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the proposed uses under Alternative 3 on each of the Gateway Summit lots that would be
created.

Table 4-3
Alternative 3 Proposed Uses

Proposed Use Size/Features
Furniture Store 60,120 SF

Restaurant 7,000 SF

Hotel 150 rooms with
Banquet and
Conference Center

Senior Housing 112 units

Hotel 250 rooms with full
Conference Center
and Spa

Assisted Living or 44 Apartments
Senior Housing

Office 5,000 SF

YMCA 68,000 SF

9 Office 15,400 SF

10 Restaurant 12,800 SF

11 Office 10,000 SF

12 Retail 10,000 SF
SOURCE: Putnam Engineering, PLLC.

A summary of the anticipated impacts of this alternative as compared to the proposed action is
presented below.

Land Use, Zoning and Public Policy: Development of this alternative would result in the
most construction disturbance and associated impacts to woods and steep slopes of all of the
alternatives examined, including 75.7 acres of disturbance area and 41.9 acres of disturbance
to slopes of 15 percent or more.

Traffic: Alternative 3 would result in over 50 percent more traffic in the p.m. peak hour
than under the proposed action. There would be a greater increase in traffic in the Saturday
peak hour.

Community Resources: With a total of 156 senior/assisted living units proposed, this
alternative would result in slightly lower impacts to community services than the proposed
action, which includes a total of 191 units of senior housing or assisted living or senior housing.
Police, ambulance and fire protection services would also increase over the proposed action
with the greater amount of commercial development proposed.
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Water/Natural Resources/Vegetation & Wildlife: There would be more tree clearing
required under this alternative, and increased woodland disturbance (63.7 acres) compared to
the proposed subdivision (61.6 acres), resulting in the greatest loss of habitat of the project
alternatives. The alternative would result in the creation of the greatest amount of impervious
surfaces (26.6 acres) and would also increase the amount of disturbance to wetland buffer area
(total of 1.2 acres) by 33 percent in comparison to the proposed action. It would require 0.2
acres of actual wetland disturbance, whereas the proposed action avoids direct impacts to
wetland areas.

Demographics/Fiscal Conditions: There would be less population growth attributed to
the development of the subject site under this alternative compared to the proposed action due
to the lower number of senior housing units proposed. The projected fiscal benefits to both the
Town of Carmel and Putnam County would be nearly nine percent lower under Alternative 3,
while revenues to the school district would increase by nearly 10 percent. The level of
construction jobs and increases in long-term jobs associated with this alternative plan would be
greater than under the proposed action.

Noise: The ambient noise levels at the site would be greater at Route 6 than with the
proposed action due to the increase in retail use and the increases in traffic that it would
generate.

Air Quality: Impacts to air quality would be greater than the proposed action during the
p.m. peak hour and greater during the Saturday peak hour under Alternative 3.

Visual Resources: Views into the site from Route 6 under Alternative 3 would entalil
views of increased development in comparison to the proposed action. The two-story auto
dealership on the western side of the site facing Route 6 would be replaced by a three-story,
150-room hotel with a conference center and banquet hall. The hotel on Lot 1 under the
proposed action would be replaced by a large retail use under Alternative 3. Although
developed more intensively, the middle and upper portions of the site would only be partly
visible from Route 6 due to the site's topography. Views from residential areas to the north
would continue to be blocked by the intervening ridge. However, the office buildings and
restaurant proposed in the middle portion of the site under Alternative 3 would be less screened
by trees given the greater amount of clearing necessary for the Route 6 portion of the project,
resulting in slightly greater visual impacts. As with Alternative 2, the lesser amount of tree
clearing and grading for the upper hotel under this alternative would visually buffer development
on that lot to a greater extent than the senior housing proposed in that location under the
proposed action.

Construction: There would be more short-term construction effects compared to the
proposed action due to the increase of total construction disturbance.
4.5 Impact Comparisons for Gateway Summit Alternatives

Table 4-4 below summarizes the quantitative impacts associated with the proposed subdivision
plan and the alternatives for the Gateway Summit site.
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Table 4-4
Gateway Summit Site Alternative Impact Comparisons

Alternatives

January 3, 2005

Area of Concern

No Action

Proposed
Action

Alternative
1: Reduced
Environ-
mental
Impact
Alternative

Alternative
2:
Alternative
Road
Configuration

Alternative
3: Maximum

Buildout Plan

Developed Area

Residential Units

0

Impervious Surfaces (acres)

9.1

Lawn/ Landscaping (acres)

10.1

Water Quality Basins

6.3

0.0

Open Space Resources (acres)

Wetlands

1.5

1.5

Woods (uplands)

13.7

63.8

Meadows

1.4

3.8

Natural Resource

(acres)

Impacts

Total Construction Disturbance

73.6

73.6

75.7

Total Woodland Disturbance

61.6

62.2

63.7

Wetland Disturbance

0.0

0.0

0.0

0.2

Wetland Buffer Disturbance

0.9

0.0

0.7

1.2

Disturbance to slopes > 15 percent

38.6

8.4

41.6

41.9

Community Resources

Population

319

0

127

281

Water Demand/Sewage Flow
(gpd)

98,690

17,512

101,070

153,042

Revenues to School District

$15,958.1

$1,029,246

$221,897

$978,434

$1,301,118

Revenues to County

$1,417.7

$111,583

$19,451

$91,214

$122,724

Revenues to Town

$2,138.5

$168,319

$29,340

$137,593

$185,124

Traffic

Traffic Generation '
(Total PM Peak Hour Trips/
Total Saturday Peak Hour Trips)

0

514/546

271/365

1403/1811

801/942

Source: Tim Miller Associates, Inc., Putnam Engineering, PLLC.
' Includes trips from The Fairways as listed in Proposed Action (see Table 4-5) See Also appendix P for Trip

Generation tables.

4.6 Alternative 4: Conventional Subdivision on The Fairways Site

The fourth alternative development scenario includes a conventional single-family residential
subdivision on The Fairways site (see Figure 4.-4) with proposed uses on the Gateway Summit
site remaining unchanged from the proposed action. This alternative would result in 17
detached single-family homes based on current zoning. Homes would be laid out along a single
north-south running roadway ending in two cul de sacs, with access from Kelly Ridge Road.
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This large-lot alternative would result in large lot home sites and an increase in preserved open
space on the project site in comparison to the proposed action. Lot sizes would range from just
under three acres to 17 acres in size. Such development would occur on an as-of-right basis
with no requirement for a Special Use Permit.

It should be noted that the level of development resulting from a conventional subdivision on
The Fairways site would not be economically feasible due to the small number of lots that would
be created relative to the amount of roadway that would need to be constructed. This
alternative would not meet the objectives of the project sponsor in terms of return on
investment. It would also not result in the construction of much needed senior housing in the
Town of Carmel. At the same time, it would result in impacts to the school district that would
not otherwise occur with the proposed action. The layout of the homes under this alternative
would not represent an efficient use of the project site, particularly compared to the compact
layout of the senior housing included in the proposed action. A summary of the anticipated
impacts of this alternative as compared to the proposed action is presented below.

Land Use, Zoning and Public Policy: As illustrated in Figure 4-4, residential units would
be spread over a wider area on The Fairways site under Alternative 4, resulting in a reduced
density on the site in comparison to the proposed action. Four lots are located to the west of
the on-site roadway, with 12 located to the east, extending over the wetland area, although no
construction in the wetland would be expected.

This alternative would comply with applicable existing zoning and subdivision regulations.
However, this form of development would not meet Town objectives related to the creation of
much needed senior housing. Use of the project site for a conventional residential subdivision
would not represent as efficient a use of the project site as the proposed action, which would
generate 150 units of senior housing.

Physical impacts of a conventional subdivision would be considerably lower that with the
proposed action. The amount of total disturbance would be reduced by 43 percent. The
amount of impervious surface created would be reduced to 4.9 acres compared to the 12.8
acres of impervious surfaces resulting from the proposed action.

Traffic: Alternative 4 would be expected to generate approximately half the level of traffic
as the proposed action with 22 trips in the a.m. peak hour and 26 trips in the p.m. peak hour.
No direct connection to Fair Street would be included. Details of the traffic impacts of this and
other alternatives are indicated in Appendix P.

Community Resources: A conventional subdivision would be expected to generate
approximately 15 new school age children, increasing demands on the local school district.
Overall, development of a conventional subdivision on The Fairways site under Alternative 4
would increase the Town’s population by 62 persons, based on standard ULI multiplier rates for
four-bedroom single family homes in the Northeast region. This level of development would
result in lower demand for community services than the proposed action, aside from impacts to
school enroliment.

Water/Natural Resources/Vegetation & Wildlife: There would be less tree clearing
required under this alternative on The Fairways site, and less impacts to steep slopes, and
upland woods, resulting in lower impacts to wildlife habitat. Impacts to wetlands on The
Fairways site would be the same as under the proposed action, with no impacts. There would
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be a lower amount of disturbance to woodlands (22.8 acres) under Alternative 4 than with the
proposed action (39.2 acres).

Demographics/Fiscal Conditions: With only 17 single family homes constructed at The
Fairways site under Alternative 4, resulting revenues to the Town, County and School District
would be considerably lower than under the proposed action. Seventeen non-age restricted
single family homes would generate approximately one third as much tax revenues for the
Town and County as the proposed senior housing. The School District would receive half the
level of tax revenues than the proposed action while incurring costs related to a projected 15
new school-age children that would be expected to reside at a conventional subdivision on the
project site."

Noise: No significant noise impacts would be expected under either the proposed action
or Alternative 4.

Air Quality: Impacts to air quality would be similar to the proposed action under
Alternative 4.

Visual Resources: The lower density development under Alternative 4 would not result in
significant visual impacts to existing homes or nearby public streets. This alternative would
result in less disturbance to vegetation and less tree clearing on the western edge of the site
than under the proposed action. Less reduction of tree cover would result in lower visual
effects for surrounding property owners on Kelly Ridge Road in comparison to the proposed
action.

Construction: There would be less construction effects under Alternative 4 compared to
the proposed action for The Fairways site due to the decrease in total construction disturbance.

4.7 Alternative 5: Reduced Environmental Impact Alternative For The Fairways Site

The fifth alternative development scenario examines an alternative mix of senior housing on
The Fairways site and a revised roadway layout, resulting in lower levels of environmental
impacts (see Figure 4.5), with proposed uses on the Gateway Summit site remaining
unchanged. Also consistent with current zoning, this alternative would include 29 attached
single-family homes for seniors (meeting Zoning Code definition of multiple-family senior
housing), 57 senior townhouse units, and 64 multi-family senior housing units. As with the
proposed action for The Fairways site, a Special Use Permit would be required, and tennis
courts and a swimming pool would be included as recreational facilities for the future residents.
The alternative maintains the same number of units, but provides a greater diversity in the type
of senior housing proposed.

A summary of the anticipated impacts of this alternative as compared to the proposed action is
presented below.

Land Use, Zoning and Public Policy: As illustrated in Figure 4-5, development would be
slightly more concentrated on The Fairways site under Alternative 5, leaving some additional
amounts of steeply sloping land on the western side of The Fairways site undisturbed. The
level of disturbance to wooded land would be lower by approximately an acre, while the amount

! Tax projections for Alternative 4 are based on an assumed sales price of $600,000 for a four bedroom home.
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of impervious surfaces resulting from Alternative 5 would be 2.3 acres less than under the
proposed action.

Alternative 5 eliminates the looped roadway configuration of the proposed action. Four
multi-family buildings with 16 units each and parking below would be located to the south of the
western site entrance, with townhouse units located to the north and south of the multi-family
buildings and attached single-family senior residences located further to the north.

Traffic: Traffic generated by Alternative 5 would be 26 percent higher in the a.m. peak
hour and approximately the same during the p.m. peak hour due to the different mix of senior
housing types provided on The Fairways site. Details of the traffic impacts of this and other
alternatives are indicated in Appendix P.

Community Resources: With the same number of senior housing units under Alternative
5 on The Fairways site, impacts to community resources would not change (no significant
impacts anticipated).

Water/Natural Resources/Vegetation & Wildlife: There would be less tree clearing
required under this alternative on The Fairways site (34.6 acres of woodland disturbance), and
less impacts to steep slopes, resulting in slightly lower impacts to wildlife habitat. Impacts to
wetlands on The Fairways site would be the same as under the proposed action, with no
impacts. There would be a lower amount of impervious surfaces created on The Fairways site
under Alternative 5 (10.5 acres) than with the proposed action (12.8 acres).

Demographics/Fiscal Conditions: With lower values of the multi-family and townhouse
units in comparison to the attached single-family units, there would be slightly lower benefits
from Alternative 5 in terms of tax revenues.? Population growth attributed to the development of
the subject site under this alternative compared to the proposed action would be approximately
the same, with no children residing on the site.

Noise: No significant noise impacts would be expected under either the proposed action
or Alternative 5.

Air Quality: Impacts to air quality would be similar to the proposed action under
Alternative 5.

Visual Resources: The alternative mix of senior housing types under Alternative 5
would result in a slightly more compact development on The Fairways site. The partial shift to
multi-family units and townhouse units would result in less disturbance to steep slope areas on
the western side of the site and associated tree canopy. Retaining the additional tree canopy
will help to screen the proposed buildings to a slightly greater degree from residences along
Kelly Ridge Road. Due to topographic conditions that limit the extent of views into the site from
the north and west, the additional height of the three-story multi-family units would not result in
significantly greater visual impacts under Alternative 5.

2 Tax projections for Alternative 5 are based on an average rent of $2,000 per unit for the age restricted
29 attached single-family homes and the 57 senior townhouse units, and an average rent of $1,500 for the

64 multi-family senior housing units.
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Construction: There would be slightly less construction effects under Alternative 5
compared to the proposed action for The Fairways site due to the slight decrease in total
construction disturbance.

Table 4-5 below summarizes the quantitative impacts associated with the proposed subdivision
plan and Alternatives 4 and 5 for The Fairways site.

Table 4-5
The Fairways Site Alternative Impact Comparisons

Alternative
5: Lower
Impact
Alternative

Alternative

Proposed 4:
Action | Conventional

Subdivision

Area of Concern No Action

Developed Area

Residential Units

Impervious Surfaces (acres)
Lawn/ Landscaping (acres)
Open Space Resources (acres)

Resource Impacts

41.76
39.2
0.0
25.9

24.0
22.8
0.0
15.9

39.3
34.6
0.0
23.7

Total Construction Disturbance
Total Woodland Disturbance
Wetland Disturbance

Disturbance to slopes > 15 percent
Community Resources
Population

270 62 270

Water Demand/Sewage Flow (gpd)

38,500

7,650

38,500

Revenues to School District

$489,019

174,462

$489,019

Revenues to County

$64,969

$19,106

$64,969

Revenues to Town

$98,004

$28,821

$98,004

Traffic

Traffic Generation '
(Total PM Peak Hour Trips/
Total Saturday Peak Hour Trips)

0/0 46/46

22/26

58/44

Source: Tim Miller Associates, Inc., Putnam Engineering, PLLC.

' For the Proposed Action, the model unit is assumed to be equivalent of one residential
unit. With the same number of senior housing units under Alternative 5, the trip generation
difference is based on differences in the mix of attached single family, townhouse and

apartment type units.
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