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1.0 EXECUTIVE SUMMARY

1.1 Brief Description of the Proposed Action

This Draft Environmental Impact Statement (DEIS) has been prepared in response to a Positive
Declaration adopted by the Town of Forestburgh Town Board. The Applicant, Lost Lake Resort,
Inc. (an affiliate of Double Diamond, Inc.), proposes to construct a residential/recreational resort
development called "Lost Lake Resort" on a site of approximately 2079.51 acres located in the
Town of Forestburgh, Sullivan County, New York.

The Applicant has applied to the Town Board to designate the site as a Planned Development
District (PDD) in accordance with the local PDD regulation. The project site is entirely located in
the RR-1 Rural Residential zoning district. The proposed action encompasses development of a
planned resort community that will provide an upscale recreational destination consisting of a
gated community of single family residence lots, hotel/conference facilities, a cottage and
condominium component, and extensive recreational amenities. On-site recreational amenities
for residents and guests will include an 18-hole championship golf course and driving range,
clubhouse and restaurant, swimming and boating facilities at Lost Lake, tennis courts; a health
and wellness spa, and a system of wilderness trails for passive recreation. The project will
include development of interior road systems, utilities and stormwater infrastructure, a
community water supply, and wastewater treatment facilities.

This DEIS has been prepared to evaluate the potential environmental impacts associated with
the Lost Lake Resort PDD (the "proposed action”) and has been prepared in accordance with
Part 617 regulations implementing the New York State Environmental Quality Review Act
(SEQRA). The contents and format of this DEIS generally follow the outline of the Scoping
Document for Preparation of a Draft Environmental Impact Statement adopted by the Town of
Forestburgh Town Board on June 11, 2009 (included in DEIS Appendix A).

1.1.2 Required Approvals/Permits and Involved Agencies

Regulatory agencies having approval authority over one or more aspects of this application are
listed below. State or local agencies having such approval authority are identified as "involved
agencies" under SEQRA.

Issuing Agencies and Required Approvals

* Forestburgh Town Board - PDD Approval, Consent to form transportation corporations
for sewer and water service

* Planning Board, Town of Forestburgh - Subdivision/Site Plan Approval

* New York State Department of Health - Water Supply

e Sullivan County Department of Public Works - Highway Work Permit

* New York State Department of Environmental Conservation - SPDES Permit for STP
Wastewater Discharge, SPDES General Permit for Stormwater, Waiver for >5 acres
construction disturbance, Wetlands Disturbance, Stream Disturbance, Sewer Collection,
401 Water Quality Certification, Water Taking.
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* Delaware River Basin Commission® - Potential Permits for wastewater discharge,
groundwater withdrawal, surface water withdrawal

* US Army Corps of Engineers? - Section 404 Wetlands Permit
1.1.3 Interested Parties

The following are agencies, persons, or groups have been identified or expressed interest in
participating in the review process as interested parties under SEQRA at this time.

* Town Conservation Advisory Board

¢ Sullivan County Department of Planning

* Monticello School District

* Forestburgh Fire District

* Local Volunteer Ambulance Corps

* New York State Police

* New York State Office of Parks, Recreation, and Historic Preservation
* The Merriewold Club, Inc.

* Lake Joseph Homeowners Association, Inc.

1.1.4 Project Purpose and Need

Project Purpose and Need

The project plans have been developed with consideration of existing planning documents of
the Town of Forestburgh and Sullivan County. The Applicant believes the proposed project is
consistent with adopted policies and comprehensive plans.

The target market for the single family lots is primarily the investor who may or may not build a
home but is interested in purchasing a house lot in the resort to take advantage of the
recreational amenities offered at the resort to lot owners. Houses are not built on the single
family lots by Lost Lake Resort, Inc., but some individual lot owners may choose to build their
second or retirement home here in Sullivan County for recreation and leisure, and as a real
estate investment. This demographic is consistent with the Applicant's experience in its other
resort projects, in particular at the Eagle Rock Resort in Hazleton, Pennsylvania, which is the
most comparable model for Lost Lake Resort.

Resort membership will include the privilege to use the extensive recreational amenities. Use of
recreational amenities in Lost Lake Resort will be available for both Resort property owners and
the general public.

Benefits of Proposed Action to the Community

The Applicant believes that this project will be very beneficial to the town and the local
community compared to a conventional single family subdivision developed according to the
existing zoning. The Master Plan and Design Guidelines for Lost Lake Resort embrace the
principles set forth in the LEED Green Building Rating System and the NAHB National Green

! The DRBC is not defined as an involved agency under SEQRA (it is an interstate compact), although it will need to
issue permit(s) as noted.

2 The USACOE is not defined as an involved agency under SEQRA (it is a federal agency), although it will need to
issue permit(s) as noted.
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Building Program. Benefits will include: a state-of-the-art, championship-quality, public golf club
facility; preservation of open space; recreational resources available to the public; housing
supported by its own roads, water and wastewater infrastructure that will sustain itself for many
years to come; generate fewer school children and full-time residents than a conventional
subdivision, thus minimizing demand for community services; increase property values in the
local community; promote tourism in the Town of Forestburgh; develop the site in a manner that
is compatible with the character of the community and protective of the natural environment;
and generate substantial tax ratables to the town, county and school district.

1.1.5 Site Location and Environmental Setting

Geographic Boundaries and Access

The project site is situated entirely in the Town of Forestburgh, Sullivan County, New York. The
north-most site property line is coincident with the town line of the Town of Thompson. The site
is south of the NYS Route 17 corridor, the major east-west transportation corridor in the region,
known as the "Quickway", and approximately 3.6 miles south of the Village of Monticello.

The project site generally lies between Cold Spring Road (County Route 102) and Forestburgh
Road (NY Route 42), two north-south roadways in the Town of Forestburgh. It is generally
bisected by St. Joseph's Road (CR 108) that connects the two collector roads. As the property
is currently undeveloped, there are no formal access points into the site from any public road.
The railroad grade of the former Ontario & Western Railroad line between Monticello and Port
Jervis exists on the subject property along the easterly property line.

Description of the Site Environment

Natural Environment

The project site is situated in a largely wooded, sparsely populated portion of Sullivan County
characterized by moderately rugged topography, with a pattern of hills and valleys that is very
generally north-south in orientation. Surface features in the local area include scattered lakes
(some of which are manmade) and a network of county roads with generally short local roads.
Of particular note is the existence of the Neversink River Unique Area, sometimes referred to as
the Neversink Gorge, located southeast of the project site. The Unique Area is a New York
State owned and managed area comprised of 4,881 acres and adjoined by the 585 acre Wolf
Brook Multiple Use Area. The 5,466-acre tract contains a great diversity of wildlife habitats, with
portions accessible to the public for passive recreational use. The project site is located within
the Delaware River Basin and the jurisdiction of the Delaware River Basin Commission (DRBC).

The project site itself is predominantly wooded, with areas of wooded wetlands in pockets and
within the central lowland.

Built Environment

There is considerable undeveloped, wooded land in the site vicinity with the exception of
clusters of residential activity to the northeast, northwest and southwest of the site. In the
vicinity of Rose Valley Road at Cold Spring Road is the Melody Lake community; northwest of
the site is the St. Joseph's Lake community; and to the southwest is the Merriewold Lake
community.
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The project site is located in the RR-1 Rural Residential zoning district as mapped by the Town
of Forestburgh, as are the surrounding lands and, in fact, most of the town.

1.1.6 Project Description and Layout

Descriptions of Project Components

Buildings, Lots and Roads

The overall project development plan encompasses a single main entrance, from Cold Spring
Road, to a network of interior roads that will provide access to the golf course and other
recreational amenities and to all residences on the site. Within the backdrop of the native
woodlands, building sites, roads, the golf course and other amenities have been laid out with
the intent to preserve the Sullivan County character in a private resort community. Individual
residential building lots are laid out along a pattern of curvilinear roads, each with at least two
means of access. Building lots are a minimum of 7,000 square feet in size.

No public access is proposed from St. Joseph's Road. In order to cross St. Joseph's Road
between the northerly and southerly portions of the project, Phase 1 will include a surface
connection at the proposed emergency access for construction and maintenance vehicles,
emergency vehicles and golf carts but will not be available for any public use. It will have a
restriction (a gate) to prevent public use. In Phase 3, the internal road system will include a
tunnel that will provide vehicular, pedestrian, and golf cart access. There are two points of
emergency vehicular access from the northerly portion and two from the southerly portion of the
development onto St. Joseph's Road.

The Lost Lake Resort is planned as a gated community with a controlled-access entry and
24-hour security. Inside the Gated Entry will be the General Postal Station where property
owners pick up their mail as they enter the resort. The entry area will provide a means to limit
the amount of commercial traffic within the resort, and a bus stop and turnaround will be
provided, with a shelter for inclement weather. The main entrance will also have a Greeting
Center, a small Adirondack-style building for resort staff to provide visitors with personal tours of
the resort as well as local information about attractions and services located in the resort and in
the surrounding communities. The Greeting Center and its parking are set back from the main
entry so that as visitors drive in the main road they will view the rustic lodge within the forest
landscape setting.

Proposed Site Master Plan

Lost Lake Resort is planned as an upscale residential/recreational resort that will market the
sales of individual house lots with membership to an extensive range of recreational amenities
located within the resort community. The project infrastructure and amenity components are
designed to be built in phases, as lots are sold (according to market demand), with homes sites
developed by the individual lot owners over time in accordance with Design Standards and
subject to review and approval by the Lost Lake Architectural Control Committee. Based on the
experience of Double Diamond at its other resort communities, homesite construction is
expected to occur gradually (over several decades), with many privately owned lots remaining
undeveloped by owners who purchase one or more lots primarily to use the recreational
amenities. Initial resort construction will include a number of townhouse and cottage style
residences that will be available for short term rental by lot owners and prospective buyers.
While the site plan is designed as a gated community, with a single gated main entrance to the
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entire resort, access to the recreational facilities will be open to the public, as will availability of
the rental residences.

The Lost Lake Resort master plan is designed for 2,557 single-family residential lots, a cluster
of 30 single-family cottages, and 40 multi-family townhouse-style condominium dwellings, for a
total of 2627 residences. The proposed zoning for the development is a Planned Development
District (PDD) under the Town's recently adopted PDD law. A mix of uses is planned that
includes single- and multi-family residences, hospitality services with lodging, restaurant,
spalfitness center and conference facility open to the public, and business offices such as real
estate sales, utility services and property management offices, and open / recreational space.
The construction of all resort facilities, including stormwater infrastructure, roads, utilities, and
amenity building development areas will be implemented by the Applicant, according to an
approved site master plan that takes into account stormwater management, construction
phasing, wildlife management, and open space protection.

The Sales Office is situated at the main entrance, along with a postal facility, bus stop, and
controlled access building.

The Applicant will retain ownership of the recreational amenities and all infrastructure, and will
retain responsibility for their operation and maintenance. Lot ownership will include
responsibility as set forth in a Property Owners Association (POA) to operate and maintain the
common elements associated with the PDD pursuant to bylaws established for the POA. Each
lot owner that elects to build a home on a lot will need to do so in full accordance with Design
Guidelines that will be set forth in the Offering Plan and POA bylaws, so that the Lost Lake
Resort community will maintain its quality, look and aesthetic appeal.

The project developer establishes the design theme and sustainable design and construction
philosophy for Lost Lake Resort in its Design Guidelines, where lot owners are encouraged to
implement sustainable “green building” design strategies whenever possible. More specifically,
the Declaration of covenants and restrictions for the Lost Lake Resort stipulates that all
single-family residential dwellings constructed on a lot, and all Hospitality structures within Lost
Lake, are required to meet the minimum criteria for the first level of certification as set forth by
applicable LEED (Leadership in Energy and Environmental Design) Guidelines (e.g. LEED for
Homes, LEED New Construction), or the NAHB (National Association of Home Builder's) Green
Building Program Specifications.

"Amenity Village"

As a developer of recreational resorts, Lost Lake Resort, Inc. will offer hospitality services to lot
owners and the general public through the development and operation of the resort recreational
amenities. For these recreation and leisure services to remain viable, Lost Lake Resort, Inc. will
maintain ownership and control the operation of the hospitality facilities to ensure that the
quality and reliability of service at all resort amenities is maintained.

Guest room lodging in Lost Lake Resort (the Inn with 32 rooms, 30 cottages and 40
townhouses) is expected to be used primarily by lot owners and prospective lot owners, and
secondarily by conference attendees and the public.
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Building Architecture

The common buildings in Lost Lake Resort are proposed to be low profile, Adirondack style
buildings of primarily one story, with wood and native stone facades and gable roofs. The Inn
will be a three story structure. Building interiors will be contemporary in design with a rustic flair,
complete with modern conveniences, professionally furnished and decorated in styles
compatible with the overall look of the resort.

Open Space and Recreation Component

The Lost Lake Resort master plan preserves approximately 1,045 acres of open space?®
throughout the property (50 percent of the site). Undisturbed wooded areas as well as
developed, vegetated areas such as the golf course will exist as open space for the residents of
the development to use. A network of wilderness walking trails in the open space area will
provide passive recreational opportunities. Open space will include wetlands, lakes, streams,
trails, one or more wildlife observation stations, golf course, parks and buffers that conserve
natural areas and native wildlife habitats while allowing passive recreational use of the golf
course, parks and trails, in keeping with the Town's definition of open space in its PDD
regulation.

Internal Circulation and Parking

The project proposes the development of approximately 25 miles of 20-foot wide asphalt paved
private roads within 50-foot rights of way. The roads are designed to have roadside swales that
are either vegetated or stone lined, depending on slope, on one or both sides to manage runoff
from the pavement. These roads will be privately owned, managed and maintained by the POA.
Preliminary profiles of the proposed roads indicate that site circulation can be developed with
road gradients of less than ten percent. Most roads will have gradients of between one and six
percent, with a few areas of up to 9.6 percent. All roadway geometry will be designed in
accordance with Town of Forestburgh Street Design regulations.

Project Phasing

The project is planned to be permitted and built in seven primary phases, starting with
development at the north end of the property to establish the project main entrance, sales office,
and access to house lots and the center of the Amenity Village area. Construction of
infrastructure (roads, stormwater management, water supply systems and sewer systems) will
commence to service the amenities and dwellings north of St. Joseph's Road. The golf course
will be developed early on, concluding with the construction of the golf clubhouse/restaurant and
driving range. Subdivision of house lots will be applied for in phases, generally consisting of up
to 400 lots at one time, followed by construction of infrastructure to service the approved lots.
Construction will continue in the central portions of the property, including construction of the
Amenity Village facilities and walking trails. Development of the hotel, health spa and
conference center buildings will complete the primary resort amenities. Subdivision of house
lots and providing infrastructure in the southern end of the property will complete the
implementation of the project master plan.

% This document uses the term "open space" as is defined in the Town of Forestburgh Planned Development District
Law of 2008, § 85-17 E. Definition of Open Space.
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Project Infrastructure Plans

Drainage Plans

Stormwater management systems are proposed for the conveyance and treatment of surface
runoff. Appropriate stormwater management infrastructure will be designed using sound
engineering practices and meeting the requirements of the Town of Forestburgh and the
NYSDEC to minimize impacts to the existing site resources and to control stormwater runoff
guantity and quality that could effect downstream resources if not adequately treated.

Erosion Control Plans

The approved plan set for each phase of construction will include erosion control plans
developed in accordance with State regulations to ensure there are adequate provisions for
erosion and sediment control in the construction area. A conceptual erosion control plan for the
Phase 1 area is included.

Water Supply

The project is designed to be serviced by a privately-owned community water supply that
derives water from onsite wells. The water supply system will be developed in accordance with
Sullivan County, New York State and Delaware River Basin Commission (DRBC) requirements.
Sixteen exploratory groundwater wells have been established and/or tested on the site and a
pump test has shown there are sufficient water sources for at least Phase 1 development. The
applicant is proceeding with developing additional water supply wells and has committed to
completing well exploration and well testing at the site that will demonstrate an adequate water
supply for the full-build project scenario. The Final EIS for Lost Lake Resort will include this
information.

Wastewater Treatment

The project is designed to be serviced by a privately-owned onsite wastewater collection and
treatment system with discharge to surface waters of the Bush Kill. The proposed wastewater
treatment plant will be built in phases, allowing expandability and adaptability to meet the needs
of the project as it grows over time. A NY State transportation corporation will be established to
have ownership and be responsible for the operation and maintenance of the wastewater
treatment system to comply with all applicable water quality standards and the effluent limits set
forth by the NYSDEC in the SPDES Permit.

Electricity, Communications, and Heating Fuel

The common facilities and house lots will be served by underground electric, telephone, and
cable connections. There is no natural gas availability in the project area to service this project.
Building heating systems will utilize LP gas or oil for fuel.

Golf Course

The proposed golf course will be built to championship-quality specifications and managed in
accordance with best management practices for turf management and water conservation.
Fairways and greens will be irrigated utilizing surface water drawn from Lost Lake. Given the
long term build out anticipated for this project and the small volume of wastewater discharge in
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the foreseeable future, use of greywater for irrigation, or any other type of recycling system, is
not proposed. Likewise, use of groundwater for irrigation is not being considered as there is
sufficient surface water available to provide for golf course irrigation with minimal potential affect
upon Lost Lake and downstream tributaries.

A maintenance facility will be located east of the Practice Range designed to accommodate the
maintenance materials and equipment necessary for upkeep of the golf course and other Resort
grounds. A Preliminary Water Quality Management Plan has been prepared and is included in
this document that describes the proposed management and monitoring plans for maintaining
the quality of water resources at Lost Lake Resort. This document outlines protocols (otherwise
may be referred to as best management practices (BMPs) or standard operating procedures
(SOPs)) for turf management, Integrated Pest Management, chemical and petroleum storage,
handling and spill response, and surface water and groundwater monitoring applicable to both
the construction period and ultimate operational period at Lost Lake Resort. All of the operating
requirements set forth in the Management Plan are an integral part of the proposed action.

Landscaping and Lighting Plans

Plans for the project development include providing landscaping and lighting for aesthetic and
public safety purposes. Conceptual design concepts for landscaping and lighting have been
developed and are shown in the accompanying full size plans. The landscaping includes the
planting of street trees, ornamental shrubbery, and ground cover vegetation. The tree and shrub
plantings will consist of a combination of native and adaptive plant species.

Minimal street lighting is proposed for the development to retain a rural atmosphere. A street
light pole will be selected that complements the wooded character of the resort and provides an
illumination source that casts light downward to the road surface with minimal glare or stray
light. Posted street signs will be provided for each of the internal roads.

No lighting is proposed for the golf course or driving range as these facilities will only operate
during daylight hours. Lighting at the sales office, Amenity Village buildings and associated
parking and circulation areas will be provided to appropriate levels for safety and security.
Street lighting is proposed within the townhouse and cottage neighborhoods.

The project master plan provides a minimum 50'-wide natural buffer around the entire project
parcel. There is a minimum 100'-wide buffer provided on the north and south sides of St.
Joseph's Road. Additionally, significant areas of the site that contain regulated wetlands have
been set aside for preservation where no disturbance will occur without a State or Federal
permit, as applicable.

Covenants and Restrictions on Home Site Development

Lost Lake Resort, Inc. will require strict adherence to its design guidelines for construction of
new single-family homes that are binding to all lot owners. The owner of each lot within the
resort will be subject to a declaration of exceptions, reservations, covenants, restrictions and
conditions for the Lost Lake Resort ("Declaration”), as well as a Builder's Packet outlining
information required to be submitted to the Lost Lake Architectural Control Committee for
internal review for each proposed lot development.

The developer will establish and incorporate the Lost Lake Property Owners' Association
("Association") as a New York non-profit association, to administer and enforce the easements,
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covenants, conditions, restrictions, and limitations set forth in the Declaration. The Association
will be authorized to bill and collect annual fees from lot owners for the purpose of managing
and maintaining all roads, utilities, and common areas of the development. For the purpose of
protecting the value and desirability of the development, the Declaration will run with the land
and will be binding on all parties having any right, title or interest in the property or any part
thereof.

Design Guidelines

Design Guidelines for Single Family Homes in Lost Lake Resort will be established by Lost Lake
Resort, Inc. The Design Guidelines provide specific development guidance for owners of the
residential lots within Lost Lake Resort relating to the construction of their homes.
Public Access
While the resort will be a gated community, visitors are welcome and encouraged to use the
amenities in the resort. Facilities that are open to the public are identified in the narrative
descriptions above for the Amenity Village and the Open Space and Recreation Component.
1.1.7 Overview of Planned Development District Regulation

Development Density

The proposed zoning for the subject property is a Planned Development District pursuant to the
Town's PDD law. There is no defined maximum development density in a PDD but rather the
regulation allows the density to be defined by the mix of residential units, commercial uses,
recreational amenities and open space proposed. The permissible density is initially established
with a calculation of various land constraints resulting in an Initial Residential Development
Density (IRDD).

Increases in permissible density proposed by the Applicant based upon the unique combination
of conservation measures and amenities that are proposed at Lost Lake Resort.

Density Bonuses

In the Applicant's opinion, all of the benefits described herein warrant density bonuses outlined
in the Town's PDD law. The proposed master plan addresses the various required components
of a PDD in accordance with the Town's law. Further, the Applicant's open space resort theme
that encompasses second home residential development and recreation-related commercial
uses is consistent and compatible with land use in the surrounding area of the community.

1.2 Potential Impacts and Proposed Mitigation Measures

1.2.1 Geology, Soils and Topography

Potential Impacts - Geology

The specific locations of shallow rock and amount of rock removal required for the proposed
project have not been identified on the property. The rock outcrops within 200 feet of St.
Joseph's Road will not be disturbed during the construction of the proposed Lost Lake
development. These rock outcrops will be conserved due to their visible location near the public
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roadway. In spite of design considerations, the evidence of outcrops in many areas of the site
indicates that rock removal will be required on the property. Rock removal can often be
completed using methods other than blasting. In areas where rock is weathered, hammering,
ripping, or chipping with excavators will be used where possible. Blasting will only be used
where other options are not feasible. All rock excavated on the site in connection with the
proposed development will remain on the project site to be used as road base.

Blasting will be carried out in accordance with the Industrial Code Rule 39 of the New York
State, Department of Labor, Industrial Board of Appeals and the applicable section of the New
York State Labor Laws. New York State regulations require insurance and licensing for the
contractor as well as provide guidelines for the possession, handling, storage, and
transportation of all explosives.

The subject property is located in the area where Marcellus Shale is mapped in New York
State. The use of the proposed Lost Lake development is not intended to be used for the drilling
of natural gas associated with Marcellus Shale. The zoned and intended use for this project is
for residential and/or recreational use not for the drilling of natural gas wells.

Potential Impacts - Topography

Impacts to steep slopes are directly related to the potential for soil erosion during construction.
The majority of grading for the Lost Lake Development will occur in areas with slopes of less
than 25 percent. Impacts to steep slopes of 25 percent or greater are primarily located south of
St. Joseph’s Road for the construction of the road network as well as grading for stormwater
detention basins and homes. This area represents only two percent of the total area of grading.
Approximately 14.99 acres of steep slopes will be impacted by the fully built project.

Potential Impacts - Soils

Grading and recontouring of soils is required for the construction of roads, residential dwellings,
recreational facilities, the golf course construction, and the storm water detention basins. The
total area of grading or site disturbance is estimated to be approximately 601 acres of the site.
Therefore, approximately 1478.5 acres of the site will remain undisturbed.

The potential for soil erosion associated with grading work is temporary in nature, as all areas
will ultimately be stabilized by impervious cover or landscaping. Any disturbed area that is not
developed with impervious surface areas will be graded, seeded and landscaped, including the
stormwater management basins. These acreages represent all roads, utility and stormwater
infrastructure, amenity buildings and 2,557 single family houses for the fully developed site.

Cut and Fill Estimates

A preliminary estimate for earthwork required to construct Phase 1 roadways, stormwater
management features and the main entrance structures is approximately 85,700 cubic yards
(cy) of earth cut and the same amount of fill, therefore there is a net balance of earth grading
(cut and fill). A preliminary estimate for the total earthwork required to construct the full buildout
is approximately 677,500 cy of earth cut and the same amount of fill, therefore there is a net
balance of material for the overall project. Crushed rock will be used for roadbed construction or
for fill areas where the material is suitable.
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There are no areas of steep slope disturbance (25% and greater slopes) for the Phase 1 road
network. Given the more gentle topography on the north side of the site, it is excepted that little
or no rock excavation will be necessary for Phase 1 construction. The other phases may involve
rock excavation. Transition areas back to existing grade at the edges of the roadway section will
be graded at 3H:1V or less in most locations. Proximity to properties and steep slopes may
warrant slopes of 2H:1V (with slope protection) or 1H:1V in areas of rock cut. Slope protection
will be in the form of rolled erosion control protection mats and hydroseeding with tackifier.
Excess soil will be stockpiled and skirted with silt fence barrier to prevent sediment transport.
Excess rock will be stockpiled for use onsite.

Sub-Soils for the Golf Course

On-site soils within the proposed golf course area are currently Wellsboro and Wurstboro soils
(WIC) and Wurtsboro loam (Wu). These soils are primarily characterized by moderately well
drained, gravelly fine and sandy loam. Typically, a quality golf course is constructed with a
manufactured sand-mix for the sub-soils of the fairways. A peat/sand mixture will be used for
green and tee areas. It is expected that the existing soil types will provide adequate base for the
manufactured surface mix that will be screened and then brought on site.

Mitigation Measures

Potential erosion and sedimentation will be controlled during the construction period by
measures specified and designed in the Preliminary Stormwater Pollution Prevention and
Erosion and Sediment Control Report included in this document. The regulations applicable to
the project-specific stormwater pollution prevention plan ("the SWPPP"). As part of the SWPPP,
an erosion and sediment control plan for Phase 1 has been developed in accordance with the
Erosion and Sediment Control Guidelines in the NYSDEC SPDES General Permit for
Stormwater Discharges for Construction Activities (Permit No. GP-0-10-001), Best Management
Practices Manual for Erosion and Sediment Control (1991) and New York State Standards and
Specifications for Erosion and Sediment Control (2005). The Phase 1 Preliminary Erosion and
Sediment Control/Stormwater Management Plans accompany this document (the SWPPP),
which must be approved by NYSDEC prior to commencement of construction. Implementation
of the SWPPP will include monitoring and enforcement as required by NYS law and NYSDEC
General Permit requirements.

Temporary erosion control measures will include but are not limited to stabilized construction
entrances, temporary sediment traps, silt fences/or haybales, temporary seeding and mulching,
sedimentation basins, and diversion berm/swales.

Permanent erosion and sediment control measures are also described in the preliminary
SWPPP. In general, the permanent erosion and sediment control facilities to be constructed
include but are not limited to: rock aprons, storm sewer piping and swales, dry wells, infiltration
trenches, detention ponds, and stoned lined outlet protection, and revegetation on all disturbed
area that are not proposed to be impervious surfaces. The SWPPP is a document that is often
modified in response as site conditions vary. Erosion and sediment control measures are
reviewed weekly for appropriateness and effectiveness. Additional measures, that may not be
included in the SWPPP, can be called for in the field to address specific concerns.

The purpose of the Erosion and Sediment Control Plans included in the SWPPP is to minimize
the erosion of exposed areas of soils and to prevent the migration of sediment into surface
waters during construction. The SWPPP will be implemented in construction areas for the
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duration of construction on this site to minimize or avoid impact to surface water resources that
receive stormwater from the project site following construction.

Construction Sequence for Phase 1 and All Subsequent Phases

During construction of Phase 1 and each subsequent phase of construction of the proposed
Lost Lake Resort a sequencing plan will be used to help with erosion/sediment control. The
sequencing plans, which are listed on the Phase 1 Preliminary Erosion and Sediment
Control/Stormwater Management Plans, follow the following listed guidelines. The construction
sequence for Phase 1 and each subsequent phase is also detailed in this EIS.

e Site disturbance (clearing, grubbing and grading) will be limited to those areas
necessary for construction in each stage.
* Each stage will be completed before the next stage is initiated.

* At the completion of each earth disturbance activity stabilization will immediately occur to
the disturbed areas to protect from erosion.

* Responsibilities for ongoing inspection and maintenance of the erosion and sediment
control measures for the duration of the construction are specified on the erosion control
plans.

1.2.2 Wetlands

Potential Impacts

Impacts to wetland HA-40 (Wetland ABD), regulated by both NYSDEC and ACOE, will occur as
a result of two road crossings. These road crossings will cause a total of approximately 0.44
acres (19,000 square feet) of disturbance to the Class Il State-regulated and
Federally-regulated wetland. The crossings are located at the narrowest sections of the wetland
thereby minimizing disturbance. Each crossing is planned to be a bottomless culvert that will
span the stream channel.

Permit Requirements for Regulated Activities within Wetlands
New York State Department of Environmental Conservation

The two road crossings of NYSDEC wetland HA-40 (Wetland ABD) will disturb 0.44 acres of
State-regulated wetland and approximately two acres of adjacent area and will therefore require
an Article 24 Freshwater Wetlands Permit.

Lost Lake and six streams on the project site are regulated by the NYSDEC. Lost Lake has
been designated as a Class B waterbody, which indicates the lake’s best usage is swimming
and other contact recreation, but not a viable source for drinking water. Waters with
classifications A, B, and C may also have a standard of (T), indicating that it may support a trout
population, or (TS), indicating that it may support trout spawning (TS). Special requirements
apply to sustain these waters that support these valuable and sensitive fisheries resources. The
Bush Kill is designated a Class B(T) stream. The other five streams on the project site are
currently classified as Class B, but based on stream surveys performed by NYSDEC and TMA
staff in September 2009, two of these streams may be reclassified as trout spawning waters.
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An Article 15 Protection of Waters Permit will be required for the aforementioned road crossings
of NYSDEC wetland HA-40 (Wetland ABD) since it contains a Class B stream and also for an
additional four crossings of regulated streams on the project site.

Federal Wetlands / U.S. Army Corps of Engineers (ACOE)

To construct the two road crossings, coverage under the Nationwide Permit will be required
from the ACOE for disturbances related to the placement of fill within waters of the United
States. The placement of concrete and/or culverts (unless open-bottom) associated with the
crossings will be considered filling of federally regulated waters.

In addition, a 401 Water Quality Certification must also be obtained from the NYSDEC.
Issuance of a certification means that NYSDEC anticipates that the proposed action will comply
with state water quality standards and other aquatic resource protection requirements under the
NYSDEC's authority. The 401 Certification can cover both the construction and operation of the
proposed action.

Potential Indirect Impacts to Wetlands and Wetland Buffers
Sedimentation During Construction

In order to reduce stormwater induced impacts from the project, the Applicant has designed,
and will construct, adequate erosion and sediment control practices to mitigate these potential
impacts. Accordingly, an Erosion and Sediment Control Plan, that includes construction
seqguencing, has been included in the Stormwater Pollution Prevention Plan (SWPPP) prepared
for the project.

As specified in the SWPPP, soil erosion and sedimentation control measures, such as silt
fencing, will be installed following a pre-construction conference with appropriate agency staff,
and prior to any construction activities. All soil erosion and sediment practices have been
designed, and will be implemented, in accordance with NYSDEC specifications set forth in the
Standards and Specifications for Erosion and Sediment Control. In addition, the Applicant will
engage a Certified Professional in Stormwater Quality/Erosion and Sediment Control, or equally
gualified professional, to oversee implementation of all elements of the SWPPP, including its
site specific Erosion and Sediment Control Plan component.

Pesticides and Fertilizers

Construction of the proposed action will convert areas of forested land to maintained lawns,
landscaped areas, and golf course. Lawns, landscaped areas, and especially golf courses are
often fertilized and treated with commercial pesticides to establish vigorous vegetation growth
and maintain vegetative health. Project documents have been developed to minimize or avoid
any significant adverse effects related to improper use or over application of pesticides and
fertilizers in this project.

Potential for Thermal Impacts

Thermal impacts on receiving waters, through the elimination of vegetation shade trees along
stream banks and addition of impervious surfaces in upstream drainage areas, are an important
concern in areas where there is a known natural population, or annual stocking, of cold water
fish species (i.e., trout). Increases to average annual water temperature may constrain a cold
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water fishery. The project design in accordance with NY State standards is intended minimize or
avoid any significant adverse effects related to thermal impacts from this project.

Potential Short-term Impacts to Wetland Functions

The movement of earth on a large scale can result in the potential for impacts to wetland
systems if certain measures are not considered. As noted previously, soil movement and
erosion can result in siltation and sedimentation of wetland systems, altering hydrology,
substrates for vegetation and smothering of existing plants.

Short-term impacts to wetlands that function as wildlife habitat could occur as construction in
areas near wetlands may disturb wildlife and their movement patterns. Since over 99 percent of
wetlands are proposed to be preserved, this impact is expected to be short-term as wildlife
could move back into the area after construction is completed.

Wetlands that function as points of groundwater recharge are not expected to impacted at any
point of the development process.

Short-term wetland and adjacent area impacts associated with construction of the two road
crossings will be associated with direct removal of vegetation, grading, and placement of fill
within the wetland and buffer areas. These impacts are anticipated to be minimal and will be
fully mitigated as approximately 1.01 acres of wetlands will be created by the proposed action.

Potential Long-term Impacts to Wetland Functions

The protection of wetlands during construction is anticipated to protect wetland functionality in
the long-term as well. Since direct impacts to wetlands and adjacent area are limited to two road
crossings and proposed mitigation measures are proposed to prevent indirect impacts,
long-term wetland functionality is not anticipated to be negatively affected as a result of the
proposed action.

Long-term impacts associated with the two road crossings are expected to be minimal. Loss of
less than 0.1 percent of wetland habitat and adjacent area on the project site will result from the
permanent road crossings. Mitigation for the loss of wetland and adjacent area will compensate
for this loss as approximately 1.01 acres of wetlands will be created by the proposed action.

The development of upland habitat that is critical to adult vernal pool breeding amphibians may
negatively impact populations of these species in the long term. While development within these
areas may impact the wildlife habitat provided by wetlands containing vernal pools, the impact is
not anticipated to be significant since the species will still exist, albeit in smaller populations.
Wildlife movement patterns into and out of wetlands could be altered, but will still occur as
approximately half of the project site will be preserved as open space. This open space includes
tracts of preserved woodland that will allow wildlife to move throughout the site.

Potential Impacts to Wetlands Associated with Stormwater Runoff

Potential indirect impacts that the proposed action may have on wetlands and receiving waters
result from post development increases in pollutant loading in stormwater, post development
flooding from increases in the volume of stormwater discharged, and bed and bank erosion in
receiving watercourses resulting from increased stormwater discharge velocities.
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Long-term changes to surface water quality can result once the development is complete and
operational. Increased pollutants typically associated with residential land use activities,
including stormwater runoff from paved areas, can be expected. Issues related to stormwater
management and protection of sensitive site features during construction are addressed in
Section 3.5, Water Resources.

Potential Impacts to Neversink River Unique Area

Significant impacts to wetlands within the Neversink River Unique Area (UA) are not anticipated
as a result of the proposed action. Connectivity of surface waters and wetlands between the site
and the UA is limited to discrete locations. Potential direct effects on the water quality in the
streams will be minimized through a number of practical operating and monitoring measures
that will be implemented as part of the project, both during construction and during the
subsequent operation of the site facilities.

Potential indirect effects of changes to surface water (through sedimentation during
construction, pesticide and fertilizer loading, and thermal impacts) will also be minimized or
avoided through implementation of project designs and implementation of monitoring
procedures. The project incorporates protective measures to minimize such effects to levels that
are not expected to result in any significant change to water resources in the UA. Likewise,
activities on the project site that will be in closest proximity to the UA lands will be physically
separated from direct effect and are therefore not expected to cause any significant impact to
the UA lands. No direct impact to wetlands or wetland buffers found within the UA will result
from the proposed development.

Mitigation Measures

Creation and Enhancement of Wetlands

Wetlands will be created to mitigate for the loss of wetland on the project site. To mitigate for
the loss of wetland (estimated to be 0.44 acres at this time), approximately 1.01 acres of
wetland will be created to provide a 2:1 impact to mitigation ratio as is typically required for
forested wetlands. The mitigation area will add an additional 1.01 acres of forested wetland to
compensate for the loss of vegetation and impairment of wetland function associated with
disturbance of forested wetland for the two road crossings.

The creation of stormwater basins, graded and planted in a manner that is consistent with the
open marsh portions of the existing wetlands, also contributes to mitigating the potential impacts
on the entire wetland corridor. The stormwater basins will be planted with herbaceous wetland
vegetation, and provide wetland habitat as well as control of stormwater quality and quantity.
While no direct credit is taken for these basins as wetland creation areas, they will in fact
perform several wetland functions and result in a net increase of wetland function and benefits
on the site following construction.

Erosion and Sedimentation Control

A site specific erosion and sedimentation control plan was developed for Phase 1 construction
to assist in preventing degradation of wetlands as a result of the proposed action. The erosion
and sediment control plans for each phase will follow the format and content of the Phase 1
Preliminary Erosion and Sediment Control/Stormwater Management Plans that accompany this
DEIS. As described in Chapter 3.5 Water Resources and depicted in the preliminary SWPPP,
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the erosion and sediment control plan includes elements that will prevent impacts to both
on-site and off-site wetlands.

Construction Phasing and Sequencing

The project is designed to be developed in seven discrete construction phases. Each phase will
have a site-specific erosion and sediment control plan that specifies the construction
seqguencing, with each phase including specific erosion controls and site stabilization measures.

Stormwater Quantity and Quality

To mitigate potential impacts to wetland resources associated with stormwater runoff from the
proposed action, the project specific SWPPP (Appendix G) was developed in accordance with
all applicable NYSDEC regulations and guidelines, including those in the NYSDEC 2008
Stormwater Management Design Manual (the Manual). Specific attention has been paid to
maintaining existing drainage divides, attenuating post-development increases in peak
stormwater discharge rates and volumes, and using practices that are considered adequate in
meeting NYSDEC stormwater quality treatment criteria. The proposed treatment methods
include only natural processes, no chemical treatment of the runoff is proposed or permitted.

Pesticides and Fertilizers

To mitigate potential impacts to wetland resources associated with pesticides and fertilizers in
stormwater runoff, applications of these materials will meet State regulations in 6 NYCRR Part
325. A water quality management plan has been developed for the golf course and other
managed areas to ensure pesticides and fertilizers stay within their intended area of use. A
sampling plan has been created to monitor surface water on the site as well. Current data
indicates that, if applied correctly, contemporary pesticides will not migrate to any great extent,
and will break down shortly after application. Similarly, the future use of herbicides and
insecticides at the site in the future is not expected to represent an adverse impact to surface
water quality due to the mitigation measures outlined. Based upon the anticipated low levels of
pesticides and fertilizers and the proposed stormwater treatment, no significant adverse impacts
on wetlands, water bodies, or watercourses is expected.

Mitigating Thermal Impacts

Stormwater management techniques which may be used to limit the temperature rise of runoff
water include decreasing retention time in the stormwater management features and limiting the
exposure of stormwater to the sun to the runoff. Following construction stormwater discharged
from the project site will be conveyed through sections of swales and underground piping prior
to discharge to any receiving wetlands through a level spreader. This will allow time for
dissipation of collected heat in the water. Further, the stormwater management basins will be
located to minimize the potential for solar heating of detained stormwater, to the extent possible
and are designed to limit detention times so that standing water has less of a chance to absorb
surface heat.
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1.2.3 Vegetation

Potential Impacts

Impacts on Endangered, Threatened or Special Concern Plant Species

No federal or state-listed threatened or endangered species of vegetation were observed on the
project site during ecological surveys in 2008, therefore no impacts to rare or protected plant
species are anticipated.

Impacts to Vegetative Communities

To construct the proposed development, approximately 601 acres will be disturbed either
permanently or temporarily during construction. Loss of vegetation within approximately 194
acres for proposed buildings, roads, driveways or parking areas is an unavoidable permanent
impact. The loss of this vegetation is not anticipated to result in significant adverse impacts.
Loss of vegetation that is ultimately revegetated by lawn, landscaped areas, golf course areas,
and stormwater management basins will be temporary impacts to most of the 601 acres
developed. The reduction in vegetative cover from the site will reduce the available wildlife
habitat on the site, initially by approximately 601 acres that will be largely replaced by
urban-type revegetated areas.

Methods of Tree Removal and Disposal

Tree clearing will occur following the establishment of a delineated "limits of disturbance" line in
the field, created by construction fencing and signage. Clearing limit lines, as shown on
approved site plans, will be marked on the site prior to commencing the construction activity.
The establishment of disturbance limit lines is an effective way to contain impacts to the
approved areas and keep other portions of a project site undisturbed. Tree clearing will begin
along the access roads and expand to the edge of the clearing line. Trees will be cut by logging
machines or by handheld power equipment, as appropriate. Depending on the tree type, size
and condition, the logged trees will either be loaded onto trucks for off-site processing as timber
or shredded on-site for use to provide areas of temporary stabilization for disturbed soils during
construction.

Impact of Conversion of Woodland to Residential Development

Approximately 601 acres of the project site will be disturbed as a result of the proposed
development and much of the vegetation within this area will be eliminated. Approximately
1,478 acres of existing vegetation will be retained on the property, as well as the addition of
about 407 acres of newly vegetated areas for lawns, landscaping, golf course areas, and
plantings in stormwater management basins. The proposed development will result in the
permanent elimination of vegetation from approximately 194 acres, which will be covered by
impervious surfaces.

Few species of vegetation that are considered as invasive species were identified on the site.
Most species that are typically considered invasive were found along St. Joseph’s Road.
