval of the subject property as a Boardinghouse foster

the planned economicffielopment plans set fortrr in the Comprehensive Plan. but it will

also address the identified rental .t..dt and concerns of the Town of Copake' The Town

of copake 2011 comprehensive Plan states under its "Action" plan for a thriving

..orro*y that the Town should "Encourage development of tourism amenities'

including lodgin g."{ (Emphasis added)'

Survey conducted in furtherance of the

be exact, ofrespondents use their propedy

of respondents use their property as a

ver, of the approximately 2,382 housing

units in Copake as of 2010, roughly 40o/o of renter households arld 24Yo of owner

3 See, Sections 232-28(G)( t) &. (2) of the Town of Copake Zoning_ Code

,iie"-z'z- Town of copar.e 2oi L Comprehensive Plan - E. Our Goal Is A Thriving Economy

r p"E" f f - Town of Copat<e 2011 Comprehensive Plan - Community Su.ey

within the Town.



households were cost burdened.6 A number of residents, including the applicants for the

proposed action, testified at the--public hearings for the. ptop:::d,i1"l- ilil:[:L-::T
i;;1| h#;i;i;;k. to hetp offiet the associated carryins costs. rw+heu++he-abi+i+e

Eewn CIF€oPaiie=

1,4 Benefits of the ProPosed Action

Not only will the approval of the subject premises as a Boardinghouse address

and fuIfiIl identified public'needs, but it will ilso yield crucial benefits in harmony with

the Town of Copake;s short and long term goals for its residents. Specifically, the Town

of copake comprehensive Plan .r,co,r.ug., business expansion, including professional

sen.ices, niche retail and dining.T The Comprehensive Plan also provides. in pertinent

part, that ,,a vibrant and stimiating downtown plays a critical role in [the] quality of

life..." and that "tourism can be a valuable and growing segment of Copake's unique
,r8

economy...

As a catalyst for a thriving economy, the Comprehensive Plan states that Copake

must "take all steps necessary to revitalize.and rehabilitate 'downtown Copake''e This

includes attracting businesses such as a farm st1nd, bakery, book store, art galleries'

outdoor recreation store, liquor store, and theaters'I0

approval of ich rn cle Boardinghouses, thre€h€ut withiq

the Town of CoPake, including at the subject premises. The proposed action;-a*+reli-as
will assist in providing a

steadystream ,OS&*s. oirisitors int-o ttre local economy. As the number of visitors to the

Town,s numerous likes and areas ski mountains increases, the small scale retail stores,

services and commodities, such as bakeries, general Stores, restaurants, small retail stores'

and coffee shops, will benefit from increased spending'

The ComPrehensive Plan envistons

through economic and business growth and

In 2072,
study analyzing
County.ll The

a revrtalization of the Town of Copake

actlrty, which will be fostered through the

Tourism Economics, an independent global advisory firm, conducted a

the economic impact of tourism in New York, including columbia

statistics in the study demonstrate how crucial tourism is to Columbia

Housing

- E. Our Goal Is A Thriving EcononrY

- E. Our Goal Is A Thriviug Econonry

- E. Our Goal Is A Thriving EconomY

- E. Our Goal Is A Thriving Econornv

lendar Year HMson Valley Focus - Tourism Economics

sa Stafford/nys -tourism-imp act'20 12 -htrdson-valley-

region2)



Cou

" Id- at pp. '1,9

" Id. atp. t7
ta Id. at p. 17

" Id. at p. 17

'u Id. atp. 12-13

" Id. atp. 15
r- ii;.;;*.timesunion.com/news/arricle/Boost-for-columbia-county-economy-6395847'php

^^^^-A:^- +a tha orur{rr, visitors spent atotal of over $126 million dollars in Columbia
- 6i^ 

-:11:^^ 
C^- -on.oqtinn

ing ou., $iO mittlon for lodging, over $10 million for recreation,

lion for food and beverage, and over $17 million at retarl shops

Furthermore, tourism dramatically increased the tax revenue in columbia county

rn 2012. During the 2ol2 calendar y.u. ulor., tourism brought a little over $8 million in

local tax revenue to Columbia County.l3 iuring that. same time period, tourism in

Columbia County also brought in an additional approximately $7 million- in state tax

,".;;;;.* 
-fn 

,o,rf, over $1J million in ta: revenue was generate in 2012 as a direct

result of tourism in Columbia County. Were it not for tourism generated state and local

taxes, the average household in Columbia County,would have to pay an additional $586

to maintain the same level of government te'en"e't'

Additional visitors to the area also considerably benefits the workforce in

columbia county. of the entire Hudson valley region, columbia county was the most

dependent upon tou;sm with 7.2o/o of all labor iniome being generated by visitors in

;ilie1;fitr;;iit, d.r.irg that time spirn, 1,009 jobs, or 5o/o of all emplovment in

columbia county, were directly related to tourism, with an additional 442 iobs indirectly

related to tourism.rT

Additionally, accofding to a private consulting firm's 2014 study' columbia

Countv boost

region' arlY 7

derived lsm sP

Columbia County tt 2074, a slight decrease

As demon to Columbia CountY

to enjoy the natur :iS1',:'JJ,IAtffi;'
mountains. Acco 

rs, taxes
housing
share in

tn=d+ee-*€eping Consiste4t with the principals and ideals embraced by the

Comprehensive Plan, th; 
".tublitlrr"nt 

of a Boardinghouse at the subject property will



create visitor amenities and lodging in

heart of Copake located on Main Street,

property.

close proximity to the "downtown" economtc

.-*.* two and a half miles from the subject

ffi-*i"*e+"***=g An increase in the local economy as a result of the proposed

Boardinghouse will increase the amount of taxes raised by t1",,T:Y-1 1l :::r::11
;*r:":;;i.riur.ur,r, gas stations, and grocery stores, and thus.increaselh" l:ll,:

e'tr ts. All-residentt

Finally, as outlined in great depth above in Section I '2, the proposed

Boardinghouse will create additioial benefits to Copake including allowing secondary

homeowners, such as the Ben-Meir's, to keep and maintain their cost burdened homes'

Additionally, tt. proposed Boardingho.rr. *il1 allow for the introduction of new people

to the Town or coput e, which not only will benefit the tourism economy but may also

lead to new homeowners in copake, the result of which will be a permanent economic

benefit to the Town.

SBCTION 2.0 - ENYIRONMENTAL SETTING OF THE SURROUNDING AREA

2.1 Description of Environmental Setting

The Town of Copake has enjoyed a rural and summer lake community character

for the majority of its iast. Copake has more surface water than any other town in

Columbia Co..nty that does not border the Hudson River- The Town is home to many

bodies of wateq including but not limited to Copake Lake, Robinson Pond' Upper Rhoda

Pond, Lower RhOda Pond, Snyder Pond, and chrysler Pond . Each,body of water is

surrounded by a mi, of year-.ound and seasonat homes. In total, reughly neqrly half of

all homes in Copake are seaser++M weeken3 or vaqatlon homes that are not

used as the owner's perm*ee++t orincinal residence- As a result. copake sees sll +*harp

increase in i6 pop"iation du.in!-rh"-*ar. weather months, as secondary homeowners

t*niporerily occupy ts their,ru"riion homes to enjoy the Town's many lakes and ponds'

t property that has been used as a single

ect premises consists of a parcel of real

in the R-l Zoning District' The subject

an entitY owned bY the Ben-Meir's'
Rhoda Pond, a 7O+ acre Pond located

i n page 8 - To.r.n of Copake 20 1 1 Comprehensive Plan - Real Estate Tax Base Analysis

,u page 8 - Town 
"f 

CoiJ; iOt t Cornprenensive Plan - Real Estate Tax Base Analysis

Town has a tetal taxatrle



while character1zed during the public hearings as a quiet and peaceful

community, the aoplicants Jpper Rhoda ?ond enjoys a

vibrant summer lake commun the nrajority of th-e w'aterfront

properties in the Town of co 'operties surrounding the lake

are seasonal and second horn r months' Upper Rhoda Pond

consistently has persons and non-motorized watercraft in the water' While motorized

watercraft are not allowed on Upper Nrorla Pond, many residents place their canoes,

kayaks, and other small boats in ihe Pond. The Pond is surrounded by dozens of parcels

of real property, -urrv ttu,,ing their own dock access to the l,:i* Add:f=fffif

lake downtown CoPake'

The areas'. and wetlands'

whic roperttes'

;ii;;#'=-*rilrrfulJ"odk-cared-irlr"**i+tenth'+roun&*:he-ssiiel- al*or+ing*eee*-+e
-. r- ^ -^ ..?^.a.1r+ra- *^ ".'t l ^L-cfr*rn+ Einnl lv={here-are4t+atine-d€€kt

sta+iafi€+i*-the-Por#-{n:et*t-it-i*-+eaiilr*ble-to-assu tl#Hrdfeds++-peep}e-have

aee+'s*++tPPer Rhoda-Pon*

ImportantlY,

he Upper and Lower Rhoda
'1 ,:-1 l--.^11:.^^^ I-.+aorl

Pond community is not comp'rised solely of single familv t:t',1:y1 l^:tl"l:: i1"1t:1"1i#;;;",r ;i:i"^;;;;'J ;;.,o,,-i..ia"'tiul ""' in:luding a camp ror disabled
tlrw r vr.e - _-,^l ^LL

children operated bv coARc. u i"tg. KOA canlp-qround. and an overnight summer camp

;:#;'#;"r*";hildren. Adcliiionally. "t'ite Upper Rhoda Pond is
: -r r!,.r-1,,1c ir ic rrnr antirels ..,- *l-r+ra+r*detl*V-both-+eSidg'n+i*{-*t+dsurrotu#etl *yboth-+eside'n+i*{-*t+d

i ke's zoning maP is annexed hereto
: t t;-^^+7-, -L."+. io in

as Exhibit "A". NotablY, the "B- disffict #re€+hr-abu+s is in

zoned R-2. and comes within

leet of the subject ProPertY The permitted uses in this B-R
approximatelY 5{}$ I .000
disrricf include a bus j ilss

ffi6ffiu8.-.st'*.nnt. and the special pernrit

numerous, including
miniature o nsrE

lr . +his+e+ These fncts u'eiq[
EE

da Pond exclusivelY
-aom ln hovo heenve

as a quiet residential communlty-a3!! t rlt ttr

In Point of fact, located across t

Mahican, a summer daY camP owned and

teens with disabilities ages 5 to 16 years o

playground, and a large open fie1d dir

of special needs children play soccer,

r0



a sizeablebeach on Upper Rhoda Pond, where children are allowed to play water sports

and learn how to ,*i.. A photograph on Camp Mahican is annexed hereto as Exhibit

"8".

Not onlY does the

Additionally, camp Pontiac is located at 2044 County Route 7, Copake,

support staff, reside at the Camp. Facilities at the Camp include but are not limited to: 8

basketball courts, T lite basebalifields, a lite football field, a driving range'1 an 8'000 foot

gymnastics Pavilion,
heated swimming P

When the summer c

private events such as corporate and religiou

Moreover,;rnpticarrtsnssertthattherearenumerouspropertieslocatedaround
the subject pr"-irffiffi..rffiut tfr" To*,, of Copake, that rent their homes on a

weekend or weekly basis' AnnlicantAnnlicants argue that Esse+rtialJy these properttes are

essentiallv acting as Boardinghouses, without the proper p't:']:--"11::il":1"::::i,: ::
so. H

e n

ffih online advertisements such as

Vrbo.com and il#;;;";. A search on Vrbo.com for homes for rent in Copake,

21 http://koa.com/campgrounds/copake/

" http ://koa. corn/campgrounds/copake/activities/

" http.//wx'w. camppontiac. conVwelcorne/

" http://wrvw. camppontlac. corn/facilities/
2s http:/Arrr lr'.carnppoJtiac corn/renmls1

l1



New York returns no less than 34 results. Likewise, a search on Homeaway.com for

homes for rent in Copake, New York returns 31 results'

As evidenced by Camp Mahican, the KOA Campground, Camp Pontiac, and the

operation of other rnp".mitt"d Boardinghouses, all of which are located within the upper

Rhoda Pond community, the community is not exclusively a "quiet, cohesive and

harmonious,, neighborhood as stated in the EAr Part 3 Positive Declaration. Ratheq the

community consists of seasonal lakefront vacation homes and multiple transient natured

camps ani facilities. This is typical for summer lake communities in upstate New York'

parents come and go throughout tt" summer to transport their children to and from the

summer camps, urO ttt. KOA campground has transient renters coming the going in the

immediate vicinity of Upper Rhoda pond throughout the spring, summer and fall seasons'

The
community
Copake. It
intensity of
significance
correlate to
limited by the septic and bedroom capacity of th

certain ambient noise atthe site of a single family dwelling used as a boaqdinghouse (a
r^-.^i^**.,-+ ^f +La {l^.*haaci+rc Pl-rur nrrrl

enae+men+-e+the-Z-er*ngeo@, sirch noise paies-rr''hen-ee pared+e ilunlikglv to equal

o, exceed the noise ptoarteO by Camp Mahican, Camp Pontiac, and the KOA

ffi;.",-d in the immediate vicinity Nonetheless, the applicants herein.propose to

minimize as much external noise as possible through the implementation of the

.O btlo*. As such, it is expected that after the

easures, no€fea+€r sound levels expected to

se

single family occupying the subject property

on a permanent or seasonal basis.

The R-1 Zoning District expressly permits the operation of a Boardinghouse

contingent on securing"a special use permit. Furthermore, under the Town of Copake

zoning"code, other splcial permit ,rr.i to which this property could be made include a

Bed and Breakfast, a c,rttrrral facility, a day care center, a fire station, a nursing home' a

resort hotel, a resort lodge, a resort ranch, a school, a theater or concert hall, a restaurant'

a bus station or a ,r*-"r.'camp. Celainiy, all of the above uses would generate similar

or more noise, tr e surrounding community than a

Boardinghouse. has deemed each of these uses

compatible with permitted uses in these zoning

district.

2.2 Traffic Patterns

12



connection therewith.

The purpose for the traffic study nty

Route 7, andto evaluate the present traffr 7 A

near the subject pr.n',ir",' The traffi" the

subject prelnises und ,h. potential impacts the

proposed Boardinghouse' Please note that and

bountv Roltte 7A interchangeably'

Using data Published bY the Insti

Crawford & Associates compared the avera

land uses. Th

iP ends on an

ch a BoardinP

ends on an averageweekday. The study concluded that the use of the subject property as

a recreational home will. orr :rrt artnuilized or a'erage basis. reduce the expected trip

generation on CountY Route 7'

The studv also lbund that CountY

The NYSDOT classifies Counry Route

Transfer Station, and an ADT of v2a beti'een the Transfer Station and Mountain view

Roadtothenorth.Therefore,theinferredADTonRouteTAwestoftheTransferStation
towards the subject premises is 1297 trips' This number is well below the NYSDOT

nrarinrunr of 200o,Jhicles per day. the study concluded that County Route 7 has more

than suffrcient capacity to meet the proposed uses'

Furthermore, as is obl,ious from past use, the KoA campground' c.amp Pontiac

and Camp Mahican all use portions oiRor,. 7 andTA.inthe immediatevicinity of the

subject properry. and no trufrt. issues have arisen from such historical use'

ln sum and total, the Crawford & Associates Traffic Impact Study for the subject

premises and corresponding s^eg-ment of county Route 7A concludes that "the condition

and existing traffic .rotrme of -ounty Route 7 are more than adequate for the proposed

uses."

13



SECTION 3.0 _ POTENTIAL SIGNIFICANT ADVERSE ENYTRONMENTAL

IMPACTS

In the Town of Copake Zoning Board of Appeals' EAI' Part 3 Positive

Declaration, the Board concluded that the proposed action may have a significant adverse

environmental impact in relation to "impairing the characler or quatity of the existing

community.', The Board cited eight salient characteristics of the proposed action that

underline the anticipated adverse impact upon the community and neighborhood

character in support oi itr f,af Part 3 Positive Declaration determination, they are:

1) The rental of multiple properties simultaneously, especially to a large group or

related groups occupying multiple houses'

2) The lacf of'superuisio,iof r.nt..r, due to the fact that the owners or their agents

do not reside at the ProPeftY'
3)Thenumberofpotentialoccupantsateachlocation.
4) Increase in vehicular traffic - including buses - and unsafe vehicular operation'

5) The very short-term nature of the .entuls, causing rapid turnover of occupants, in

.o*puriro, with seasonal or longer-term rentals'

6) The lack of respect for neighboltrood and its residents resulting from the lack of

community connection of transients'

7) Misuse of'Rhoda Pond, including littering and unsafe activities.

g) The propensity to be rented to gioups such as college students or wedding parties,

wtrich have aiobvious prop.niity io 
"utry 

on loud and disruptive party activities

in comparison to the rental Lf u ho,.rt" to a mixed-age family unit'

The following is an in-depth evaluation of the eight aforementioned salient

characteristics cited by the Town oi'Copake zoningBoard of Appeals, reflecting on the

severity of the impacts of each characieristic and the reasonable likelihood of each's

occurTence.

1) The rental of multiple properties simultaneously, especially to a large group or related

groups occupying multiple houses'

The Board has expressed concern over the simultaneous rental of multiple

properties owned b/ the Ben-Meir's. The Board has also expressed concern over the

simultaneous rental of multiple properties owned by the Ben-Meir's on Upper Rhoda

Pond to large related groups 
^ 
fhe goard resolved that the rental of multiple properties at

the same time, especi"uffy io large, related groups may significantly and adversely affect

;il ;;;;il"q,,;il;, ;r ;# existing c6mmunitv
-- r1^^t

inputs, is that "large, noisY, andrenst
have a potentialdisruptive gatherings" will

14
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the ,,quiet, cohesive and harmonious" neighborhood (see EAF Part 3 Positive

Declaration, P 3)

Throughout 2Ol3 and 2Ol4 it was common practice for the Ben-Meir's former

rental agent to u"""p, reservations for the rental of multiple properties to a single group'

In late 2l14,the Ben-Meir's hired JeftifeF 4 Crosby as their new rental agent'

aPPlicants' attention at the March

changed the rental practices at the

has not booked any new reservations

related groups. However, while Ms'

rental of multiple properties to related

ed and contracts signed prior to the March

nrultiple properties being rented to

ic hearings in 201-5. it is submitted

d prior to the issue being raised and

by the Ben-Meir's.

TheBen-Meir'sherebydeclareinthisDraftEnvironmentallmpactStatement'as
a rnitigating measure' that as a condition of
thev will use their best efforts to not rent

simultaneously to large or related groups'

heir best efforts to not simultaneously rent

do intend to offer for rent all four of their

ises as well as 22 Howard Drive, 2111

7A. at the same time to unrelated groups'

ihood that all lour properties will be rented
^ !r -.ri..^i...,+i..o A " o.,irlpnnc nf this fact OUt
tlll. tftffimllJffi r-U w"

re never rented at the sanre time, three

of 2015, multiple properties were rente

approximately io rveeks of the year, ot I

properties were offered tbr rent'

Additionally, the Ben-Meir's have capped the total number of occupants at any

r()'total number of occupants at the subject
occupancy limit is

ell as in the rental
will also routinelY

occupancy restrictions are being complied

15



with. Any violation of the occupancy limits at the subject premises can and will be met

with a warning, followed by an eviction of the renters from the premises'

The severity of any potential negative impacts will be reduced by the

aforementioned mitigating miasures to be imf,lemented by the Ben-Meir's' Additionally'

the rental v*ill--*et create a greater use of the subject

premises mily dwelling residential use'

2) The lack of supervision of renters, due to the fact that the ou)ners or their agents do nol

reside at the ProqertY.

The Board has expressed concern about the lack of supervision of the renters at

the proposed Boardinghouse. The Board

renters, due to the fact that the Ben-Meir'

impair the character of the-existing com

Beetan-atier+-t*eeS-ne$eeeif,€a1+y-de+++.*+A+-s+$r+++eemt--t*twuttiu-r;:-n1urnmrel:'";-;::

It must be noted that the proposed action seeks to establish a Boardinghouse at the

subject premises, not a motel, hotel or Bed and Breakfast' P

coiut" 'Zoning iode. the definition of a Boardinghouse does

*""+*+*-eree*xemplutu the owners, or agents of the owners, res

directly supervise ..rt.rr. As such, the-Ben-Meir's and/or their agents do not plan on

residing at the subject property while renters are present. Notwithstanding, the applicants'

use of a rental agentwho^lives in close proximity, coupled with her regular *a pt1-!11f

site visits to theiubject propefty, directly mitigates the lack of onsite owner supervlslon'

v^^^^^,,na+1., rno onntn'.,renf nf "rr.h ,r*nl substantiaUv cornnensatg's fcr the fact
ConsequentlY, rhe e

that the owners do not live
occurrence of o1"t*-t";11-"s+---r€sult-ifl any significant adverse

.""i.**"ntal impacts to the surrounding communlty'

Moreover, any potential impacts that may result due to the lack of supervision of

renters are being mitigatea by further measures' The subject premises will only be

rented to families, reqiiring 
^t 

t""rt one-aa-on o-*r the age of eighteen 
^on 

the premises'

ge*ainrrt [n addition. it should be noted that hundred+e$+esi@
-,^^l -. -if the subject propertv is not used as a

Boardinghouse, there maY still

environmental imPacts exPressed

disruption.

In sum, the severit-v of any potential impacts caused by a "lack of supervision"

will be reduced by the Ben-Meir's agent's regular visits to the subject premises on a daily

basis while renters are plesent at thJsubject property' The Ben-Meir's current agents are

be
by

a potential for the types of significant adverse

the Board and the community, including noise and

16



on-call twenty-four hours a day, seven day

will be provided with the agents' tele

Furthermore, renters are provided with a

unsupervised behavior. Applicants are

Statement that neighbors of the subject

of the Ben-Meir's agents in case of the

renters.

3)Thenumberofpotentialoccupantsateachlocatiotl.

The Board has also expressed concern that the number of potential occupants at

the subject premises mav negativelv affect the character of 
'n:J;,1:T,? 

tffilttJ,
it was to continue as a

oom and sePtic svstem

f occuPants that will be

below actions, mitigate

First, the Ben-Meir's will use their best efforts to not rent multiple properties

simultaneously to related groups. This will ensure that occupants from multiple properties

do not congregate at one property, which ir turn will prevent alatge number of occupants

at the subject Property.

Second, the Ben-Meir's have established a maximum occupancy for the subject

premises, which is fifteen (15) persons. The maximum occupancy is clearly listed in all

advertisements and in the rental agleement, and applicant's rental agent will make it

abundantly clear to the renters tha"t no more than iwelve persons are allowed at the

propert-Y. A violation of the occupancY

ienun.v. The Ben-Meir's rental agent

identify and stop overcrowding which may

orhood.

4) Increase in vehicular trffic - includirtg bu,se,s arul unsafe vehicular operatiort'

The Board has cited the increase in vehicular traffic and unsafe vehicular

operation as a salient characteristic of the proposed action's potential impairment of the

ciaracter *o q,uiitv of the existing 'l,T;ii''l;Jll',,ff"1"1*i"ln:'';'":ff?#l
bi the public that the "increase in tratlc is a

to transport guests" ('see EAF Part 3 Positive

sition that the Board cannot speculate as to the

ehicular operations. The Board must rely on

concrete statistics and opinions from experts in the field

t7



In furtherance of this Environmental Impact Statement, the Ben-Meir's retained

Crawford & Associates Engineering, P.C., a reputable engineering firm in Columbia

County. Applicants hired drawfori &, ignificant

increase in iraffrc will occur as a result ated as a

Boardinghouse instead of a single family d was also

asked to determine whether the condition of proposed

use.

As stated in greater depth in Section 2.2 above, Crawford & Associates was able

to use industry reJognized published data to evaluate the existing ltaffrc patterns

compared to tiaffic p"utt..nt that will result from the proposed action. Crawford &

Associates' traffic impact study concluded that the use of the subject property as a

Boardinghouse will ..drr.. the expected trip generation on County Route 7' The traffic

impact JrOy fr.,t er concluded that County Route 7 is in good condition and is capable

of sustaining up to 2000 vehicles per day. Using New York State Department of

Transportation (NYSDOT) data, the study found that the segment of County Route 7

within the study area has only 1297 vehtcle trips per day, well below the 2000

permissible by NySDoT guideiiney In sum, Crawford & Associates concluded that
'County Route 7 has more Ihan sufficient capacity to meet the proposed Boardinghouse

use at the subject Premises.

Furthermore, out of the four properties owned by the Ben-Meir's, multiple

ed simultaneously only 73 nights of the possible 36-5 nights in 2015'

will be rented roughly 20% of the time, it can be reasonably inferred

oardinghouse at tlie iubject property will result in significantly less

traffic than if the property-*u, used as a peimanent single family dwelting' as permitted

as of right under the copake Zoning cbae. Finally, according to a 2014 American

Census Bureau, 60?6 of households in the

es, with ?4.9% of households in the Town

the possibility that renters may have multiple

reate a significant ircrease in the number of

vehicles in the community, as it is not uncommon for a single family dwelling in Copake

to have two or more vehicles.

The severity of the adverse environmental impacts of an increase in vehicular

tratlc, and specifically unsafe vehicular op

by the attached traffic study performed

reasonable likelihood that there will be a
unsafe vehicular operation. The use of the

of a single familY dwelling wil
substantially less average dailY

impact on tire surrounding community due to increased vehicular traffic

,u http:llfacffrnder.census.govifacesltablesewices/jsfipages/producfiriew'xhtml?src=bkmk
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5) The very short-term nature of the rentals, causing rapid turnover of occupants, in

compari son w ith se asonal or longer-term r entals.

The Board has identified "the very short-term nature of the rentals, causing rapid

turnover of occupants" as a salient characteristic of the proposed Boardinghouse that may

adversely impaci the character of the community,+1+@'net+pesifieitlly*tatedj++l+e
F#tF-+art-=14+sitive-Sec'tmatiori;-prestlrnsbb-+he The Board, resDondtnglQ-DllDlig
comments. is concerned that the short-term nature of the rentals will adversely impact

th. .tl.g.d "quiet, cohesive and harmonious" characteristic of the neighborhood "marked

by resiJents'^continuity of residency, familiarity with each other and respect for each

other's comfort and quiet enjoyment of their properties" (see EAF Part 3 Positive

Declaration, P. 3).

The Ben-Meir's acknowledge that most rentals of the subject premises during

peak season will be on a weekly basis. However, the impacts of these rentals, compared

io ,.urorul or longer-term rentals, will be minimized. The severity of any potential

impacts caused by these rentals will be reduced by the mitigating measures outlined in

Section 4.0 below.

In a summer lake community such as the one found in and around Uppe. Rhoda

pond, the visitors to the Boardinghouse will not greatly aflect the character of the

surrounding community. The KOA campground and Camp Pontiac, both approximately

1,500 feet from the subject property, already create a transient characteristic to the

community. lt is likelv thnt thousands +heusands of transient guests visit the Upper

nnd Lower Rh"d" P""d community during the summer months every year to use those

t*" 
"rtabtrshments 

alone. Camp Mahican across the Pond from the subject property

further generates a transient quality to the surroundin g arca. Additionally, parents of the

.r-p.., at Camp Pontiac and Camp Mahican come and go throughout the summer to

transport their children to and from the summer camps, further increasing the number of
visitors to the communitY,

Moreover, the apulicants nrsue that the majority of the single family dwellings

located in the "o*ity are seasonal vacation homes-.. and tha( these T l

homes are not occupied year round, with most being occupied only periodically during

the warm weather months. When the properties are not vacant, many areLAp.Pllgants

nrglle frequently occupied by family members and friends of the homeowners. This

creates a transient quality to the community, as there are often an increased number of
outside visitors and guesis in the community especially during the peak summer months.

As such, while some of the residents' have alleged "famiharrty with each other",

such is not as profound as might be in a permanent residence contnrunitv. eemrm+ini+ies.

Applicants contend that. in ]il}?eiri# fact, a large number of the property owners on

@dnotknoweachotheruntiltheBen-Meir'sorganizedagroupinor
around 2013 to combat an invasive weed in Upper Rhoda Pond (a contentiorr rebrrtted

1.9

This could di+e€+ly



6)

contradicts certain of the findings of the charactet of the community as stated in the EAF

P art 3 Positive Declaration.

The lack of respect for neighborhood and its

communitT' conne c ti on of tran si ent s'

residents re,sulting from the lack of

The Board has also identified the proposed renters' lack of respect for the

neighborhood and its residents as a salient characteristic that, "i9-tt_t'lt:l^Lry:lllilllul<rruvr rrv

adverseimpactuponthecharacterofthecommunitv'TheBoard.cont;3dsilXil"^l::t:"]
renters will fail to respect the neighborhood and its residents since they w-ill have no

connection to the communitY. Duri
ndue

allegatIor]s

*'o*[#$e-++iere-likely -to-*herv-*lae]<-rf,-+esp ee+far

*tor+e+en+n-s-rsiryIe-board'i ngheuse=

While a lack of respect for the Upper Rhoda Pond neighborhood' and any

ne-qative consequences that nray be u t.tuii thereof, may have some impact on the

coirrnunity, based on all of the tbregoing as well as the proposed mitigatrng measures

have proposed to mitigate any substantial

nghouse will have a lack of respect for the

the Town of Copake to enjoy its lakes and

. During that time there has not been an

ing the "lack of respect" for the community

eri of the public would like the Board to

believe otherwise, i+e*n-beleSiffit+f&Fgued tlat a

visitor on vacation will tend to be well-man slnce

they may be inclined to i--tto visit the following year, and would not want their actions

to preclude such rental.

In fact, apolicants represent that a significant number of the tenants at the

subject propertv urffiffiffititors who rent the property for a week or two every

,..i- n.*ers who return o. plun to return to the same vacation spot are less likely to

disrespect the communit.r- ,in.. they know tl ey will be returning to that same community

rng I

lnteres,4:ly;+he Boarti eenekrd,x{-+'rit5-EAJ;-p,an-++ociti+€'Deelarat**thfl{-{h€

reflterr--stmwfi+S-aJ
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The Ben-Meir's have also implemented, or plan to implement, the mrtrgatrng

measures in Section 4.0 below. These measures will help ensure that the "transient"

nature of the rentals at the subject premises will not foster a visitor's lack of respect for

the community or adversely impacf the environment of Upper Rhoda Pond' and that any

potential adverse impacts will be dealt with promptly and properly-

7)MisuseofRhodnPond,includinglilteringandunsafeactivities,

over the misuse of UPPer Rhoda Pond,

this, the Ehe Board was asnin responding
The Board has exPressed concern

including littering and "unsafe activities". In
visitor

@***s-at+ns afe-ae+ivities-

tire Pond may significantly and adverselv affect

impossible to predict when the Pond

..nt.tt at the subject premises will

and water" fa+ffir
The Board concluded that the misuse of
the character and quality of the existing

Clearly littering and unsafe activitie may negatively affect

the surrounding comm-unity. However, it is Pond will be misused

,i*pfy becausJ the subjeci premises is rent The Pond is currently

utilized for swimming, fishing, and non-motorized watercraft' There are dozens of homes

with frontag. o" uf[L. nhoia Pond, all of which have access and authority to use the

Pond. Auplicants argue that nuryrgrous

the Pond via easements and right of ways

residents without anylegal right of use most

that anv A+y of the aforementioned peop

wittr tegal authority to use the Pond, or

Pond, may misuse the Pond at any time'

AF Pan 3
use would
AF Part 3

the above-identified action, in isolation, would n
environmental impact in relation to community character or quality" (see EAF Part 3

Positive Declaration, P. 2).

consequently, the preclusion of renters of the subject premises as a

Boardinghouse will'not reasonably lower the likelihood of any misuse of upper Rhoda
+L ^ T)^*.{

;]iilffi;;]"1-1,; ;g" rr-be, of iransients and copake residents alreadv using the Pond,

--. +l *".- i--, - ^"',.- h ^ +i+l+-sac.qa+-+hel,€+t}-{+it iS

*uy b. misused or who may misuse it' Preventing

not necessarily prevent all future littering or unsafe

community. !
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in an attempt to mitigate any potential misuse of the Pond

the Ben_Miir,s are proposing certain measures found in

ed measures include the Ben-Meir's providing life jackets

for all renters, and including language in the rental agreement that any unsafe activities or

littering on the Pond will result in the eviction of the tenants.

8) The propensily,to be rented to groups such as college students or wedding parties' which

have sn obvious propensity to carry on loud and disntptive pary'actittities in compari'son

to the rental of a house to a mixed=agefamily unit'

Finally, the Board has cited the propensity of the subject property to be rented to

groups whictr-have an obvious tendency to 
-utry 

on loud and disruptive party acttvities as

a charactenstic that may negatively affect the character of the existing community' In

ieaching this conclusion, the Board cited to previous rentals of the subject property to

loud and disruPtive groups.

Applicants adamantly refute that there is a "propensity'' for the subject property to

be rented to groups that have a tendency to carry on loud and disruptive party activities'

Admittedly, irtt.n the Ben-Meir's first b.gm renting the subject property in2Ol3 under

ey rented to college students and awedding
ifically, the subject property was rented to a

that was lodging at the subject premises

up of persons attending a 1O-year college

reunion. Unfortunately, the three aforementioned rentals did result in increased noise

pollution and other behavior that may have signified an adverse environmental impact on

the surrounding communitY.

Since those three rentals in 2013, the Ben-Meir's have made substantial

modifications to their rental process to prevent future similar occurrences' The Ben-

Meir,s now seek to rent the subject premises to families instead of groups looking to

carry on loud and disruptive party activities. The applicants have dectnre{ that thev

. The property's rental agent/property

manager screens potential renters to ensure that they are aw e that the property is located

in a residential setting and that loud and disruptive behavior wilt not be tolerated The

screening process inctdes the rental agent aLsking potential renters a series of questions,

notiffing- th., nur.rous times that loud noise will not be tolerated, having the renters

sion asreements statine loud or excessive noise will lead to their eviction from the
sign agreements statlng
pi.rnirlr, and the appf,cants' rental. .ag.ent 

conducting online research of the potential

ienters to verisr all information provided'

Due to the above mentioned changes in obtaining reservations, the Ben-Meir's

seek to eliminate a likelihood that the subject premises will be rented to groups such as

college students or wedding parties that have an obvious propensity to carry on loud and
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disruptive party activities. Since March of 2015, all new reservations taken for the

subject property were strictly to mixed age famlly units. During that time period, no

reservations were secured from college students, wedding parties, or other rambunctious

groups ofyoung adults.

SECTION 4.0 - MITIGATING MEASURES

In an attempt to mitigate any potential adverse environmental impacts created by

the establishment of a Boardinghouse at the subject premises, applicants have considered

and taken great strides to address all public complaints and have already implemented, or

plan to implement upon approval of the proposed action, the following measures:

1) The majority of the public comments at the public hearings on the proposed

action concerned the manner by which the subject premises was being marketed

for rent. Upon this issue being raised in March of 2015, applicants immediately

removed all online advertisements marketing the subject premises together with
other properties as part of a "compound". The subject property will only be

advertised as its own single-family dwelling for rent for a minimum of seven

night stays between Memorial Day and Labor Day, and for a minimum of
weekend stays for the rest of the year. Since Aprll 20L5, applicants have not

accepted any new reservations for the subject premises to be rented together with
other properties owned by the Ben-Meir's.

Z) The Ben-Meir's will not rent multiple properties owned by them or their entities,

including 22 Howard Drive, 2103 County Route 7,2111 County Route 7. and

2117 County Route 7, to the same group or to groups that are related. This

mitigating measure will prevent large groups congregating on one property and

will prevent potential noise pollution.

3) Occupancy will be capped at the subject premises at fifteen (15) persons All
advertisements for the rental of the subject premises will clearly state the

maximum occupancy. Prior to the confirmation of any reservations, renters will
be asked their intended occupancy and will be reminded that there is a maximum

occupancy for the subject premises. The maximum occupancy will be explicitly
stated in the rental agreement, which will state that a violation of the maximum

occupancy will result in the immediate eviction of tenants. Renters will also be

required to list the names of all intended occupants of the subject premises, their

agi, emarl address and phone number. The Ben-Meir's agents will visit the

subject premises daily to verify that the maximum occupancy restrictions are

being complied with. If renters are caught in violation of the occupancy

restrictions, they will be evicted from the premises.

4) The Ben-Meir's have implemented an entirely new set of policies and practices

regarding the reservation process at the subject property. A new rental

agent/property manager, Jen Crosby, was hired in late 2014. Applicants
reo..i.ni thrt Ms. Crosby has developed an extensive vetting process in an
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s)

attempt to rent to families, as opposed to the raucous-type groups that neighbors

and the Board have expressed concern over. The vetting process includes

numerous instances where the potential renters are informed that the subject

premises is not for them if they plan on being loud or disruptive, beginning before

contact between the potential renters and Ms. Crosby even occurs. Upon contact

being made, Ms. Crosby asks the potential renters a series of questions in order to

better understand their intentions. Ms. Crosby's questions include but are not

limited to, what the renter's plans are, why they are coming to the area, why they

wish to stay at the subject premises and exactly who will be staying at the

property. Thereafter, Ms. Crosby once again informs the potential renters that the

,rrb1..t-p.operty is surrounded by residential properties and that loud or excessive

,oise *i11 lead to their eviction from the premises. After the initial telephone call,

Ms. Crosby conducts online research of the potential renters to verify the

information provided. Over the course of the past year, Ms. Crosby's screening

process of potential renters has been highly effective.

Rental agent/property manager, Jen Crosby, lives within 15 minutes of the subject

property andls on call24 hours a day, seven days a week, should any problems

arisi. n maintenance crew is also atthe property on a regular basis and the head

of the maintenance crew will likewise be readily available as a point of contact if
needed. The telephone numbers for Ms. Crosby and the head of the maintenance

crew will be giue, to the renters upon their arrlal. Additionally, the

aforementioned telephone numbers may be provided to neighbors of the subject

premises if the Board feels that it will help mitigate potential adverse

environmental imPacts.

Al1 future advertisements, including any forthcoming advertisements on websites

such as Vrbo.com and Homeaway.com, will specifically state that the subject

premises is surrounded by residential properties and that loud noises and

disturbances will not be permitted. This measure will inform potential renters

from the outset that the subject premises is not for reunions, weddings, or

partying.

The rental agent/property manager and/or the head of the maintenance crew will
greet al1 ..ri.., at check in and explain to all renters the house and community

irt.r. The rental agent/prop erty manager andlor head of maintenance crew will
then visit the subject premises on a daily basis to check in on the renters'

Signshavebeenpostedonthesubjectpropertynotifllingtherentersthattheyare
in"a reside ntial neighborhood and that noise levels must be kept in compliance

with the local noise ordinance.

Applicants have created a set of comprehensive house rules governing the

op".atio, and conduct of renters at the subject premises. In particular, the rules

uddr.r, and govern which boats and docks the tenants may use, the safety rules on

the pond, un-d th" requirement that noise levels be kept to a normal level while

6)

7)

8)

e)

24



outside. The list of house rules is given to all tenants both before and during their
occupancy.

10)The rental agreement terms for the rental of the property have been modified to
include language notifring the tenants that the subject premises is located in a

residential neighborhood and that the disturbance of neighbors with loud noise or
music will result in the eviction of the tenants. The rental agreement terms also

state the maximum occupancy for the subject premises, and state that

overcrowding will result in the eviction of the tenants. Finally, the rental

agreements and comprehensive house rules both state that renters shall not make

loud noise outside, including but not limited to the playing of music, between the

hours of 10:00 p.m. and 7:00 a.m. The Board should note that these limitations are

more restrictive than the Town of Copake noise ordinance, which prohibits loud
noise outside between 11:00 p.m. and 7 -0O a.m.

1l)The Ben-Meir's have clearly marked which kayaks/canoes they ow-n and which
floating dock their renters may use to prevent future renters from using watercraft
owned by neighboring residents. The Ben-Meir's have also provided enough life
jackets for every occupant ofthe subject premises-

12)The Ben-Meir's have commissioned Crawford & Associates Engineering, P.C. to
generate aTraffic Impact Study for County Route TAnear the subject premises.

The Traffic Impact Study concluded that there will be no adverse impact to the

roads or traffic as a result of the proposed Boardinghouse.

13)The Ben-Meir's have actively taken numerous steps to improve both the subject

premises and the surrounding community. They have expended considerable

money to update and improve the landscaping, driveway and exterior aesthetics

and overall appearance of the property to the benefit of the community. They have

also hired an architect to review the property for NYS Building Code compliance,

and have taken all necessary measures, to the satisfaction of the Town's Building
and Code Compliance Department, to address any and all deficiencies or

inadequacies. The property is presently in full compliance with all applicable

Codes.

14)The Ben-Meir's have expended considerable money, at the request of the Board,

to ensure that the septic system atthe subject property is both adequate rn size and

capacity to handle any and all waste generated from the rental and use of the

subject property. In that regard, Crawford & Associates Engineers completely
replaced the deteriorating septic system at the subject premises and moved the

system farther from Upper Rhoda Pond. These actions have been beneficial for
the surrounding community as well as the Pond. The current updated system has

been certified as compliant with the NYS and Columbia County Health
Department standards.

SECTION 5.0 _ REASONABLE ALTERNATIYES
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It is applicants' position that there are

establishment of a Boardinghouse at the subject prem

rent the subject premises to offset the carrying costs

of a Boardinghorrse at the subject property is the

applicants to achieve their objective'

Based upon the feedback from the community, the applicants have minimized' to

the greatest extend practical, any adverse environmental impact arising from the

establishment of a Boardinghouse at the subject premises Applicants have altered the

way in which ,fr" ,.rt1"ra pr""rnises is advertisld a"A rented, as well as the procedure for

,.rr.ing reservations u"a ifr. applicable rules that all renters must follow'

The Boardinghouse will be used in a manner similar t9 fe-rree+se1+n+e-!1nion
i*iiy a *. I lins I o c at ed wl. tll n th: 

:: T:']:T: ^" ? *T5*', :l^"J#;ii::l;;;;:"'.'" 
ro*a'r t";-ffi ihe existing character of the upper Rhoda Pond

rl -^ al^^

;#;il;, including the mi* .-,-FGdentiat and.b.usr1.es1 illis 1y'1.,:ff y:l ?ln:
:;i'.','.#:':i';',i.,"n,; ;;.np for children with disabitities and 

^a 
zo! 

_site 
KoA

l+ ^f ^ll ^{

;#i."'#;;5;;i,ffienvironmentalimpactoccasionedbythe
establistiment of a Boardinghouse at the subject premises'

5.1 Alternative Locations

undoubtedly, there are no alternative sites upon which the Ben-Meir's may

operate the proposed Boardinghouse. The Ben-Meir's own the subject premises

containing a single family dwelling on approximatel.l 4'.26 acres of land and it is their

main objective to obtain a special ,i. p...it which will allow them to utilize the property

as a Boardinghouse. Since the proposed action does not involve the construction of a

Boardinghouse, but rather seeks to use a pre-existing stru.cture as a Boardinghouse' the

Ben-Meir's cannot use other vacarfiland owned by them in furtherance of the proposed

action.

5.2 Alternative Use of the Site

The R-l Zonng District permits various different general, residential' and

business uses with or- without supplemental requirements' In the R-l district' a

Boardinghouse is u'p.r*itla rr. .ontirgen{ on ,.r,'ittg a special use permit' Likewise'

other uses pe.*itted in the R-1 ZoningDistrict upon securing a special use permit include

a Bed and Breakfart, u 
".rlt 

r.al facility, a day care center, a fire station, a nursing home' a

resort hotel, a resort lodge, a resort ranch, a school. a theater or concert hall' a restaurant'

a bus station or a summer camP'
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Certainly, all of the above uses would generate similar or more noise' trafftc'

p.rt ing ir*.r. .na jir*ption to th9 
neighborhoo? Whil..the applicants considered other

uses of the site. the appiicants desire t"o operate a Boardinghouse as contemplated and

permitted by the fo*i'of Copake Zoning'Code. Using the subject premises as a single

fanrily dwellirrg will not allow' the Ben-rteir's to achieve the objective of renting their

;.||j6y to offJet the carrying costs associated with owning the property'

t the

b co

t

5.3 Alternative Scale/lVlagnitude

It is the Ben-Meir's position that there is no alternative scaleimagnitude to the

proposed action. The subjeci premisel is situated on approximately 4'26 actes of land'

The propos.a gouriingfrort. will be advertised as a three-bedroom main structure with a

one-bedroom accessory structure, for a total of four-bedrooms in two buildings The total

een (15) Persons.

r's could have requested a large r the

use based upon the supporting infra effort

rse environmental impuct.. *d ut a - e' the

proposing a four-bed-roonl Boardinghouse tbr fifteen ( 15) persons'

which is more than reasonable'

5.4 Alternative Timing
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There is no reasonable altern

Boardinghouse- The Ben-Meir's intend

in order to offset the high-priced carry

subject premises. Without the rentals to ol

be able to meet their objective of keepinl

chitdren can use the property as a seasonal home'

5.5 No-Action Alternative

Itisfurthersubmittedthatthe"no-actionalternative"totheproposed
rnative as it is not feasible' The no-action

would leave the subject premises in its present

The use of the subject premises as a single

e Ben-Meir's to obtain their objectives of
mises while being able to defray the carrying

of the ProPertY'

TheoperationofaBoardinghouseisapermittedzoni
snecint use riimit Additionally' the Toy of Copake 2011

for the ..onffi*pansion of the Town. Due to all of the fo

choosing to proceed with the propor"d operation of a Boardinghouse at the subject

premises-

SECTION 6.0 - CONCLUSION

- . Ti":],il;. x.,,,.ino nt.neess. anv and all potential significant adverse

someone visit the subject property daily, changing the advertisements for the subject

premises, creating house rulei for the subject [t"*ittt. and improving the septic systen'l

to determine the environmental, ecological

have resulted in "insignifrcant"
there will be no short term or long

proposed action.
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Based upon all of the foregoi ot result in a significant

adverse environnrental impact to the sting commlftY

Instead the proposed Boardinghouse needs bY achiwing

;*1, ;.;f;;h il;il Town,s b_omprehensive pran 
^Addrtronauh :T,ryrr."*":1""i

;;;."*n*;;;;;+".b+. benefits iorthe Town of copake and its residents' Since the
,r - .- '--^ - ^^A^ ^-.L:^-p.-p";;;"'."r.t,.subjectpremisesisapermitteduse*9:.th:-,:,,,9::*,.#

impacts through extensive mitigating
have mo'oenvironntentitllY signiffica

i * I "^." 
-.. 

" 
* " r'. s EoR sta n d ards. tlre appJi cants 

f:.:l 1n:1 |P "J:lil:?:: :
shouid- be permitted by the Copake ZoningBoard

of Appeals, as lead agency for the SEQR revrew'

measures that
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Crawford & Associates Engineering, PC
Englneerlng g & SurveYors

Hudson Otllce - 4

Tor l5t8l 8aB-2700 slcs 6ofl

Cllfton Park Olllce- 1 Barney Fd'SurlB 109' Clilton Park' NY 12065

ii, lire) 9s?' 1 3o I' Fer: 15 1 Bi 028'27?3' $u\Y cla${ordaildassociolcs conr

ffif,fffln;,*. ee , tees i$,'i
funlrc? P, Atrb,r! PE, LEED ittY' Vl

Dxrriol i- Rui){ r- LS

January 1 5, 20i 6

Freeman Howard, PC

Attn; Paul Freeman, Esq'
441 East Alten Streei
Hudson, NY 12534

Dear Mr. Freeman'
he
in

ng
he

es.

Existlng Road Conditions

2 feet or 20"/",

ol
t1lt
of
a

Traffic Generation

The amount ol I d use is typically eslimated^using dala published'by the

lnstitution ol rr (!I-el' 
- 

i'rlu-p''orLn"d data attiws loi comparison 'of

",isiins 
rrarrrc. r jk,g:l+il$:l'r';'',r';""s" or "trip ends"' rhe

lollowing deliniti

,Alrlportrlpendisasingleorone.directig6r,ghrclemovemenlwltheitherthe
orisin or tn" ilr-riniiioni-(exiting o1''L.iJiii91.intii" a- 

-studv 
slte' For trlp

generathnp,,po""",thetota|lripendsioiara"trauseovelagivLnperiodoft|me



BEN.}IEIR TBAFFIC STUDY
COPAKq NY
c&M 45;n.02

JANUASY 15,2016

PABE2

are lhe totat ol all lrips enterlng plus all trips exlting a site during a designated

time pedod,"

ITE has completed
amount ol trtp ends
parcels, the ITE dat
tho number of dwelling units,

lnto multlple types ol residentlal use. The use

ing lha subject parcels, ls ode number 210 -
code 210 as follows:

"Single-family delac*red housing includes all singl+lamily detached homes on

individual lols.'

ITE has not published data on the proposed boarding house land y9e. They do, horflever,

piovfi o"i. dn Aecreattonat iomes,'tan'O use code 26d'. Recreatbnal Homes are desorihed as

folbns:

resort containlng local servlces and
ings are often second homes used

aasonal basb.'

Per lhe ITE data, the use of the subJect propertles as recfeatlonal homes will reduce the

expected trlp gonerstlon.

frafllc lmoad of iha Prooosed tlsas



BEl,l.lilElH TRAFFrc STU DY

COPAKE, NY
c&At4572.02

JAilUAFY 15,ztl',t6

PAGES

down from lhe curent 47.9 lrlps (0.5t ' 4 o #'8 + 3'1 6 = gJ4l.]h9. areraee ol 4^1 '4.trlps on

1xf 'mi,f,ffitfl disl?"$pffi tiief ng8l.::nx',x*22HowardDriversstirrrowar

posed uses.

Conclusions

ed boarding houso usea, which can.be

conftUut" [ese Eaffic fien lhe exlstlng

li, tn" Prop€d r.rsee wfll nol have a

area.

proBosed use.

g#x,:f, flxl'?i,miFul'Jb'-EtrH$-#g3iSHffi "ffie'+{x""'#J"ilJ1

adequde for rhe p,.e#itJJJi;ih;'ffi:fir"ril;inir-5tii*n Rose zitt ttc'epropsrbe'

ltlsourundErstardingthattheabovesummaryproylpes,.theinformatlonyourequested.ll
annilrrg rurfiteiii t qf iO ao not heeitate to c ntactthls ofiice'

SlncerelY,
ffilrt6il & Assoclates Erqlneerlng' PC

Eranose Nelson, PE, LEED AP
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