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Comprehensive Plan – The Next Step 
 

“At its heart, the Town intends the Newfield Comprehensive Plan to open dialogue and define shared objectives in 
order to support our tradition of residents helping one another toward success.” 

 

Introduction 
This report is part of an exploration of possible land use regulations by the Town of Newfield 
Planning Board in order to assist the Board, and the Newfield community, in reaching a 
community consensus on a specific direction for future land use and growth management 
policies for the Town.  The objective is to stimulate a community discussion of Newfield today; 
the vision for the future as laid out in the new Comprehensive Plan; and the investigation of 
appropriate growth management tools for the Town of Newfield to achieve that vision.   

It consists of a review and synopsis of the Comprehensive Plan and its recommendations and an 
analysis of development and land conversion in the Town of Newfield over the past two decades.  
In addition, it provides information on three possible tools for managing growth in the future: 

• Site plan review for certain land uses, for example commercial, industrial and 
institutional land uses, land lease communities and multi-family housing developments; 

• Review and approval of land subdivisions; 
• Zoning. 

This report is informational in nature, designed and written to provide the Planning Board and 
local residents with information that they can use in the deliberations to come.  No decisions 
have been made with regard to any action the Town of Newfield may take, and no specific 
regulations have been proposed or are being proposed as part of this process. 

 

Public Outreach 
Integrating residents into this exploration of possible land use regulations the Town of Newfield 
may adopt has been a critical component.  A number of steps to maximize public participation in 
the discussions were designed into the process. These include: 

• Two opportunities to attend a community forum on March 26, 2016 This forum was 
designed to provide background information on the 2013 Comprehensive Plan and its 
recommendations, an analysis of growth and development in the Town of Newfield over 
the past two decades, and basic information on the types of land use regulations being 
explored.  To give residents more opportunity to attend, two sessions were scheduled, one 
10:00 am – Noon, and a second one from 1:00 pm – 3:00 pm.  The same information was 
presented at both sessions. 

• Two opportunities to attend a community forum on April 23, 2016, during which more 
detailed information was given on the site plan review process, the subdivision review 
process, and zoning.  As with the March 26 forum, two sessions were scheduled, one 
10:00 am – Noon, and a second one from 1:00 pm – 3:00 pm.  The same information was 
presented at both sessions. 
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• Notices of all meetings were posted on the Town of Newfield website. 

• Flyers announcing the two community forums that were posted at numerous local 
businesses. 

• Bulk mailing of notices for the two community forums to all known addresses in the 
Town of Newfield. 

• Press releases for the two community forums that resulted in two stories in the Newfield 
News, one in the April 4, 2016 edition, and one in the May 31, 2016 edition. 
http://www.ithaca.com/news/planner-explains-land-use-laws-for-
newfield/article_5f8b8fee-f6b3-11e5-a49b-2ba3d7c43adc.html ; 
http://www.ithaca.com/news/land-use-forum-draws-questions/article_f8a88bca-2352-
11e6-affa-eba9e505a736.html 

• Handouts describing the various options for land use regulations and providing 
information on state laws that governed local land use were distributed at the community 
forums and posted on the Town of Newfield website. 

• Copies of the presentations given at the two community forums were posted to the Town 
of Newfield website. 
 

The community forums attracted a broad cross section of Newfield residents.  They were 
organized to provide an informal atmosphere that allowed questions and discussions throughout 
the presentation. The information presented during each forum stimulated numerous questions.  
The consultant also moderated the extensive discussions on the pros and cons of land use 
regulations in Newfield that occurred throughout each session. 
 
Summaries of the two community forums are in an Appendix to this report. 
 

Review of the Comprehensive Plan and its Recommendations 
The Town of Newfield Comprehensive Plan adopted in 2013 is the outgrowth of several years of 
dialogue, research and consensus building by the Town of Newfield Planning Board and many 
resident contributors.  The document sets forth a 20-year vision for the Newfield community that 
identifies assets and resources, and proposes strategies for capitalizing on those assets in a 
manner that is financially stable, socially equitable, and ecologically sustainable in the long-
term.  It articulates a shared vision for the community while at the same time recognizing diverse 
views.  The Comprehensive Plan is also a framework for dialogue intended to help guide the 
community as residents work together to move toward shared objectives. 

Page three of the Comprehensive Plan lays out ten overarching goals and guiding principles: 

• Facilitate collaboration and cooperation between neighbors, organizations, businesses, 
and groups. 

• Ensure that all residents have sustainable and equitable access to adequate housing, food, 
water, and safety and security services. 

http://www.ithaca.com/news/planner-explains-land-use-laws-for-newfield/article_5f8b8fee-f6b3-11e5-a49b-2ba3d7c43adc.html
http://www.ithaca.com/news/planner-explains-land-use-laws-for-newfield/article_5f8b8fee-f6b3-11e5-a49b-2ba3d7c43adc.html
http://www.ithaca.com/news/land-use-forum-draws-questions/article_f8a88bca-2352-11e6-affa-eba9e505a736.html
http://www.ithaca.com/news/land-use-forum-draws-questions/article_f8a88bca-2352-11e6-affa-eba9e505a736.html
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• Protect Newfield’s valued resources such as clean water, air, soil, open space, and scenic 
hillsides for current and future generations. 

• Protect the quiet, peaceful enjoyment of land and minimize conflicts between 
incompatible land uses when possible. 

• Support and encourage farms and businesses that fit within Newfield’s rural, agricultural 
character. 

• Provide the opportunity for educational and cultural enrichment for every Newfielder 
while taking into account a changing population. 

• Minimize the costs of public and private infrastructure, including water, sewer, roads, 
energy, and communications. 

• Promote ecologically sustainable and cost-effective energy use and conservation. 
• Encourage a walkable, attractive, vital hamlet downtown and promote the preservation of 

open space. 
• Promote funding initiatives to bring more dollars into the Town to help implement the 

Comprehensive Plan. 

The recommendations of the Comprehensive Plan carefully balance the multiple issues of: 1) the 
prospect of future growth and development; 2) a population that is growing if only slightly, but 
also evolving in terms of age and household composition, and housing needs; 3) a desire to 
preserve those unique ecological, economic and social assets that define the community; 4) 
acknowledging diverse views of what government should do; and 5) the fiscal constraints placed 
on small town governments and their limited administrative capacity. 

One of the Next Step options recommended by the Comprehensive Plan is an investigation of 
possible land use regulations that the Town may adopt to better manage future growth and 
development. Some level of land use regulations could facilitate the furthering of a number of 
specific goals and objectives set forth in the plan, including: 

Goal 11.1: Preserve and enhance quality of existing housing stock and quality of life for 
Newfield residents. 

Objective 11.1f. Ensure consistent code enforcement and knowledge of junk codes and littering 
laws to reduce aesthetic and health impacts. 

Objective 11.1g. Explore ways to minimize conflicts between housing and industry whenever 
possible, considering impacts including but not limited to traffic, noise, dust, odor, water 
quality/availability, and property value deflation. 
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Goal 11.2: When growth occurs, encourage quality, rural character, longevity, and sustainable 
patterns that preserve resources. 

Objective 11.2a. Determine ways to encourage ecologically sustainable, low-impact construction 
methods in new construction. 

Goal 11.4: Improve land lease community quality of life by working with land lease residents 
and owners. 

Objective 11.4d. Improve physical quality and safety of Land Lease Communities while 
preserving affordability. 

Goal 12.2: Attract businesses that advance the goals of the Newfield Comprehensive Plan 

Objective 12.2a. Develop a plan to make Newfield more attractive to desired forms of 
development such as small farms, craft-type industry, and light industry, and learn what factors 
and town characteristics seem to make a difference.  

Goal 12.3: Mitigate impacts of development upon neighboring houses, businesses, and natural 
and cultural resources. 

Objective 12.3a. Investigate legislation to guide land use and commercial development, which 
acknowledges ownership rights, yet values the rights of others. This may include ways to 
encourage small-scale over larger scale development in certain area 

Goal 15.1: Increase economic viability of forests and natural areas. 

Objective 15.1a. Encourage sustainable forestry, working forests, and forest related industries. 
Publicize and share existing forestry-related industries that wish to be identified. 

Objective 15.1d. Encourage eco-tourism and agri-tourism as well as businesses indirectly related 
to appreciation of natural areas and wildlife. 

Goal 15.2: Increase visibility of agricultural enterprises in Newfield and stimulate 
agriculturally-based economic activity. 
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A Snapshot of Growth in Newfield – 1995 - 2015 

Based on data in the Comprehensive Plan, population growth in the Town of Newfield over the 
past 25 years has been small to moderate in nature.  This is in contrast to the growth and 
development of the 1960s and 1970s, during which major residential areas such as along Horton 
Road and south of Newfield hamlet were developed, and well as the land lease 
mobile/manufactured housing communities.  The pace of growth however slowed in the 1980s, 
and between 1990 and 2010 the Town grew by 312 residents, from 4,867 to 5,179 residents, or 
by 6.4%.   This compares to an increase of about 7.9% for Tompkins County as a whole between 
1990 and 2010. 

 

 

A 1964 aerial photo of Newfield showing a relatively undeveloped area between Trumbulls Corners (top right), 
Horton Road (lower center) and Protts Hill Road (lower right).  Much of the development in Newfield occurred 
between 1964 and 1980. (aerial photo courtesy of Institute for Resource Information Systems, Cornell University) 
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The number of housing units in Newfield increased by 289 housing units during the same time 
interval, or by 14.5%. That the rate of population growth is less than the rate of growth in 
housing units reflects demographic changes in terms of household types, and sizes that have been 
occurring across the nation.  In this regard Newfield is not unusual. 

From the point of land use planning it is also important to identify where new growth is 
occurring within Newfield, what type of growth is occurring, and any trends that may be 
apparent.  To do this satellite orthoimagery from 19941 was compared with satellite imagery 
from 2013/2014. This permitted the identification of any new residential, commercial and 
industrial construction in the Town of Newfield.  Map 1 and Table 1 below shows the results of 
this mapping. 

For the purpose of this analysis, new construction was categorized as: 

1. Homes on individual lots, the majority of which are single family homes on a separate 
lot, including mobile homes/manufactured homes on a separate lot; 

2. Multi-family residential, or structures that have been identified as containing 2 or more 
dwelling units for rent;  

3. Mobile home/manufactured homes locate within a land lease development; 
4. Commercial development in the form of primarily retail businesses and services such as 

stores, restaurants, offices, gas stations and auto repair shops;   
5. Industrial activities including manufacturing, mining, trucking, warehousing and solid 

waste facilities. 

The Town of Newfield was also divide into four approximately equal quarters north to south 
designated North, Northcentral, Southcentral, and South. (Map 1) This permitted some analysis 
in terms of whether or where residential development, by far the largest category of development 
types, has been concentrated.   

 

                                                           
1 New York State Digital Orthoimagery.  http://www.orthos.dhses.ny.gov/ 
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Table 1. New Development in Town of Newfield 1995 – 2015 

 Homes Multi-family* 
Mobile/Mfg. 
Housing ** Commercial Industrial 

North 54 2 6 4 1 

Northcentral 63 1 8 6 1 

Southcentral 41 0 9 2 0 

South 42 0 0 1 0 

Total 200 3 23 13 2 

*   Number of developments only.  Does not include number of dwelling units in each development. 
** New mobile/manufacture homes sited within a new or existing land lease development.  Does not include older units      

replaced with new units. 
NOTE:  Above numbers refer to built structures only and not number of dwelling units.  The Census data from the 

Comprehensive Plan referenced above refers to dwelling units and hence differs from the data in this table. 
 

As Table 1 shows, residential development since 1994 has been primarily in the form of 
scattered rural home construction.  Three exceptions to this are The Meadows Road and Hidden 
Pines Drive developments in Newfield hamlet, and new development near Millard Hill Road and 
Short Lane.  These developments however are relatively small scale and together account for just 
37 of the 179 new homes constructed between 1995 and 2015.  In addition, 25 of these homes 
new homes are located within a .25 to .75 mile walk of the center of Newfield hamlet, a plus in 
terms of promoting a more walkable Newfield. 

There has been limited growth in commercial and industrial development since 1994.  There are 
19 businesses shown on Map 1 that were in existence in 1994 and continue to be in business 
today.  Since 1994, 13 new businesses have been established in Newfield.  These new businesses 
continue the pattern established before 1994 of being in the form of scattered small retail and 
service businesses.  Nine of the 13 new businesses are located along the NYS Rte. 13 corridor.  
Altogether 16, or half of the businesses identified in the town, are located along Rte. 13; five are 
located along NYS Rte. 34/96 and the rest scattered in rural areas of the town.  Five of these 
businesses appear to be auto service businesses occupying the same premises as a home.  They 
are remotely located in terms of major highways, which indicates they serve a rural market from 
the surrounding area.   

Nine mobile/manufactured housing land lease developments are identified in current satellite 
imagery.  They account for approximately 380 dwellings ranging from older pre-1976 single-
wide mobile home to newer model single and double-wide manufactured homes.  There has been 
a modest expansion since 1995 in the number of units in several of the land lease developments, 
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however this increase does not make up for the loss of units due to closure of a section of 
Meadowbrook Mobile Home Park along the Cayuga Inlet due to severe flooding.  Comparison of 
the older and newer satellite imagery also indicates that a number of lots in land lease 
developments that were occupies in 1994 are now empty.  

In summary, land use trends in the Town of Newfield over the past two decades indicate 
scattered, small-scale growth, primarily in the eastern two-thirds of the town.  The largest 
component of growth in the past two decades by far has been residential lots fronting on existing 
highways and roads.  New home construction is relatively evenly distributed north to south, but 
with some signs of concentration in and around Newfield hamlet.   

To date the Town has not exerted any major control over the location and scale of growth in the 
community.  As it continues to grow, however, the community needs to explore an appropriate 
framework to ensure that future growth occurs as desired by the community, including quality 
affordable housing, a healthy economy, the long-term viability of agriculture, and the 
preservation those unique ecological, economic and social assets that define the community.  
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Options for Managing Growth  

The Comprehensive Plan make no specific recommendations regarding regulation of land use, 
beyond exploring potential options such as adopting site plan review, subdivision review, and 
possibly even zoning.  Each of these approaches has its own strengths and weaknesses in 
balancing the desire to protect the community and the unique ecological, economic and social 
assets that define Newfield, and the rights and expectations of property owners.  The following 
table summarizes these approaches. 

 

Table 2. Typical Growth Management Tools 

Tool Description Regulating Body 

Si
te

 P
la

n 
Re

vi
ew

 A “site plan” or “site development plan” illustrates the design of proposed 
improvements to the property including the physical arrangement and uses of the 
proposed improvements on the land.  Site plan review usually focuses on means of 
access and vehicular and pedestrian circulation on the site, parking facilities, location 
and size of structures, provisions for landscaping, buffers to adjoin properties, impact 
on adjacent land uses, impact on the environment, and other elements related to the 
health, safety and general welfare of the community.  

Planning Board  

Su
bd

iv
is

io
n 

Re
vi

ew
 

The division of land into two or more parcels may be subject to review and approval 
by a municipality.  Subdivision review focuses on conformance with subdivision design 
standards for proposed road, water and sewer infrastructure, conformance of lot sizes 
and configurations with standards, means of access and vehicular and pedestrian 
circulation on the site, provisions for landscaping, impact on the environment, and 
other elements related to the health, safety and general welfare of the community. 

Planning Board 
Town Board  

Zo
ni

ng
 

Re
gu

la
tio

ns
 Regulates the use of land in a municipality and the manner in which it may be used, 

and developed. The goal of zoning is to carry out the municipality’s long-range land 
use planning objectives. Zoning regulates the types of uses to which property may be 
devoted; the density of development on the property, and the siting of development 
on the property.   

Zoning Board of 
Appeals 
Planning Board  
 

 

1.  Site Plan Review 

Sect. 274a of Town Law authorizes a town planning board, upon adoption of a local law 
authorizing it to do so, to “review and approve, approve with modifications or disapprove site 
plans prepared to specifications set forth in the ordinance or local law and/or in regulations of 
such authorized board.”   

A site plan is a drawing or graphic representation and written description of how the applicant 
proposes to improve their property.  This type of drawing is usually part of the set of the 
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drawings and other documents that the applicant would have prepared to guide their construction 
contractor or contractors.  

The decision on what types of development should be subject to site plan review rests with the 
municipality.  One rule of thumb however is to focus on land uses where the general public will 
be given free or relatively free access to the proposed development, or the propose develop will 
be of a scale that may create significant impacts on public infrastructure, or the environment.  
The objective of site plan review in these cases is to ensure that proposed development is 
designed and constructed in a manner that safe for the public to use, and the impacts to the 
community and environment are mitigated. 

In general, the types of development that are subject to site plan review: 

• commercial land uses  such as stores, eating & drinking establishments, gas stations, 
banks, office buildings, hotels, motels, theatres; 

• industrial land uses,  as manufacturing facilities, warehouses and truck terminals, mining 
operations and commercial energy productions facilities such as power plants and 
commercial wind- or solar energy development; 

• institutional land uses such as non-public schools, colleges, churches, museums, fraternal 
or social clubs; 

• multiple family housing developments and manufactured home parks; 
• campgrounds, amusement parks, agri-tourism, wineries, etc.   

Although under the Agriculture and Markets Law almost all agricultural operations located 
within State certified agricultural districts are exempt from site plan review, those that do permit 
access by the public, such as farm markets, farm wineries and agritourism enterprises, may be 
subject to site plan review.  

Site plan review does not regulate the types of specific land uses permitted, nor the location of 
specific land uses within a municipality.  A town can adopt site plan review without adopting a 
zoning code, but if a local government has or may be planning to adopt zoning, it can integrate 
site plan review into the zoning regulations. 

A typical application for site plan approval graphically illustrates the design of proposed 
improvements to the property including the physical arrangement and uses of the proposed 
improvements on the land.  Site plan review usually focuses on means of access and vehicular 
and pedestrian circulation on the site, parking facilities, location and size of structures, 
provisions for landscaping, buffers to adjoin properties, impact on adjacent land uses, impact on 
the environment, and other elements related to the health, safety and general welfare of the 
community.  
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The elements of a proposed development that could be covered in a site plan review process may 
include: 

• Existing site topography and drainage, and proposed site grading and drainage plan at 
appropriate contour intervals.  (1-ft. or 2-ft.); 

• Locations and descriptions of all proposed buildings and other structures, such as 
retaining walls, fences and outdoor lighting fixtures; 

• Location and layout of proposed site improvements including access drives, parking 
areas, walkways for pedestrians, loading areas, outdoor storage areas, waste facilities, 
lawns and other landscape elements; 

• Landscaping plan and planting schedule, including the types and sized of trees and 
shrubs, and including buffer areas around proposed development if required; 

• Locations and designs of all outdoor signs, including construction materials and 
illumination. 

• Location, size and materials of proposed water and sewer lines, and the source of water 
supply and means of sewage disposal; 

• Location, of all utilities including electric, gas and telecommunications; 
• Location and design of all stormwater management facilities; 
• Preliminary schedule for construction, and phasing plan if relevant. 

 
Section of a site plan for a retail shopping center showing details such as proposed buildings, parking and vehicle 

circulation and landscaping. (George R. Frantz & Associates) 
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Critical to the successful implementation of site plan review are clear and concise design 
standards for developing land.  Such standards can benefit property owners by providing them 
with clear guidance on what is required in terms of their design, ensuring a fair and impartial 
evaluation by the local board.  They benefit the local governments by providing clear guidance, 
and strong ground on which to seek modifications to a site plan, apply conditions of approval, or 
deny a site plan that dos not conform to local standards. 

The Planning Board usually has authority to review and approve site plans, however if there is 
zoning in place, some site plans may be subject to Zoning Board of Appeals review if a variance 
from zoning regulations is needed by the applicant. 

Certain projects for which site plan review is required may also be subject to referral to the 
Tompkins County Planning Department under General Municipal Law (GML) Sect. 239 prior to 
the granting of final approval for an application.  These projects are in locations that raise the 
likelihood of potential intermunicipal or county-wide impacts.   

A proposed development that is within 500 feet from any of:  1) municipal boundary; 2) an 
existing or proposed County or State road;  3) an existing or proposed County or State park or 
recreation area; the boundary of any parcel with an existing or proposed County or State-owned 
facility would be subject to referral. 

Site plan review is a discretionary action under the New York State Environmental Quality 
Review Act (SEQRA) and thus subject to environmental review.  The SEQRA regulations 
however consider the construction or expansion of non-residential structures or facilities 
involving less than 4,000 square feet of gross floor area and not involving a change in zoning or 
a use variance to be Type II actions.  Given the small scale of many businesses in Newfield 
businesses, many site plan reviews may qualify as Type II actions and not require SEQRA 
review.  Many of those that would have SEQRA review would likely be “Unlisted” requiring 
completion of the simpler Short Environmental Assessment Form. 

 

2.  Subdivision 

The division of land into two or more parcels may be subject to review and approval by a 
municipality.  The objective of subdivision review is to ensure that land subdivision is done in a 
manner that creates new parcels of land with practical utility, and safe and legal access to the 
public highways, while protecting the safety, health and welfare of the general population, and 
minimizes environmental impacts. Local governments have some leeway in deciding whether to 
review all subdivisions or tailor the level of review to number of lots or types of facilities such as 
streets or highways that are proposed.   
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Like site plan review, basic subdivision review focuses primarily on conformance with technical 
design standards for proposed road, water and sewer infrastructure, lot sizes and configurations, 
and the means of access and vehicular and pedestrian circulation on the site.  Impact on the 
environment, and other elements related to the health, safety and general welfare of the 
community are also considerations that are taken into account in the review of subdivision. 

As with site plan, review an effective subdivision review process requires well thought out 
standards for how lots are located and configured on the site, and for any infrastructure 
improvements that may be dedicated to public ownership.  At the same time, creative design 
approaches can ensure that a local subdivision review process can accommodate the objectives 
of the landowner yet encourage the protection of ecological and scenic resources and the rural 
character of Newfield.  Design concepts such as cluster subdivision design (a.k.a. conservation 
subdivisions), and flag lots, can be utilized to encourage the creation of new home sites that 
protect high quality agricultural lands, ecological resources, and the rural character of Newfield    

Subdivision review, like site plan review, does not regulate the types of specific land uses 
permitted, nor the location of specific land uses within a municipality.  Subdivision review may 
be adopted in the absence of a zoning code. 

In addition to local requirements, a proposed subdivision may also be subject to County Health 
Department review. 

The Planning Board usually has authority to review and approve subdivisions, including cluster 
subdivisions, however the Town Board must generally approve location of any roads or other 
improvements that may be proposed to be dedicated to the Town.  If there is local zoning in 
force, the Zoning Board of Appeals may have to approve variances from zoning regulations.  

 

3. Zoning 

 

“For the purpose of promoting the health, safety, morals, or the general welfare of the 
community, the town board is hereby empowered by local law or ordinance to regulate and 
restrict the height, number of stories and size of buildings and other structures, the percentage of 
lot that may be occupied, the size of yards, courts, and other open spaces, the density of 
population, and the location and use of buildings, structures and land for trade, industry, 
residence or other purposes; provided that such regulations shall apply to and affect only such 
part of a town as is outside the limits of any incorporated village or city…”  

NYS TOWN LAW, Section 261 
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Sect. 261 of Town Law empowers a town board to adopt zoning regulations and to establish and 
fund the mechanisms for administering zoning in the community.  In their simplest form, a set of 
zoning regulations would be comprised of: 

• One or more zoning districts within which specific land uses would be permitted, controls 
on the size and locations of buildings and other structures, and the density of 
development on individual parcels; 

• Minimum dimensional requirements for individual parcels of land, including parcel area, 
parcel width and depth, and required setbacks from highway rights of way and other 
property lines; 

• Definitions of any words or terms referenced in the zoning regulation that have a specific 
meaning in the context of the zoning regulations; 

• Details on how the Town could administer the regulations, including roles and 
responsibilities of a Code Enforcement Officer, Zoning Board of Appeals and Planning 
Board.  This includes provisions for when and how site plan reviews would be conducted 
and how appeals to the Zoning Board of Appeals would be received and decided upon; 

• A map dividing the town into the one or more zoning districts “of such number, shape 
and area as may be deemed best suited to carry out the purposes” of the local zoning 
code. 

Local zoning regulations can vary widely in their scope and complexity.  There is no “one size 
fits all” approach to local zoning.  Two key determinants of the character of local zoning are: 

• The desires of the community, its vision for the future and the role of local government in 
residents’ lives; and  

• The capacity of the community to administer and enforce its local zoning regulations. 

Zoning regulates the manner in which land may be used, and developed, in a municipality. The 
goal of zoning is to carry out the municipality’s long-range land use planning objectives. Zoning 
regulates the types of uses to which property may be devoted; the density of development on the 
property, and the siting of development on the property.  Depending on the desire of the 
community, zoning may also include specific standards for developing property, such as 
requirements for parking, yard setback areas, buffer zones, lighting, noise control, landscaping 
and stormwater runoff management. 

A key component to an effective and fair zoning code, and one often overlooked, is a 
comprehensive set of clear and concise definitions of the terms utilized in the code.  Terms that 
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have specific meanings within the context of a zoning code should be defined.  This benefits 
both the residents of the community, and the officials charged with administering a zoning code. 

A major issue with zoning regulations, particularly in rural communities, has been a “one size 
fits all” imposition of regulations originally designed to manage growth in suburban and urban 
municipalities.  They ignore the distinctly different culture and the difference in the types of and 
scale of development experienced in rural communities.  Rather than implementing some off-
the-shelf regulations, rural communities need to adopt a zoning code that conforms to a 
community consensus on what constitutes appropriate development, recognizes the culture of the 
community and needs of its residents, and addresses substantive issues that have arisen from 
historical land use patterns in the community.  The complexity of local zoning regulations should 
also be tailored to the capacity of the local government to administer and enforce them. 

One major distinction between suburban municipalities and rural municipalities that many rural 
zoning unnecessarily segregate land uses.  Traditional suburban zoning regulations severely 
restrict different types of land uses permitted in individual zoning districts: residential uses in 
residential zoning districts, multi-family housing in multi-family housing zoning districts, 
commercial uses in commercial zoning districts, industrial uses in industrial districts.  While 
perhaps appropriate in the suburban context, such segregation does not recognize the historic 
land use patterns in rural municipalities, such as Newfield, where small-scale businesses and 
industry have historically been scattered throughout the community. 

In the case of rural municipalities, with their much lower development densities, the issue is not 
so much controlling location of small-scale businesses and industry and segregating them for 
other land uses, but ensuring that their impacts on their neighbors, local road infrastructure, and 
ecological resources are mitigated.  Generally, these potential impacts may be addressed through 
simple design standards such as setback requirements from property lines, and basic standards 
for signs, parking, noise and lighting.  Subjecting such uses to site plan review is an effective 
mechanism for reviewing and approving such land uses. 

By permitting a wider variety of land uses within specific zoning districts, and only segregating 
out those uses that have the potential for significant impacts on the areas immediate surrounding 
them, rural communities can implement relatively simple but effective zoning regulations.  

In a rural community such as Newfield where agriculture plays an important economic role, and 
contributes to the scenic character of the community, any zoning code must recognize the 
economic issues that agriculture faces as well as the potential conflicts between modern 
agriculture and newcomers to the community.  Contemporary agricultural operations in New 
York now include a variety of related activities, including agriculture-related businesses, on-farm 
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food process, direct farm marketing and agri-tourism for example.  Any zoning code must 
accommodate these uses. 

Upon the adoption of zoning regulations the town board must also establish a board of appeals 
(Zoning Board of Appeals, Board of Zoning Appeals) consisting of three or five members.   This 
board would be charged with hearing and deciding appeals from resident seeking relief from a 
specific provision of the zoning regulations (a.k.a. a variance). The Board may also review any 
order, requirement, decision, interpretation, or determination made by a code enforcement officer 
or other town official charged with the enforcement of the zoning regulations, upon an appeal by 
a resident. 

The Planning Board usually has authority to review and grant site plan approval as required for 
specific land uses. 

 

 

State Environmental Quality Review 

An important benefit to the community of site plan review, subdivision and zoning regulations is 
that many of the approvals qualify as “discretionary” approvals under the New York State 
Environmental Quality Review Act.  As a result, they are subject to the SEQR environmental 
review process.  SEQR, combined with well-crafted regulations, can be a powerful tool for local 
government and residents alike in ensuring high quality and environmentally sensitive growth 
and development. 

 

Conclusion 

Carefully crafted, site plan review, subdivision review and zoning, or a combination of these 
regulations, could enable the Newfield community to address a number of issues raised in the 
development of the Comprehensive Plan and to attain several key objectives of the Plan.  These 
include: 

• Protect Newfield’s valued resources such as clean water, air, soil, open space, and scenic 
hillsides for current and future generations. 

• Protect the quiet, peaceful enjoyment of land and minimize conflicts between 
incompatible land uses when possible. 

• Support and encourage farms and businesses that fit within Newfield’s rural, agricultural 
character. 
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• Minimize the costs of public and private infrastructure, including water, sewer, roads, 
energy, and communications. 

• Promote ecologically sustainable and cost-effective energy use and conservation. 
• Encourage a walkable, attractive, vital hamlet downtown and promote the preservation of 

open space. 

The Town of Newfield has the option of adopting a site plan review process, or a subdivision 
review process, or both, without adopting zoning regulations.  Site plan review and subdivision 
review however generally do not regulate land uses, their location within a municipality, or the 
scale of a proposed development.  The types of land uses, their location, and their scale are 
generally governed under zoning regulations, however with well-crafted design standards site 
plan review and subdivision regulations can provide adequate protection for the community.  
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Appendix A:  Community Forum Summaries 
 

On March 26 2016 and April 23 2016 consultant George Frantz conducted community forums at 
the Newfield Fire Hall.  The objectives of the community forums was to provide residents with 
information regarding the three types of land use regulation that could be pursued by the Town 
of Newfield, and to answer questions or hear public comment on the issue. 

Two identical presentations were made each day, one 10:00 – 12:00, and one 1:00 – 3:00.  The 
purpose of holding two forums each day was to give Town residents two options for attending, 
and to maximize attendance.   

In addition to the presentations, informational handouts on the three options were provided for 
residents to take home. 

 

March 26, 2016 Community Forum 

At the March 26 2016 forum the consultant presented an overview of the major 
recommendations of the 2013 Comprehensive Plan, and an analysis of the type and extent of 
development in Newfield over the past 20 years.  He also introduced potential options that 
Newfield might pursue in terms of land use regulations.  Questions were taken throughout the 
course of the presentations at both sessions. 

An estimated 66 persons attended the two forum sessions. 

The analysis of growth focused on the types of development and location of development over 
the roughly 20-year period since 1994/1995.  In his assessment he noted that population growth 
in Newfield can be categorized as slow to moderate, with an annual growth rate of about 2.64% 
between 1970 and 1980, but only a 0.14% annual growth rate between 2000 and 2010.  In 
addition, residential, commercial and industrial development in the Town of Newfield has been 
scattered and small scale in nature. (see Table 1.) 

Three potential types of land use regulations were introduced to the audience: site plan review, 
subdivision review and zoning.  The objective of the presentation was to inform the audience 
what each type of regulation was, and examples of how other municipalities have implemented 
them. 

Questions from the audience were permitted throughout the presentations, including: 

• What types of development can be subject to site plan review? 
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• Does the site plan review process include opportunity for public to participate? 

• How might a local site plan review process relate to or be affected by State and County 
Health regulations, or State agricultural district laws? 

• Can natural features of a property, for example soil conditions and steep slopes, be 
considered in a site plan review process? 

• How does the site plan review process and State Environmental Quality Review process 
relate to each other? 

• If Newfield were to adopt a zoning ordinance who or what board would be responsible for 
administering it and hearing appeals? 

• Can Newfield adopt zoning for just commercial and industrial properties?  

• Can site plan review be used to require specific types of developments to be located in 
certain locations, such along Rte. 13? 

• Are zoning and site plan review etc. subject to referendum? 

• What about existing uses that the Town might want to eliminate and not permit them 
anymore – can they be shut down? 

• What about areas of the Town where there are issues with adequate water, can zoning 
address this? 

• If the Town adopts site plan review, and an applicant meets all the standards, does the 
Planning Board have to approve the site plan? 

• Can the town ban “factory farms?” 

• Can the Town use zoning and site plan review to better regulate problems such as 
stormwater run-off and soil erosion? 

• What is the process from this point onward? 

In addition to questions, there was also extensive discussions of the information presented and on 
the pros and cons of land use regulations in Newfield that were encouraged and moderated by the 
consultant. 
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April 23, 2016 Community Forum 

At the April 23 2016 forum, the consultant presented detailed descriptions of the site plan review 
and subdivision review process, and zoning, and took questions and moderated a number of 
discussions that occurred during the forum.   

An estimated 60 persons attended the two forum sessions. 

A number of questions were asked and addressed in the course of the presentations, including: 

• Doesn’t the State and County already control access to and from their highways? 

• Who/what board has the power to review site plan and what are their qualification or 
training? 

• How does the information required for site plan review differ from the information needed 
to apply for a building permit?  How much more is needed? 

• Would individual homes be subject to site plan review? 

• Would all businesses be subject to site plan approval? How do you determine which 
businesses would be subject to site plan review? 

• How would existing commercial, industrial or other land uses be affected by a new site 
plan review process? 

• Would farms be subject to site plan review?  

• How is it decided what types of development would be subject to site plan review? 

• What is the process for adopting site plan review, subdivision review or zoning 
regulations? What board would be responsible and will there be opportunity for public 
input? 

• Do you have data from rural communities that shows any benefits to property owners in 
terms of increased value of their site plan or subdivision due to review? 

• What are the advantages or disadvantages of not doing anything versus adopting site plan 
review or zoning? 

• How will zoning or other regulations affect me having a small home occupation?  Could I 
still do it? 

• What is grandfathering and how could that affect a property? 

• Is the Town Board decision to adopt any of these regulations subject to referendum? 
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• What will be the costs of any new regulations, such as site plan review, for example in 
terms of added Town staff? 

• What level of detail is required for a site plan review?  What does Newfield need? 

• Who pays for the site plans that would be required if the Town adopted site plan review? 

• What types of information would be required for an application for subdivision approval, 
and who pays for the work? 

• Why does the Town of Newfield have to govern lot size and configuration? 

• Can a site plan review law also require information such as availability of adequate water 
supply for a project as part of the review? 

• If the Town has zoning and creates zoning districts on a map, what happens when a 
business in one district grows and no longer fits the definition of a permitted use in that 
zoning district? 

In addition to questions, there were also extensive discussions of the information presented and 
on the pros and cons of land use regulations in Newfield that were encouraged and moderated by 
the consultant. 
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Appendix B:  Community Forum Handouts 
The following are the handouts that were distributed at the community forums. 
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Appendix C:  Community Forum Overviews 
 

Overview of March 26, 2016 Community Forum #1 
Session #1 at 10am- approximately 46 attendees 

Session #2 at 1pm – approximately 20 attendees 

Follow survey was emailed to 34 (those who gave email addresses) and we had 14 responses. 

 

Survey Question Excellent Good Fair Poor Yes No 

Did the forum 
meet expectations?     13 1 
How would you 
rate the 
presentation? 

6 7 1    

How would you 
rate the presenter? 6 6 1    
Do you feel this 
was informative?     13 1 
Will you be 
attending the April 
23rd Forum? 

    10 2 

 

Additional Comments: 

1. What percentage of Newfield is agriculture, industrial, residential, state owned, etc. 
2. Would have been nice to have either Town Supervisor or Planning board Chair introduce 

presenter, why we are doing this and what this is about. 
3. Most regulations that people seemed concerned about are already in place with other agencies. 
4. Seems like a great beginning....thank you for all the hard work. 
5. I liked the fact that people could ask questions during the presentation. 
6. I learned a number of things and look forward to the next meeting. 
7. Presenter was polite and well spoken. 
8. George knows his stuff. 
9. It would be helpful if the planning board distributed a glossary of terms and a few useful links. 
10. George- just the right presenter for this community. 
11. Great questions and people were very respectful of one another. 

A short list of questions that were asked: 

1. Would a dump fall under site plan review? 
2. Would a trailer park fall under site plan review? 
3. Is site plan review a public process? 
4. Does the public help decide the zoning laws? Site plan review laws? 
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5. Can you set up a single zone that stipulates that all industrial/commercial can only be built on 
route 13? 

6. Can you stop multiple businesses from building in one area? 
7. Are town laws a form of zoning? 
8. Can a town go from non-zoning to zoning without a referendum? 
9. Can towns ban factory farms? 
10. Can site plan review prevent a chicken farm or pig farm from being built in small residential area 

such as hamlet? 

 

****************** 

 

Overview of April 23, 2016 Community Forum #2 

 

Session #1 at 10am- approximately 35 attendees 

Session #2 at 1pm – approximately 25 attendees 

Follow survey was emailed to 22 (those who gave email addresses) and we had 5 responses. 

 

Survey Question Do 
Nothing 

Site Plan 
Review Subdivision Zoning Yes No 

Did the forum 
meet expectations?     5  
Were all your 
questions 
answered? 

    4 1 

What direction do 
you feel the Town 
should head? 

2 5     

Do you feel this 
was informative?     5  

 

Additional Comments: 

12. Brilliant 
13. I think site plan review would be just as effective as zoning and more flexible. 
14. Thank you.  Very informative. 
15. Thank you, I am a new resident and appreciate the forum. 
16. We do not want to see a Guthrie Clinic office- prefer Arnot Ogden or CMC. 
17. I think some planning & some boundaries are better than doing nothing. 
18. Thank you for using our tax dollars for this worthwhile education. 
19. Moved to Newfield 4 years ago and one of the reasons was lack of government control. 
20. Thanks, very informative. Annoying to hear one guy always interjecting his opinion. 
21. Thanks for this opportunity to listen & discuss these important issues. 
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22. More discussions would be helpful, including more real life examples. 
23. George F & Karen T- Nicely done. Might help to address, “how can we live together and what do 

we want” 

 

A short list of questions that were asked: 

1. Does the state have requirements for state roads regarding site plan review? 
2. Who does the site plan review? 
3. What sets these people apart to claim judgement? 
4. Is site plan review a public process? Want more discussion and public input. 
5. Does the public help decide the zoning laws? Site plan review laws? 
6. Costs associated with setting up land uses and managing these? 
7. Do not want uneducated appointees to make decisions for their land use. 

 
 

Community Forum E-mail Survey Responses 
 

Land Use Community Forum – March 26, 2016- Follow Up Survey Responses 

1.      Did this forum meet your expectations? Yes or No?  If not- please explain.  
a. Yes:  4 
b. No:   0 

 
2.      How would you rate the presentation? Excellent, Good, Fair, Poor? 

a. Excellent: 1 
b. Good: 1  
c. Fair:  0 
d. Poor: 0 
e. Other:  Good to excellent  

 
3.      How would you rate the presenter? Excellent, Good, Fair, Poor? 

a. Excellent: 1 
b. Good: 1  
c. Fair: 0 
d. Poor:  0 
e. Other:  “good to excellent;”  “just the right person for this community;” 

 
4.      Do you feel this was informative? Yes or No?  If not, please explain. 

a. Yes:  1  
b. No:   0  
c. Other:  “very informative;” 

 
5.      Do you plan on attending the next session on April 23, 2016? Yes or No 

a. Yes:  1  
b. No:   0  
c. Other:  “one of us will be away; the other, hopefully;” “maybe” 
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Any additional comments: 

a. “Most of the regulations people seem to be concerned about are already in place with other 
agencies.” 

b. “We were pleased that so many people attended the 10 am presentation,  were interested in the 
presentation, questions were good and showed interest, and people were respectful of one 
another.  seems like this was a great beginning.  Thank you for all of your hard work!” 

c. “I think George Frantz did a good job of keeping the session moving and respectful.” 

 

Land Use Community Forum – April 23, 2016- Follow Up Survey Responses 

1.  Did this meet your expectations?  Yes or No?  If not- please explain. 

a. Yes:  6  
b. No:   0   
c. Other:  “It was a very lively and engaged meeting, and George did a great job providing all the 

details and considerations of all the consequences.” 
 

Comments: 
“I didn't really have expectations, since this was my first exposure to the subject.  It was a fine 
meeting.” 

“Don't let the old stodgers wear you down.  There were a couple at my meetings.  It is time to get 
to the 21st century and control our destiny.  We need visionaries who can help steer us in the right 
direction.” 

“The Land Use Community Forum (I attended both) exceeded my expectations.  The information 
was clear and easy to understand and I very much appreciate the Planning Board's scheduling of 
such a Forum with such a great speaker.” 

“I was expecting the session to begin to move forward from what we’d learned in the first session 
but ¾ of it was the same as the first session.  No mention was made of the Comprehensive Plan, 
the community input that was gathered for that (and the 1997 and 2010 community wide 
surveys), and how a majority of the community wants the town to “Investigate and 
Implement land-use strategies to guide type and location of development and mitigate impact.”  It 
was obviously confusing to some community members at both meetings that they did not know 
why the Planning Board is holding these educational sessions.” 

 
2.  Do you feel this was informative?  Yes or No?  If not-please explain. 

a. Yes:  6  
b. No:    0  
 

Comments: 
“I am new to the area and I found the meeting very helpful. “ 

“Yes, very informative.” 

“Yes, it let us know who you are using for information.  My first impression was that your 
consultant was shy, yet smart.  He was getting badgered and he handled himself well.” 
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“Very much so.  I had no idea there were so many categories in land use management.” 

“The only thing I would improve is to show how things might be applied simply to Newfield. 
Some things seemed more overwhelming  than I think they will need to be for our town.” 

 

3. Were all your questions answered? Yes or No?  If not- please explain? 

a. Yes:  3 
b. No:   0   

 
Comments: 

“Mostly.  I still feel that there is a larger conversation to be had about how any plan that would 
potentially be adopted needs not only take into account the variety of issues that affect different 
parts of the town, but that the planning itself needs to be organized in such a way that 
representatives from every area of the town and from every kind of perspective (e.g. business-
owner, retiree, student, owner, renter, farmer, etc.) have a direct say in the way the guidelines 
would be written.  I understand that this is all in the early stages, but that's the time to begin the 
process.” 

“I had no set expectations, but the overall presentation and discussion was quite informative.” 

“No. The meeting probably raised more questions than it answered. The proposals were only 
outlines of what it might look like, not really what it would mean to our community, or the 
specifics of the laws.” 

“All my questions were more than adequately answered.” 

“That was my fifth time being educated about the land use tools available to communities in NYS 
so I’m not the typical attendee.” 

 
4. What direction do you feel the Town of Newfield should head? 

a. Stay with current process and do nothing: 
b. Look at Site Plan Review: 5 
c. Look at Subdivision: 2 
d. Look at Zoning: 2 

Comments: 

“It seems like SPR is the best option for Newfield, were anything adopted at all.  The town 
doesn't appear to have as complex needs and challenges to warrant zoning or subdivision.” 

“Either stay with the current process or utilize Site Plan Review. One of the attendees mentioned 
that the town is already involved in (or at least devotes significant time to) lawsuits/legal disputes. 
Adopting Zoning and/or Subdivision strategies would only increase the amount of legal expense 
for the town.” 

“Similarly to #3, I don't feel we community members have enough information at this time to 
decide on any one of the options below.  That said, I don't think we can do nothing.  And I don't 
think Zoning would be acceptable to many of the citizens of Newfield. So the Site Plan Review 
and Subdivision options would probably be the most viable, here.” 
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“For the first two, we want to control some developer who only has $ signs in his head and not 
thinking about a long term plan for our town.” 

“This [Site Plan Review] is the most reasonable for our town at this point.” 

“Take the next step toward Site Plan Review.” 

“I think the Town of Newfield should look at  ZONING as it was explained in the Forum.  The 
Site Plan Review gives us no more protection than what we presently have.  The Sub Division is 
nice but doesn't address the issues that came up with Alternative Waste Management.  Only 
ZONING would address where and how growth in Newfield can best happen.  We must never go 
through what the Town Board went through with the AWS fiasco.  I firmly believe that neighbors 
also have rights and one cannot do what one wants on their own property if it negatively affects 
the neighbors and neighborhood.  Newfield already ZONES out adult entertainment so I cannot 
put one of those businesses on my property--LOL, not that I wanted to.  With thoughtful planning 
Newfield can expand on the commercial/industrial areas already in place on the major routes (13 
and 34/96) keeping in mind that there are pockets of residential neighborhoods and keeping them 
that way.  Also, zoning may keep out further industrial/commercial expansion in the bucolic 
country settings in our beautiful town.”   

“I think Newfield needs to regulate the types of use allowed in certain areas of the Town.  This 
can only be achieved with zoning.  I also think that a simple zoning law would be easier to 
administer and less expensive because it is more clear cut in eliminating some types of 
development.  Some people said we can’t go back if we move forward on this.  We also can’t go 
back when we allow certain incompatible uses into neighborhoods and rural environments. Hard 
working people have invested in a place to come home to and have a quality of life that sustains 
their mental and physical health.  Yes, small businesses that have little impact on the quality of 
life of the neighbors, traffic, and property values should still be allowed. 

I also think some kind of site plan review and/or subdivision review might be helpful to maintain 
the integrity of our community when a use is allowed in an area.” 

“I think it might be helpful to ask the people who are opposed to plan, the specifics of what they 
are afraid of.   That would give great insight in to how to proceed.” 

    

5. What would you like to see the Newfield Planning Board do? 

“See the answer to no. 4.”   

“Continue the methodical exploration of options for the town. I was relieved to find out that the 
mood of the attendees was to preserve the current ambiance of Newfield.  I am unable to attend 
planning board meetings for the next few sessions. Unfortunately the book club at the library 
meets at the same time as the planning board.  However, I plan on regular attendance at the 
planning meetings in the near future.” 

“I know this is not an easy answer, and it certainly sounds like a lot of work. But I'd like to see 
the NPB work up the Actual Wording and lay out the Specifics of what these plans would look 
like, what would be covered and not covered, in detail. 

Thank you for engaging in this community conversation!!” 
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“Be smart.  You do not have to reinvent the wheel.  There are plenty of other towns that have 
more $ than we will ever have.  One of my mottos is, "Steal with Pride".  Find out what other 
towns have done that paid off in HUGE benefits and implement those. 

Thank you for your dedication to our town.” 

This is a broad question.  I would like to see the Planning Board continue doing its work.  I am 
aware that there are a number of people in Newfield that would like to see the Planning Board 
disbanded.  Please do not let that happen.   More specifically, I would like the PB to take the next 
step forward in Land Use Management by taking a closer look at the Z word, Zoning.  Done 
properly, as explained in the Forum, zoning would be an asset to our Community.  

Thank you for all the good work you are doing and will continue to do.” 

“I would like the Planning Board to begin to list the types of activities we’d like to see limited by 
zoning and/or site plan review.    Finally, thank you so much for all of your hard work. This is a 
time consuming but very important process.  Your efforts are greatly appreciated.” 

 


