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SECTION V 
 
IMPLEMENTATION PLAN 
 
 
The following section summarizes and expands upon the Findings and Recommendations section of the 
plan.  It first provides a general methodology for implementing the plan and then provides specific steps 
for implementing each of the goals and policies established by the community.  These steps or actions 
were generated throughout the process by referring to previous efforts, through committee and public 
input, and from general planning principles. 
 
It must be clearly understood that this plan is a guidebook for the community, and that the 
recommendations/actions that are given are suggested methodologies for achieving the Town's goals.  
Although given priorities, it shall be up to the Town Board to determine the applicability and/or timing 
of these actions.  These actions are to be considered a "toolbox" to be utilized by the Town in achieving 
vision and responding to changes in the community.  Each year, the Town Board (with recommendations 
from others) will decide on the need for any implementation actions, and address any updates to the 
plan. 
 
 
GENERAL IMPLEMENTATION PROCEDURES 
 
1. Comprehensive Plan Adoption:  The Town Board, after holding the appropriate public hearing(s) and 

completing the State Environmental Quality Review (SEQR) process, should adopt the 
comprehensive plan. 

 
2. Form a Comprehensive Plan Implementation Committee:  The Town Board should form a 

comprehensive plan implementation committee by resolution.  This committee could be chaired by 
Town Board members and have representation of the Planning Board and others as necessary.  This 
committee would meet at scheduled times throughout the year (2-4 times per year in the first couple 
of years after adoption and possibly reducing to 1-2 times per year thereafter).  Their responsibility 
would be to help ensure that the plan is being implemented, evaluate results of actions, re-prioritize 
implementation actions as necessary, and suggest modifications to the plan as required. 

 
3. Provide copies of the plan:  The Town should provide copies of the plan to the Town's boards, 

departments and committees.  When providing these plans, a meeting should be scheduled to 
explain the plan, and how it should be utilized. 

 
4. Budget money and seek grants for implementation:  The comprehensive plan implementation 

committee each year will provide an approximate budget needed for the coming year's 
implementation actions, to the Town Board (at budget time).  The committee will also provide 
assistance to the Town Board in identifying and seeking grants for these actions.  The Town Board 
will then budget for these actions and/or apply for grants. 
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IMPLEMENTATION ACTIONS PER GOALS OF THE TOWN 
 
A. Maintain the rural and agricultural character of the Town. 
 

1. Review town zoning ordinances and modify as necessary to ensure that agriculture and its 
related activities are not restricted or hindered by the zoning law. 

 
Priority:  Low   Responsibility: Planning Board could review and recommend 

revisions to the Town Board.  Revisions would be 
adopted by local law. 

 
       Costs:   Minimal:  reproduction and mailing costs. 

 
2. Entertain no requests for rezoning in agricultural districts for higher density residential 

development. 
 

Priority:  High   Responsibility: Town Board 
 
       Costs:   None 

 
 

3. Consider adoption of a local right-to-farm law. 
 

Priority:  Low   Responsibility: Town Board 
 
       Costs:   Minimal:  samples can be obtained from NYSDOS 

and others.  Costs are for local law adoption. 
 
 

4. Provide incentives for development in sewered areas:  expedited reviews, density bonuses, and 
prioritized public services. 

 
Priority:  Medium  Responsibility: Town Board, Planning Board, Building Inspector 
 
       Costs:   None 

 
 

5. Establish and adopt rural development guidelines:  these guidelines would be referenced in the 
zoning and subdivision regulations, and would be required in the agricultural zoning district. 

 
Priority:  Medium  Responsibility: Town Board 
 
       Costs:   Minimal:  obtain samples, revise and adopt through 

local procedures. 
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6. Investigate agricultural preservation programs - the Town should evaluate transfer of 
development rights (TDR) and purchase of development rights (PDR) programs, and other 
programs that may be available (such as PACE [purchase of agricultural conservation 
easements], farm assistance programs, etc.). 

 
Priority:  Low   Responsibility: Town Board through a committee 
 
       Costs:   Minimal:  this is an investigation not 

implementation.  (Implementation would be 
expensive.) 

 
 

7. Maintain State agricultural districts. 
 

Priority:  High   Responsibility: Town Board 
 
       Costs:   None 
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8. Locate industrial and commercial in specified areas of the sewer district. 
 

Light industry and agri-industrial uses should be located in targeted areas adjacent to the Village 
and the power station.  In creating these industrial areas, proper controls must be put in place to 
regulate objectionable impacts (noise, fumes, water pollution, etc.).  Industrial uses are more 
compatible with agricultural uses than residential uses and therefore regulations should include 
certain buffer and/or setback requirements. 

 
Priority:  High   Responsibility: Town Board 
       Costs:   Minimal for creating regulations 

 
 

9. Limit retail growth outside the Village to assist in the viability of the Barker Central Business 
District. 

 
Consideration of zoning changes around the Village should consider the limitation of competing 
retail uses to the Barker Central Business District. 

 
Priority:  Medium  Responsibility: Town Board 
 
       Costs:   Minimal 

 
 
 
B. Achieve a pattern of development which minimizes travel time to meet daily needs and which meets 

a high standard of design and construction. 
 

1. Modify the Town's zoning map to match the recommendations in this plan. 
 

Priority:  High   Responsibility: Town Board through the Planning Board or 
committee 

 
       Costs:   $1,000 - $2,000.  Costs for amending map and 

adoption process. 
 
 

2. Create an Access Management ordinance and assign to identified roads within the Town. 
 

Priority:  Medium  Responsibility: Town Board through a committee (assistance from 
NYDOT) 

 
       Costs:   Minimal - $3,000.  The NYSDOT has a sample 

Access management ordinance.  It may need to be 
modified and then taken through an adoption 
process. 
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3. Create a rural development cluster development ordinance:  this ordinance would apply to 
sewered areas and to non-sewered areas. 

 
Priority:  High   Responsibility: Town Board 
 
       Costs:   $1,000 - $2,000.  Obtain samples and work with a 

consultant to modify. 
 
 

4. Create landscaping and buffering standards - amend code to include and add appropriate 
references. 

 
Priority:  Medium  Responsibility: Town Board through committee 
 
       Costs:   Minimal - $1,000.  May need help of consultant. 

 
 
 
C. Meet the housing needs of the community by providing a variety of choices in new housing and by 

encouraging the improvement of existing housing. 
 

1. Investigate a housing and property maintenance code:  form a committee to research examples 
of these codes and how they are applied, and where and if they should be applied. 

 
Priority:  Low   Responsibility: Town Board through a committee 
 
       Costs:   Minimal 

 
 

2. Publicize programs for Federal and State housing assistance programs, and programs for façade 
improvements and tax assessment issues. 

 
Priority:  Low   Responsibility: Town Board 
 
       Costs:   Minimal - $1,000 

 
 

3. Amend the zoning of the Town to match the vision of the plan in locating denser housing in the 
sewered areas. 

 
Priority:  High   Responsibility: Town Board through the Planning Board or 

committee 
 
       Costs:   $1,000 - $2,000.  Costs for amending map and 

adoption process. 
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D. Protect important environmental resources from adverse effects. 
 

1. Expand upon the work done in the Comprehensive Plan by identifying, quantifying and 
prioritizing important environmental resources in the Town:  (the comprehensive plan and this 
resource would be referenced in the Town's codes). 

 
Priority:  Medium  Responsibility: Town Board through a committee 
 
       Costs:   $1,000 - $3,000.  With volunteer and consultant 

assistance. 
 
 

2. Create a lakeshore overlay district to provide additional requirements to developing in the 
lakeshore area.  Requirements could include limitations on pole barns, height and location of 
structures, setbacks, etc.  One of the important objectives would be to preserve views.  This 
effort should be coordinated with the LWRP. 

 
Priority:  Medium  Responsibility: Town Board 
 
       Costs:   Associated with the LWRP creation. 

 
 

3. Create and adopt updated stormwater and erosion control standards. 
 

Priority:  Medium  Responsibility: Town Board 
       Costs:   Minimal - $1,000.  Acquire NYSDEC sample 

stormwater regulations. 
 
 

4. Working with applicable adjoining communities, study the watersheds within the community for 
ways of protecting and improving water quality.  Look into working with the Soil and 
Conservation service and their CEM (Community Environmental Management) program. 

 
Priority:  Medium  Responsibility: Town Board 
 
       Costs:   Minimal - $5,000.  If acquire CEM assistance, costs 

could be minimal. 
 
 

5. Consider a wetlands ordinance that would complement State and Federal laws.  This ordinance 
could regulate (not completely restrict) development in and around non-regulated Federal 
wetlands (isolated). 

 
Priority:  Low   Responsibility: Town Board 
       Costs:   $1,000 

 
 

6. Update/revise the zoning and subdivision regulations to require preservation/incorporation of 
important natural resources to any development proposal. 

 
Priority:  High   Responsibility: Town Board through the Planning Board 
 
       Costs:   $1,000 
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7. Addition of stream protection overlay areas:  for identified streams (especially Golden Hill 
Creek), a stream protection overlay should be created.  This zoning overlay would require 
development within its boundaries to meet structure regulations for setbacks from the creek, 
drainage and erosion control, and other issues such as viewshed protection. 

 
Priority:  Medium  Responsibility: Town Board 
       Costs:   $1,000 - $2,000 for overlay creation 

 
 
 
E. Provide high quality community facilities and services at an acceptable cost to the local taxpayer. 
 

1. Complete a Capital Improvements Plan: each Town department, board and committee should 
create a listing of improvements, needs, etc. for now and for the future (reasonable time period 
established). 

 
Priority:  Medium  Responsibility: All departments, boards and committees 
 
       Costs:   Minimal 

 
 

2. Create a grants plan for the prioritized capital improvements list. 
 

Priority:  Medium  Responsibility: Town Board 
 
       Costs:   $3,000 - $5,000.  If consultant is necessary. 

 
 

3. Monitor recreation needs in the Town: based on continued monitoring of these needs, the Town 
will determine when additional facilities/plans such as the multiple use plan should be 
implemented. 

 
Priority:  Low   Responsibility: Town Board and Recreation Committee 
 
       Costs:   Minimal 

 
 

4. Based on watershed studies and possible assistance under a CEM program, determine those 
areas of the Town that need detailed drainage studies.  A drainage committee could keep track 
of drainage problems and recommend studies/improvements to the Town Board.  Assistance 
could also be sought through SEMO (State Energy Management Office) and FEMA (Federal 
Emergency Management Agency). 

 
Priority:  Low   Responsibility: Town Board and Drainage Committee 
 
       Costs:   Minimal through thousands of dollars. 
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5. Meet yearly with State Park officials to discuss Golden Hill State Park; their plans and the needs 
of the community. 

 
Priority:  Medium  Responsibility: Town Board 
 
       Costs:   None 

 
 
 
F. Provide for the future movement of traffic through the Town in a safe and efficient manner. 
 

1. Focus should be on improving the existing highway system and not on constructing any new 
roads.  Working with the NYSDOT and the County, the Town should identify areas for 
improvement. 

 
Priority:  Medium  Responsibility: Town Board and Highway Superintendent 
 
       Costs:   Minimal 

 
 

2. Build upon the Access Management ordinance identified in B.2., by completing an access 
management plan.  This plan would help in resolving some existing problems in the Town. 

 
Priority:  Low   Responsibility: Town Board (working with the Access Management 

division of the NYSDOT) 
 
       Costs:   Minimal 

 
 

3. Provide input to the GBNRTC on future transportation needs, including pedestrians and 
bicyclists.  Provide a copy of the Town's plan and attend yearly meetings with the GBNRTC. 

 
Priority:  High   Responsibility: Town Board 
 
       Costs:   Minimal (reproduction of plan and attendance at 

meetings) 
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SECTION VI 
 
ENVIRONMENTAL ANALYSIS 
 
 
Typically, the potential environmental impacts of a comprehensive plan are evaluated through a Generic 
Environmental Impact Statement (GEIS).  To meet this requirement, the comprehensive plan itself can be 
set up to represent the GEIS (see §272-a.8 of Town Law).  This format enables the reviewers, the Lead 
Agency, all involved and interested agencies, and the public to review one comprehensive document 
that outlines plans for the future and the potential environmental implications of these plans.  Although 
the Plan, to date, has not resulted in a Positive Declaration, this format is being used to help in the 
environmental evaluation. 
 
A GEIS, like an environmental impact statement, includes a section on environmental setting.  Section III 
of this comprehensive plan provides a review and analysis of the environmental settings of the Town as 
they exist now.  Section III includes information on the following:  the natural environment and the 
cultural environment. 
 
Potential Significant Adverse Environmental Impacts 
 
The underlying purpose and a major goal of a Comprehensive Plan is to promote appropriate land use 
and avoid significant adverse environment impacts in the community that it covers.  However, it is 
important here to acknowledge and discuss potential adverse impacts. 
 
Short term/long term and cumulative impacts 
 
Based on the environmental setting of the Town of Somerset, the following potentially significant 
adverse environmental impacts could occur if the community does not plan adequately and provide the 
proper tools for the management of growth and development.  The comprehensive plan is designed to 
properly guide growth in the Town to lessen the negative impacts of land use and development 
decisions. 
 
A. Impacts on Land (see environmental features, topographic map, steep slopes, US Department of 

Agriculture prime soils and hydric soils maps) 
 

 The Town of Somerset is rural in nature, a characteristic that is valued by area residents.  
Inappropriate planning and development actions could negatively impact the character of the 
Town. 

 The Town of Somerset has areas of hydric soil, and some wetlands and floodplains.  There are 
also some areas in the Town with slopes greater than 15 percent.  Improper development of 
these areas could result in drainage, flooding and/or erosion problems within the Town and in 
downstream areas. 

 There are large areas in Somerset where the soils are categorized as prime farmland, or prime 
farmland when drained and extensive agricultural districts and farms.  Development of these 
areas could displace irreplaceable resources. 

 Some locations in the Town of Somerset contain significant areas of mature woodland.  
Inappropriate development of these areas could have a negative impact on the rural character of 
the Town and important open space. 
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B. Impacts on Water (See Environmental Features Map) 
 

 Fish Creek, Golden Hill Creek, and Marsh Creek and tributaries of these waterways run through 
the Town of Somerset.  Floodplains surround portions of these waterways.  Inappropriate 
development could lead to flooding or drainage problems, and hazards to public safety.  These 
creeks are also important for environmental protection, open space preservation, drainage, 
wildlife habitat and aesthetics. 

 Much of the Town’s development is on municipal water and is not dependent upon groundwater 
resources for their water supply.  Many residences in the Town use groundwater for the 
discharge of sanitary waste (septic systems).  Only a portion of the Town has public sewers. 

 There are areas of wetlands and hydric soils.  Inappropriate development in these areas could 
lead to flooding and drainage problems, and adversely impact groundwater resources. 

 The waterfront area of the Town has floodplains, wetlands and is an important environmental 
feature of the community.  Inappropriate development in this area could cause many problems. 

 
C. Impacts on Flora and Fauna 
 

 The Town’s expansive areas of open meadows, fields and woodlands, waterfront areas as well as 
the wetlands and creek corridors, support many non-threatened and non-endangered plant, 
avian and animal species.  These areas provide important habitat for many resident and 
migrating species, and are an important element of the rural character of the Town.  Over- 
development and poor site planning decisions could adversely impact these resources. 

 Some of the streams are considered to be Class A streams. 
 
D. Impacts on Agricultural Land Resources 
 

 Most of the Town is located in a State designated agricultural district.  The predominant land 
use and economic activity in the Town is agricultural, and most of the Town is zoned agricultural. 

 Agricultural uses have been slowly declining over the past decade, and appear to be continuing 
this trend. 

 
E. Impacts on Aesthetic Resources 
 

 The aesthetic resources of the Town of Somerset include significant views (especially in the 
waterfront region of the town), open spaces, parks, historic buildings and creeks.  These 
resources contribute to the atmosphere and character of the Town, and could be negatively 
affected by inappropriate development. 

 Agricultural uses represent an important rural aesthetic resource of the Town. 
 
F. Impact on Open Space, Parks and Recreation 
 

 Parks and recreation resources in the Town of Somerset are identified in Section III. 
 The Town also has important open space resources, with large portions of the Town including 

undeveloped woodlands and meadows. 
 Inappropriate development, including increased demands caused by population increases, 

could have an adverse effect upon these resources.  Present population statistics show a large 
number of seniors, and children under the age of 18 compared to county averages. 

 
G. Impact on Critical Environmental Area 
 

 There are no designated critical environmental areas in the Town. 
 



 
 
Town of Somerset—Comprehensive Plan Update VI-3 

H. Impact on Transportation 
 

 The transportation system in the Town of Somerset is heavily based upon roadways and 
automobiles. Public transportation is very limited, and the rail line is used for very limited 
commercial and freight uses only.  No passenger rail is available. 

 The major roadway corridors in the Town are described in Section III. 
 Travel for pedestrians and bicyclists can be difficult in the Town. 
 Additional development in the Town has the potential to adversely impact the transportation 

network.  In particular, more intensive development may aggravate areas where traffic 
congestion is a problem, or result in new areas of congestion.  Development within the Town 
also affects the traffic in the Village.  Development in the surrounding communities may also 
have impacts on the Town's transportation system. 

 More intensive development may also increase potential conflicts between automotive and non-
automotive modes of transportation. 

 
I. Impact on Growth and Character of Community or Neighborhood 
 

 The population of the Town of Somerset outside the Village grew by about 10% between 1990 
and 2000.  Projections suggest continued growth over the next decades at a similar pace. 

 The rate of new households being generated in Somerset outside the Village since 1990 has 
been about 7 households per year on average. 

 The Town’s Goals and Objectives clearly indicate support for directing growth toward the areas 
of Town in or adjacent to the Village and north of the Village along Quaker Road, and 
controlling the rate of growth in areas without sewers, or along rural road frontages in order to 
protect community character. 

 The Village of Barker serves as the central business district and service center for the Town of 
Somerset.  The Town recognizes the importance of the Village and wishes to provide support for 
these businesses.  The Town though does have a moderate commercial and industrial growth 
rate and sees continued growth in the designated areas of the Town. 

 Present growth rates have not shown a significant increase in population numbers in the Town, 
but how that development takes place may cause problems or affect the vision of the 
community.  Fluctuations in this growth rate may also cause problems and could be anticipated 
due to growth pressures from surrounding communities. 

 
Adverse Environmental Impacts that Cannot be Avoided 
 
With or without the adoption and implementation of a Comprehensive Plan, the region will continue to 
have new development that will impact the environment.  The adoption of this plan and implementation 
of the suggested actions will allow the Town to better manage growth and development, and reduce 
potential environmental impacts.  All development actions taking place after the completion of this study 
will still be subject to the State Environmental Quality Review (SEQR) process on a site specific basis.  
This plan, though, will assist with the review of development actions.  In the instance of a rezoning 
request, the plan will have a much greater impact on that decision and the SEQR process. 
 
Growth Inducing Aspects of the Plan 
 
Most of the implementation actions outlined in this study will help to control and moderate growth 
within the Town.  Certain actions may act to encourage development in specific areas of the Town.  
Specifically, redevelopment in and around the Village of Barker will be encouraged.  This area has been 
deemed to be the most appropriate areas for development.  Development in the more rural areas of the 
Town will be discouraged. 
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Mitigation Measures 
 
It is the objective of any comprehensive plan to help to reduce the potential impacts that could be 
caused by the present development trends in the planning community.  This can be accomplished by 
providing techniques for changing the development trends of a community, such as amending zoning or 
other development regulations, or by providing tools to help mitigate the possible impacts of those 
development trends (improved infrastructure, increased/improved standards for development, etc.).  A 
good comprehensive plan will supply techniques for modifying or clarifying the direction of the 
community, and the tools for reducing the impacts of development that themselves do not create other 
adverse environmental impacts.  The following section discusses the study's recommendations and the 
logic as to why and how they help mitigate the potential impacts of future growth. 
 
A. Impacts on Land 
 

 To protect the rural character of the community and its environmental resources, this plan 
recommends zoning revisions, aesthetic regulations, infrastructure limitations, new development 
regulations and guidelines, and protection and preservation of important features. 

 Agricultural lands in the Town will be protected.  In some cases the land could be preserved 
through various techniques: 
− The Town will also continue its support of agriculture and investigate the possible use of a 

PACE (purchase of agricultural conservation easements) or a PDR (purchase of development 
rights) programs. 

− The certified agricultural district in the Town will be maintained. 
 
B. Impacts on Water 
 

Surface Water 
 The plan also attempts to direct development away from the designated stream corridors. 
 Increased drainage standards, and avoidance of poor soil areas will also reduce impacts to 

surface waters from development. 
 New drainage and erosion control laws will also help to protect these resources. 

 
Groundwater 
 Directing growth to areas with public infrastructure will help in the protection of groundwater 

resources in the Town of Somerset. 
 Possible expansion of the sewer system to areas along the waterfront could help to reduce 

problems. 
 
C. Impacts on Plants and Animals 
 

 As discussed previously, the Somerset community will be taking efforts to protect and preserve 
the stream corridors and open spaces in the community.  By targeting these important habitats 
for protection, the Town is minimizing impacts to the flora and fauna of the region. 

 The plan also identifies important features like floodplains, wetlands and unique environmental 
features, so that they can be incorporated into designs and/or preserved. 

 
D. Impacts on Agricultural Land Resources 
 

 As previously discussed, the Town will be coordinating activities to protect and preserve 
agricultural land and agricultural operations.  Farmland protection planning will be followed up 
by different approaches to protecting and preserving land (zoning changes, overlays, Purchase 
of Agricultural Conservation Easement (PACE) and Purchase of Development Rights (PDR) 
programs, etc.). 
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 Other programs and ideas will be attempted as needed to try and assist farmers to stay in 
business.  If the economics of farming can be helped, farming may continue which will assist with 
the agricultural land preservation. 

 
E. Impacts on Aesthetic Resources 
 

 The preservation of community character is one of the major goals of this study.  Community 
character includes the aesthetic resources of the community such as significant views, open 
spaces, farmland, important structures and the Towns’ overall rural characters.  The community 
has identified these resources and the plan identifies actions to be taken by the community to 
proactively and reactively (in response to development) protect and preserve these features.  
Development guidelines help to maintain the rural character of this community. 

 
F. Impacts on Open Space, Parks and Recreation 
 

 The plan identifies the features and provides methodologies to protect and preserve these 
resources during development. 

 The Town can plan these features, to ensure that open space features are protected to the 
maximum extent possible, recreational needs are efficiently provided, and parks are connected 
and considered in development scenarios. 

 Major features are incorporated into the vision map and will be considered an integral part of 
the Town’s future. 

 
G. Impacts on Critical Environmental Areas 
 

 There are no CEA's in the Somerset community. 
 
H. Impacts on Transportation 
 

 Transportation in the community is heavily based on roadways and automobiles.  There are 
localized problems within the community along these roadways that have been caused by some 
increases in traffic in the region.  A major recommendation of this plan is to work with the 
Metropolitan Planning Organization (which is the Greater Buffalo Niagara Regional 
Transportation Council) to study these traffic patterns and provide suitable solutions to these 
problems.  Growth rates within Somerset itself and those proposed for the future may not be the 
only part of the problem (and are being controlled).  Traffic problems may be related to 
development around the region, social changes and the routes people take to get to their 
destinations. 

 To avoid sprawl, growth is being targeted around the Village and existing growth areas (within 
the Sewer District).  This helps in preserving the character and environmental features of the 
community but can cause localized traffic problems.  Actions such as access management plans 
are being suggested to minimize these impacts. 

 One of the other issues of transportation relates to the region's accommodation of pedestrians 
and bicycles.  The plan recommends continuing to improve pedestrian and bicycle access 
around the Village.  In the Town, these access issues are focused on or near important features.  
On-street accommodations may be made in the more rural areas, to keep the rural character. 

 Public transportation in the region is minimal and Somerset will continue to work with the 
County and Niagara Frontier Transportation Authority in trying to improve public transportation. 

 The railroad running through Somerset is an important asset to the region.  The community has 
planned around this feature (continuing access to industrial areas and preventing encroachment 
of incompatible uses), and is strongly interested in the railroad being improved and remaining 
active. 
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I. Impact on Growth and Character of Community or Neighborhood 
 

 The growth rate in the Town of Somerset is not excessive, and for the planning future, it is not 
expected to change drastically.  The plan accommodates this growth within appropriate areas, 
without impacting resources or the character of the community. 

 It is clear in the Goals and Objectives that there is interest in protecting the character of the 
community by controlling growth.  Many of the plan's recommendations are designed to achieve 
this goal.  These actions are not excessive or overly protective since development pressures are 
moderate at this time. 

 
Evaluation of Alternatives 
 
Throughout the planning process, alternatives for helping the Town achieve its Goals and Objectives 
were evaluated.  These recommendations and implementation alternatives were evaluated for not only 
their desired results, but also their impact to the environment, the needs of local residents and private 
property rights, and the vitality of the community. 
 
It must be noted that long term recommendations were not thoroughly evaluated in this section since 
these actions are only to be considered in extenuating circumstances where the Town is seeing greater 
levels of growth pressure or where short term recommendations are not achieving the desired results. 
 
Under the present growth conditions in the Town, the "No Action" alternative was considered.  
However, to enable the Town to properly plan for its chosen future, to prepare for potential 
development activity over the next 15 years, and to better direct and manage such growth and 
development, this alternative was deemed inappropriate.  Furthermore, the chosen action plan will 
provide greater protection to the environment than the present course of action. 
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APPENDIX A 
 

RECOMMENDED MULTIPLE USE ALTERNATIVE 
 
 
 
In the late 1970’s, the Erie-Niagara Regional Planning Board conducted a multiple use study for lands 
associated with the AES Somerset power generating station, owned at that time by New York State Gas 
& Electric (NYSEG).  While these plans were never implemented, the Town of Somerset is appending the 
recommendations to the updated comprehensive plan in the event that circumstances warrant their 
development at some point in the future.  The following discussion is excerpted from the Regional 
Planning Board’s study.  Their cost estimates are included to give a general idea of the cost of 
implementation.  Because there are no immediate plans to implement this proposal, newer cost 
estimates are not warranted.  It is emphasized that these figures were generated in 1979 and are 
outdated.  Current costs would be significantly higher. 
 
 
A. BACKGROUND 
 

As mentioned in the preceding section (i.e. Section VIII, Multiple Use Alternatives), the Multiple Use 
Subcommittee directed the Regional Planning Board staff to develop a Recommended Multiple Use 
Alternative which would combine the most desirable elements of Alternatives A and B.  While the 
Subcommittee's recommendation provided some degree of flexibility in the development of a 
Recommended Multiple Use Alternative, it was evident that the Subcommittee wanted three 
elements incorporated into the final Plan.  These included the following factors: 
 
(1) Utilization of the northeast section of the power plant site for recreation activities and concurrent 

recommendations regarding access to that area. 
(2) The development of the shoreline in the northeast section of the power plant site for immediate 

passive recreational use. 
(3) Development of long-range plans for public access and use of those portions of the NYSEG 

property which will become available throughout the life of the plant (e.g. Solid Waste Disposal 
Sites). 

 
As stated previously in Section VII (i.e. General Site Analysis), a refined site analysis was performed 
for those sub-areas where multiple use development was determined to be most feasible.  This 
included an examination of the soil characteristics for the eastern half of the NYSEG property which 
incorporated sub-areas A through G. Locations of the sub-areas are shown in Figure 4 (i.e. Somerset 
Power Plant Site Sub-Areas) on page 56.  The data contained in the Soil Survey of Niagara County, 
New York October, 1972).  U.S. Department of Agriculture Soil Conservation Service was used as the 
major reference source.  The soil analysis concentrated on those areas that would not be disturbed 
by solid waste disposal operations, in particular sub-areas B, E, and F. 
 
Soil characteristics were examined to determine the feasibility of each sub-area to accommodate 
various recreation opportunities and support activities such as camping, access roads, storage 
building, and picnicking.  The results of the soil analysis showed that only the portion of sub-area F 
east of Potter Road and sub-area E would accommodate intensive development which included low 
buildings, parking areas, and roads.  However, most of the other sub-areas examined would 
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accommodate trails, picnicking, wildlife refuge, and athletic sports.  In addition to a soil analysis, the 
Regional Planning Board staff examined the appropriate sub-areas in light of their relationship with 
the New York State Electric and Gas Corporation plans for landscaping/revegetation, as part of the 
utility company's application to the New York State Board on Electric Generation Siting and 
Environment for a permit to construct a power generating facility.  Examination of the New York 
State Electric and Gas Corporation's plans indicated that existing and proposed vegetation would 
provide excellent wildlife habitats as well as adequate buffers from power plant operations. 
 
The above mentioned analysis was supplemented with numerous site visits and discussions with 
technical personnel from government agencies.  These included Mr. Brian Doyle, New York State 
Sea Grant Specialist; Mr. Martin Cummings, New York State Department of Public Service; and Mr. 
Robert Resil, Niagara Frontier State Parks and Recreation Commission.  It was determined that a 
boat launch ramp in the power plant site would cost approximately $2,000,000.  The high cost was 
mainly due to the steep slope present at the site, which would necessitate extensive engineering 
work prior to construction. 
 
In addition, the present existence of public boat launch ramps at the Wilson-Tuscarora State Park in 
the Town of Wilson, New York and Olcott Harbor in the Town of Newfane, New York, as well as 
recently allocated state funds for a boat launch ramp at Golden Hill State Park in the Town of 
Somerset indicate that an additional ramp at the Somerset Power Plant would not likely receive 
funding assistance from New York State or the federal government.  This information was relayed to 
the ENCRPB staff from discussions with the Niagara Frontier State Parks and Recreation Commission.  
Given the elements requested for inclusion in the plan by the Multiple Use Subcommittee and the 
findings of the refined site analysis, a Recommended Multiple Use Alternative was developed. 

 
 
B. GENERAL DESCRIPTION OF RECOMMENDED MULTIPLE USE-ALTERNATIVE 
 

The Recommended Multiple Use Alternative is a long-range plan which calls for the development of 
a Municipal Park by the Town of Somerset over three distinct time periods or phases.  Except for an 
access road to the multiple use area, development would be confined to New York State Electric 
and Gas property with the more intensive recreational development concentrated in a 30-acre area 
in the northeast corner of the site.  The Park would be oriented toward passive recreation activities 
such as picnicking, hiking, and nature study, although accommodations for slightly more active 
activities such as swimming and sledding are included.  The Recommended Multiple Use Alternative 
utilizes the two most distinctive site characteristics of the New York State Electric and Gas property.  
These include: (1) the Lake Ontario shoreline; and (2) the artificial hills which will eventually be 
created by solid waste disposal operations of the power plant. 

 
 
C. PHASE I - 1981-1997 
 

Phase I, shown in Figure 9 on page A-4, proposes development along the Lake Ontario shoreline 
east of Potter Road.  This area would be available around 1981 and could be developed over a 16-
year period.  An important aspect of Phase I is the provision of shoreline access as well as visual 
access to Lake Ontario.  This would replace access lost by the removal of Potter and Hosmer Roads 
north of Route 18.  Development in this area is contingent upon the Town of Somerset acquiring an 
access road right-of-way from the junction of Hartland Road and Lower Lake Road to the NYSEG 
property. 
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D. PHASE II - 1997-2015 
 

Phase II, shown in Figure 10 on page A-5, proposed expansion of the facilities developed in Phase I 
to include the area encompassed by Solid Waste Disposal Area I. The development of this area 
would not begin until the completion of scheduled solid waste disposal operations and subsequent 
revegetation of the land fill by NYSEG.  Based on Utility Company projections, this would occur 
around 1997.  Activities proposed for this phase would utilize the topography of the artificial hill 
created by the solid waste disposal operations, and include sledding, cross-country skiing and a 
scenic viewpoint. 

 
 
E. PHASE III - 2015-2020 
 

Phase III, shown in Figure 11 on page A-6, proposes expansion of the trail system throughout the 
eastern portion of the NYSEG property, as well as the development of an additional sledding hill and 
a wildlife management area.  Proposed development would occur following completion of all solid 
waste disposal operations in the eastern portion of the property and subsequent revegetation of 
Solid Waste Disposal Areas II and III.  This would approximately occur in the year 2015. 

 
 
F. ACCESS 
 

Access to the Phase I and Phase II areas will be accomplished via a new road running due west from 
Hartland Road (near Lower Lake Road).  The Multiple Use Plan recommends that the utility company 
purchase and construct the above-mentioned road with subsequent transfer of ownership to the 
Town of Somerset.  This recommendation was identified in Section I of this report.  Access to the 
Phase III Area will be accomplished via Lake Road/NYS Route 18. 

 
 
G. ESTIMATED COST OF RECOMMENDED MULTIPLE USE ALTERNATIVE 
 

Estimated cost figures (in 1979 dollars) were developed for the Recommended Multiple Use 
Alternative.  These estimates are provided in a high-low range format and are intended to serve as a 
general guide.  Attachment 1 to this report includes data regarding the determination of estimated 
costs for the recommended alternative.  More precise figures would have to be based on detailed 
design and engineering data, which are not developed for the recommended alternative. 

 
 HIGH LOW  
Phase I $  942,100 $ 299,200 * 
Phase II 12,100 7,700  
Phase III 77,000 * 26,400 * 
Total $1,031,800 * $ 333,300 * 

 
*A major portion of the costs are for access, parking, and maintenance facilities, and the difference 
in the HIGH and LOW ESTIMATES are largely due to reductions in those facilities.  Reference should 
be made to Attachment 1 for more detail regarding cost determination. 
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The estimated cost figures were developed with the assistance of several sources.  These included 
estimates produced by technical staff from the Niagara Frontier State Parks and Recreation 
Commission, Krehbiel Associates, Inc. and material available in the Regional Planning Board's files. 

 
 
H. PUBLIC REVIEW 
 

The major elements developed for the recommended Multiple Use Alternative were reviewed by the 
Multiple Use Subcommittee and Somerset Power Plant Committee at their July 31,1979 meeting.  
The organization approved the multiple use approach developed by the Regional Planning Board 
staff and as reflected in Figures 9, 10, and 11 of this report.  The multiple use approach was also 
forwarded to several state and local agencies for their review and comment.  Included among these 
were the New York State Department of Public Service, the New York State Department of State, the 
Niagara Frontier State Parks and Recreation Commission, and the Niagara County Economic 
Development and Planning Department.  In general, the comments received from these agencies 
were favorable and supportive of the efforts to provide multiple use development at the Somerset 
Station site. 
 
(INSERT FIGURES 9, 10, 11: MULTIUSE PLANS—are they still available?  Recommend reference, 
rather than actually printing and including in this plan) 
(note: Section on funding sources was deleted, because several of the programs no longer are 
available) 

 
 

ATTACHMENT 1-ESTIMATED COST DETERMINATIONS 
 
For the purpose of determining estimated cost each phase of the Recommended Multiple Use 
Alternative was broken down into component activities.  These component activities correspond to the 
major elements of the Recommended Multiple Use Alternative as depicted in the Multiple Use Plan 
maps, Phase I. II, and III. 
 
The estimated costs were derived by averaging the costs obtained from several sources.  They are based 
upon gross assumptions as to the final content and design of the component activities.  The sources 
used for the cost estimates were: 
 

(1) Technical personnel from the Niagara Frontier State Parks and Recreation Commission; 
(2) Mr. Timothy Frank, Director of Development Planning, Krehbiel Associates, Inc.; 
(3) An Open Space Preservation Notebook compiled by Regional Planning Board staff during 

previous recreation and open space preservation studies; and 
(4) Mr. Stanley Ralph, Supervisor, Town of Somerset. 

 
The costs were broken down by phases and by component activities, as shown in the chart on the 
succeeding pages.  A high and low range is shown for each component.  This was done to demonstrate 
the degree of flexibility possible within the Recommended Multiple Use Alternative. 
 
The Multiple Use Plan recommends that NYSEG make the land available to the Town of Somerset at a 
low cost.  Final determination of the land cost is subject to negotiations between New York State Electric 
and Gas Corporation, and the Town Somerset or whomever else assumes park sponsorship.  Rather than 
trying to estimate land cost, such figures were omitted from the estimated cost figure. 
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ESTIMATED COSTS 
PHASE I  HIGH LOW  
1.  Access Road $36,000 $9,000 /1 
2.  Parking Area 130,000 250,000 /1 
3.  Swimming Areas 4,000 4,000  
4.  Picnic Area 40,000 40,000  
5.  Active Play Fields 42,000 14,000 /2 
6. Children’s Play Area  3,000 3,000  
7.  Trails (.5 mile) 2,000 2,000  
8. Support Facilities 600,000 175,000 /3 
  Maintenance,/Storage, Toilets, Bathhouse, Utilities 
Subtotal $857,000 $272,000  
Engineering and Design (10%) 85,700 27,200  
   
PHASE I TOTAL $ 942,700 $ 299,200 /3 

 
PHASE II HIGH LOW  
1.  Snow Play Area $ 6,000 $2,000 /4 
2.  Scenic Vista 2,000 2,000  
3.  Trails (.75 miles) 3,000 3,000  
Sub-total $11,000 $7,000  
Engineering and Design (10%) 1,100 700  
   
PHASE II TOTAL $121,100 $7,700  

 
PHASE III HIGH LOW  
1.  Snow Play Area $6,000 $2,000 /4 
2.  Parking 52,000 10,000 /5 
3.  Trails (3 miles) 12,000 12,000  
Sub-total $70,000 $24,000  
Engineering and Design (10%) 7,000 2,400  
   
PHASE III TOTAL $77,000 $26,400  
   
TOTAL THREE PHASES $1,031,800 $333,300  

 
1. Cost differences between high and low figures for access road and parking reflect difference 

between improved (high) and unimproved (low) road and parking. 
2. Cost difference between high and low figures for active playfield reflect inclusion of baseball 

diamond for high figure. 
3. Cost difference between high and low figures for support facilities reflect difference between 

substantial structure with locker room, work shop and offices (high room) and moderate structure for 
storage, toilets and utilities only. 

4. Cost difference between high and low figures for snow play areas reflect substantial fill and grading 
(high) as opposed to equipment (e.g. snow fence) only (low).  The low figure assumes that New York 
State Electric and Gas will construct disposal mound to accommodate snow play. 

5. Cost difference between high and low figures for parking reflect difference between paving and 
preparation (high) and unimproved gravel (low). 
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APPENDIX B 
 

RESIDENTIAL DEVELOPMENT CONCEPTS 
 
 
 
CLUSTER RESIDENTIAL DEVELOPMENT 
 
The comprehensive plan recommends that the Town of Somerset consider the adoption of a policy 
whereby cluster residential or density control development would be permitted in the town's low and 
medium density residential areas.  This alternative concept can offer several exciting advantages when 
compared with the typical lotting pattern in most conventional subdivision layouts.  The clustering of 
homes in a compact service area permits the retention of large contiguous areas in their natural state.  In 
addition, the developer has more flexibility in locating individual homesites, landscaping and vistas. 
 
Under a cluster or development control concept the developer would be permitted to reduce the size of 
the building lot below the minimum zoning requirements provided that the number of homes in the 
subdivision is not increased and the overall density is maintained.  Cluster residential development could 
have the following advantages for the Town of Somerset: 
 
1. Cluster development emphasizes the preservation of open space and the development of park and 

recreation facilities.  In this way, much of the natural vegetation and tree growth can be preserved 
and the town will be in a position to develop a complete park system which is functional to the 
town's population, and at little cost to the municipality. 

2. Cluster development encourages new development schemes, which are exciting and aesthetically 
pleasing.  It helps provide visual relief to the monotony of rows of dwellings lined up along 
residential streets.  This could be an extremely important consideration in view of the fact that the 
majority of the land area within the town is level with very little relief. 

3. Well designed cluster subdivisions can reduce the costs of construction and annual maintenance 
expenses by minimizing the lengths of streets, curbing, sewerage lines, storm drains, waterlines and 
other utilities.  Thus the developer, the homeowner and the entire community should benefit from 
cluster development. 

4. The clustering of homes permits significant latitude in preserving natural drainageways and special 
open spaces.  This should serve to reduce the amount of surface runoff, to a level considerably 
below that which might be generated from typical subdivision developments; as well as encourage 
preservation of natural features. 

5. Cluster development offers the long-range advantage of maintaining property values, which is a 
fundamental purpose of planning and zoning. 

 
Attached examples (in Appendix D) indicate how a typical site can be developed under both 
conventional and density control systems.  The more obvious advantages of cluster development include 
open space, easements and parklands, quiet residential streets and the provision of buffer areas 
between the cluster development and other adjacent uses of land.  Though the required lot size is 
reduced under cluster requirements, the overall density of the entire tract would remain the same as the 
density prescribed under normal zoning requirements for the district in which the cluster is developed. 
 
 
PLANNED UNIT DEVELOPMENT 
 
The concept of planned unit development is perhaps the most modern, forward-looking land 
development technique to be implemented in recent years.  Instead of planning for the individual lot, 
planned unit development is a means of establishing a complete self-contained neighborhood or 
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community unit.  The planned unit development concept includes the provision of various forms of 
housing (ranging from single-family dwellings to garden apartments) within the same site, as well as the 
provision of shopping areas and in cases of larger sites, industrial parks and necessary community 
facilities. 
 
Planned unit developments, differing from the typical subdivision plan, fixes land use relationships 
between buildings, allocation of open space, provisions for off-street parking and many other details 
which may or may not include such typical zoning regulations as setback, frontage and minimum lot size.  
Under the planned unit concept the yardstick for residential development is generally a density of 
dwelling units per acre rather that lot size specifications.  It is a technique which gives the developer 
considerable flexibility in the design of the total site. 
 
The institution of a planned unit development ordinance could require the developer to provide the 
following capital needs: 
 
1. Water and sanitary sewerage systems which would connect into the public systems serving the area.  

If this is not feasible, the developer would be required to provide an individual system adequate to 
serve the planned unit development, which would be totally acceptable and approved by the 
County and State Health Department. 

2. A certain percentage of the total land area to be retained for permanent open space.  This could be 
dedicated to the town or maintained by a homeowner's association. 

3. Land for elementary school sites at standards to be set by the school district in cooperation with the 
Town of Somerset.  (this is very unlikely—school is adequate to absorb likely development) 

4. Fire prevention sites to serve the projected planned unit development at standards to be set by the 
town. (ditto—more likely to require payment to existing fire department) 

5. A street system which is adequate to serve the needs of the development, including the 
improvement of any existing highways which may serve the development. 

6. A storm drainage system of sufficient size and design to carry off and dispose of all predictable 
surface water runoff within the development. 

 
Each of the improvements listed above as well as the site design of the proposed development would 
be subject to approval by the Planning Board, the town engineer and the Town Board.  A proposal for a 
planned unit development should also have the benefit of review of the County as well as that of a 
professional planner retained by the Planning Board, at the expense of the petitioner to review and 
analyze the proposal in relation to the town's development regulations. 
 



 
 

 

Appendix C 
Land Use Conflicts 



 
 
Town of Somerset—Comprehensive Plan Update 
Appendix C-  Land Use Conflicts  C-1 

APPENDIX C 
 

LAND USE CONFLICTS 
 
 
 
The plan recommends that large areas of Somerset should remain as rural or in agricultural use during 
the planning program.  Farmland and agricultural land uses contribute significantly to the economic well 
being of the town as well as the county and the region.  These areas serve to maintain economic 
stability, are a desirable scenic element in the local environment and help maintain an ecological 
balance.  It is important that farming in Somerset be supported, so as to enhance the prime agricultural 
soils in the community and the micro-climatic conditions in this area of the state.  It is also important that 
these soils which have been determined to be highly valuable for agricultural production be protected 
for such use.  Once farmland has been taken out of production for residential or other types of 
development, the potential for reversion of the soil for agricultural purposes is generally lost forever. 
 
Nationwide, a major cause for the decline in farming has been residential development "leapfrogging" 
throughout the rural farmland areas of every community.  Although residential development has actually 
displaced relatively little farmland in Somerset, it has established a pattern of frontage development that 
could have potential conflicts with farming operations in the future.  The most common types of conflicts 
with residents that tend to curb farming operations include aerial spraying of crops, nighttime harvesting 
operations and increased vandalism to field crops. 
 
Strong support of local farming and agri-business activities cannot be over emphasized.  This is due to 
the importance of agriculture as an income generator and employer and to its role in maintaining the 
rural character of Somerset.  Pressures on viable farmland resulting from residential sprawl should be 
relieved and prevented through the establishment of development regulations that support farming.  
Similarly, public services and other capital improvements which would induce major non-farm 
development in productive farm areas should not be implemented.  As part of the overall program to 
improve the maintenance and expansion of agricultural activities, favorable taxation and assessment 
policies should be continued through renewal of the state's Agricultural District program. 
 
Permitted uses in designated agricultural areas should be limited to agricultural and related uses.  Non-
farm residential uses should be allowed in farming areas but maintained at low densities as 
recommended in the comprehensive plan.  Further, permits to build in such areas should be carefully 
reviewed to plan the locations of dwellings to minimize the disruption of agricultural operations.  
Developers and homebuilders within areas designated for agricultural use should be made aware that 
farming will have priority consideration in such areas and that non-farm residents will be expected to 
make adjustments to live in harmony with adjacent farm users. 
 




