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PURPOSE 
 
This analysis presents the consultant’s evaluation of the existing Town of Day zoning law 
with respect to maximum building density allowed in each zoning district.  Its purpose is to 
identify areas within the town where the existing permitted density (i.e. minimum lot size) 
could be changed in order to help advance the goals of the comprehensive plan.    
 
Alternatives presented herein may be used by the Town of Day Comprehensive Plan 
Committee to help formulate specific plan proposals.  For instance, increasing the supply of 
lower cost building lots is one of the recommendations that could be made to provide more 
affordable housing, also known as “workforce housing.”  Accordingly, one purpose of this 
analysis is to identify areas where allowable building density could be increased, and that are 
also located in sections of town where land values tend to be lower, such as in non-lakeshore 
areas. By contrast, environment and natural resource goals promote the preservation of open 
space resources and environmentally sensitive lands.  Such goals would be supported by 
identifying areas where allowable building density might be decreased. 
 
MECHANISMS FOR DENSITY CHANGE 
 
1. Density Allocation. 
 
Current allowable densities within each town zoning district are established by Article 4 of 
the Town of Day Zoning Law.  Town zoning boundaries generally coincide with the APA 
Land Use Area Boundaries.  However, there are two exceptions:  along North Shore Road 
and a along a relatively small stretch of South Shore Road between the intersections with 
Kathan Road and County Road 10.  In both these areas the APA Moderate Intensity Use 
Land Use Area extends 1320 feet (1/4 mile) from the highway, whereas the town Lakefront 
Residential (LR) zoning district extends only 528 feet (1/10 mile).  With these two 
exceptions densities permitted in each Town of Day zoning district correspond to those 
established by the APA. 
 
Section 807, part 2 (c) of the APA Act governing approved local planning programs permits 
the town to redistribute the number of allowable buildings within any one APA land use area, 
but the town did not exercise this option when its local land use program was approved.  
However, it is an alternative to consider for the future.  Any redistribution of allowable 
principal buildings via this method would of course be subject to APA approval, and would 
require amendment of the town zoning law.  
 
One of the limitations of this mechanism is that the APA does not permit the transfer of 
allowable principal buildings from one APA land use area to another.  Rather, it must be 
done within any one, contiguous, APA land use area.  Also, the town may lower the overall 
number of principal structures from what is currently permitted, but may not allow a net 
increase the number of such structures. 
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APA Map Amendments 
 

A second mechanism available for density change is amend the Adirondack Park Land Use 
and Development Plan Map.  To exercise this option the Town must submit an application to 
the APA for its approval.  The amendment process proceeds separately from the approval of 
zoning and regulatory changes pursuant to the Approved Local Planning Program, and may 
take considerable additional time to complete.  Before making its decision the APA must 
notify all property owners that might be affected, must conduct hearings, and must prepare an 
environmental assessment for the proposed amendments.   
 
Unlike the manner in which the density allocation alternative discussed above is applied, 
there is no statutory requirement that an amendment to increase the number of principal 
buildings allowed in one land use area be balanced by a corresponding amendment to 
decrease the allowable number of principal buildings in another land use area, i.e. an 
amendment could be sought that increases the net number of principal structures permitted in 
the town.  
 
2. Combination 
 
A third possible mechanism is a combination of the above two methods, i.e. APA map 
amendments in conjunction with local density allocation within the amended areas.  This is a 
more complex process that could take significantly longer to complete.  The map 
amendments would have to be approved first, followed by the local zoning changes to 
allocate density within the applicable APA land use areas.  
 
METHODOLOGY 
 
The methodology employed in this analysis is very similar to that used in the original 
planning process by the APA which resulted in the current land use classifications1, except 
that it was performed using Geographical Information System (GIS) software rather than 
hand drawn maps. 2 It uses a similar set of environmental inventory information (but more 
detailed and is up-to-date), and employs a map overlay process to create a similar 
environmental limitations composite map. It takes into account traditional factors affecting 
development by creating a composite “development opportunities map” based upon such 
criteria as distance to settlements, proximity to highways, and the attraction of lakeshores.3  
The two composites are then combined into a single map that shows the intensity of 
development that each area of town could appropriately support based upon a synthesis all 
the relevant factors. 
 
                                                
1 “Private Land Resource Capability Inventory Report 1,” and “A Planning Methods and Results Overview of 
the Adirondack Park Land Use and Development Plan,” report prepared by Roger Wells, August 1977, 13 plus 
pages. 
2 The original plan was prepared by hand using visual overlay maps on transparent media.  The current analysis 
was prepared using ArcGIS 9.x software and computerized data files. 
3 The work plan for consultants, formerly distributed by the APA to consultants using state funds to prepare 
local plans within the Adirondack Park, required the completion of both an environmental limitations composite 
map and a development opportunities map, the same methodology used in the present analysis. 
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Environmental limitations composite 
 
The “Composite Environmental Limitations for Development” map was derived using the 
criteria shown on the ”Environmental Limitations Chart.”   A “most limiting factor” 
assumption was used in the analysis, i.e. the suitability for development of any given area of 
land is determined by the most limiting environmental factor.   
 
Areas in the “unsuitable” category include wetlands; slopes exceeding 25 percent; frequently 
flooded lands (from soils data); state or county owned forest land; and the Nature 
Conservancy property on Clute Mountain. 
 
Areas in the “poor” category include lands with soil or slope limitations, and the viewshed 
regulatory area of the Town of Day Zoning Law. 
 
Lands in the “good” and “fair” categories are generally characterized by soils and slopes that 
are suitable for residential development provided that adequate septic systems are installed. 
 
 

ENVIRONMENTAL LIMITATIONS CHART 

  
Good 

 
Fair 

 
Poor 

 
Unsuitable 

Soils (a)     
  Most suitable x    
  Suitable  x   
  Least suitable   x  
     
Slope (b)      
  0 to 8% x    
  8 to 15%  x   
  15 to 25%   x  
  25% or greater    x 
     
Flooding     
  Frequently flooded soils    x 
     
Wetlands     
  Regulated wetlands    x 
     
Forestry Resources, Section 480 or 480-a  (c)  x   
     
State or County owned forest land    x 
     
Nature Conservancy property    x 
     
Regulated viewshed area    x  
  (a) As described in the Soils section of this plan.  
  (b) Derived as described in the Slope section of this plan. 
  (c)  Forested lands under Section 480 or 480-a of the NYS Real Property Tax Law. 
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Development Opportunities Map 
 
The “Development Opportunities” map is based upon traditional development 
considerations.  Areas with the better opportunities are those (a) accessible by public 
highways, and/or (b) are near the shoreline of the Sacandaga Reservoir, and/or (c) are near 
Day Center, the traditional town “center” that contains services.    
 

 
DEVELOPMENT OPPORTUNITIES CHART 

Best (a)  Areas within 1/10 mile (528) feet of a shoreline perimeter road, * or (b) 
Areas within ¼ mile (1320 feet) of any public highway and within ½ mile of Day 
Center.** 

Good (a) Areas within ¼ mile (1320 feet) of any public highway, or (b) between ¼ mile 
and ½ mile from any public highway and within ½ mile of Day Center.* 

Fair Areas between ¼ mile and ½ mile from any public highway and farther than ½ 
mile from Day Center. 

Poor Areas further ½ mile (2640 feet) from any public highway. 

    *  County Routes 4, portions of County Route 7, and Kathan Road.   
    ** Day Center as measured from the boundaries of the NC-1 and NC-2 zoning districts 
 

 
Density Analysis Map 
 
The “Density Analysis” map was prepared by combining the two aforementioned maps by 
use of a matrix, resulting in the categories of densities shown on the chart below.  Areas that 
could appropriately support the highest intensity of development score a 7, and areas that 
could support the least development score a 1 on this rating system.  
 

LAND USE DENSITY MATRIX 
 Environmental Suitability for Development 
Development 
Opportunities 

 
Good 

 
Fair 

 
Poor 

 
Unsuitable 

Best 7 6 5 1 
Good 6 5 4 1 
Fair 5 4 3 1 
Poor 4 3 2 1 
  Recommended maximum density of development: 
  7 = highest 
  1 = lowest (open space) 
  

Areas scoring the lowest on the chart (value of 1) are unsuitable for development regardless 
of other factors.  These include wetlands; slopes exceeding 25 percent; frequently flooded 
areas; state and county owned forest; and the Nature Conservancy property on Clute 
Mountain.   
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Areas scoring high are generally:  (a) near public roads, and/or on the shoreline of the 
Sacandaga Reservoir, and/or near Day Center, and (b) are characterized by favorable soil and 
slope conditions.  
 
Areas scoring in intermediate categories tend to be those that are not ideally suited for 
development due to somewhat unfavorable soil and slope conditions and/or somewhat 
unfavorable development opportunities. 
 
CONCLUSIONS 
 
Overall, the results of this analysis suggest that the current zoning law is generally consistent 
with the environmental constraints and development opportunities in the Town of Day.  
However, some possibilities for change are apparent. 
 
The following possible changes in allowable building densities can be supported by this 
rather “technical” analysis should the town choose to pursue them.  Other important factors 
to consider include implementation of comprehensive plan goals, public acceptance, existing 
land uses, and the number of non-conforming lots such change would create. 
 
A. Density Re-allocation within the large RLD zoning district (Rural Low Density - 

minimum lot size 8.5 acres) that contains Allentown, Clute Mountain, and Hadley Hill 
Road.   

 
The central portion of this area is relatively inaccessible and contains rugged mountainous 
terrain as well as the Clute Mountain Property owned by the Nature Conservancy.   Much is 
also within the viewshed of the Sacandaga Reservoir.  Allowable densities could be reduced 
in this central area.  Allowable densities could correspondingly be increased near Allentown, 
near Day Center, and possibly other areas in order to permit smaller building lots.  
 
Such change could be made by the mechanism of density allocation, and need not require an 
APA map amendment. 
 
B. Reduction of allowable densities on steep slopes near the shoreline of the Sacandaga 

Reservoir.   
  
Some locations within the town LR zoning district along the shoreline of the Sacandaga 
Reservoir are characterized by very steep slope.  Much of the land within such locations is 
already developed or split into small lots, but some is not.  Minimum lot size in such areas 
could be increased for the present 60,000 square feet to either 3.2 or 8.5 acres by changing 
the zoning district from LR (Lakeshore Residential to RMD (Rural Moderate Density) or 
RLD (Rural Low Densitiy).  A change to RMD could most appropriately be made along the 
westerly portion of South Shore Road, which would be consistent with the existing RMD 
zoning along much of that Road.  It could also be applied in smaller sections along North 
Shore Road.   
 
Other possibilities include reducing allowable densities on the steep slope areas beyond the 
LR zoning district.  Most is currently zoned for 8.5 acres lots (RLD zoning district).  This 
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could be changed to 42 acres, the current RRC zoning category, or a new zoning district with 
some other lot size, such as 20 acres, could be created.   
 
Such changes could be made by amending the Town Zoning Law without application for an 
amendment to the Adirondack Park Land Use and Development Plan Map because densities 
would only be decreased, not increased.    
 
C. Zoning Districts near Day Center could be reconfigured. 
 
Allowable building densities could be increased in the vicinity of Day Center.  An 
appropriate town zoning designation might be RMD (Residential Moderate Density, 
minimum lot size 3.2 acres).  Existing zoning here is RLD (minimum lot size 8.5 acres) and 
RRC (minimum lot size 42 acres).   
 
For those areas between 528 feet and 1320 feet from North Shore Road, this could be 
accomplished simply by an amendment to the Town of Day Zoning Law because current 
town zoning requires a minimum lot size of 8.5 acres whereas the APA minimum is only 1.3 
acres.   Areas now zoned RLD (8.5 acres minimum) could be changed to RMD (3.2 acres 
minimum), or to LR (60,000 square feet minimum).    
 
Areas beyond 1320 feet from North Shore Road that are currently zoned RRC (42 acre 
minimum) or RLD (8.5 acre minimum), could be changed to RMD (3.2 acre minimum), but 
APA map amendments would be required.   
 
Still other changes might be possible through a combination of density allocation and APA 
map amendment(s).   
 
 


