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TO:  Town of Schoharie Town Board 
 
FROM: Chuck Voss, AICP, Barton and Loguidice, DPC 
 
DATE: December 2, 2014 
 
RE: Town of Schoharie - Comprehensive Plan Review 
 
 

I. Introduction 
 
As the Town Board works to develop and readopt a comprehensive, Town-wide land use law, it became 
necessary to review the adopted 1997 Comprehensive Plan and consider if the goals, objectives and 
recommendations set forth therein and summarized in this report, still accurately reflect the Town’s 
vision for the long-term development of the community.  
 
Pursuant to New York State Town Law §272-a(10), “[t]he town board shall  provide, as a component of 
such proposed comprehensive plan, the maximum intervals at which the adopted plan shall be 
reviewed”.  In other words, the State requires that the Plan be periodically reviewed and updated to 
ensure that it continues to reflect the community’s vision into the future. 

The Joint Comprehensive Plan adopted in 1997 contemplated that the plan would be reviewed “at 
regular five year intervals”. Thus it is appropriate and recommended that the 1997 Plan be reviewed 
now to ensure it still accurately reflects the community, and its long-term growth and development 
ideals. 

If the 1997 Comprehensive Plan still accurately describes the Town’s preferred vision and growth goals 
for  2014 and beyond,  it  can proceed with the adoption of  a  local  land use law that  accords  with  and 
implements this plan. If, on the other hand, it appears that conditions in the Town have changed over 
time due to intervening events and/or there has been a substantial change in public attitudes or 
priorities, there may be cause to re-evaluate or consider whether the 1997 Comprehensive Plan should 
be updated or amended to reflect the Town’s vision and goals for 2014 and beyond. 
 
As part of the process for developing and readopting a new land use law, the Town Board began with a 
review of its Comprehensive Plan to confirm that the land use strategies enumerated almost two 
decades ago are still relevant and appropriate for the community. The purpose of this report is to 
provide the Town Board with a summary of the current 1997 Comprehensive Plan and its land use goals 
and objectives, and an analysis of more recent data and comments received at public workshops held in 
connection with this review are also discussed.  
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As set forth in more detail below, it is our opinion that the information reviewed and summarized herein 
demonstrate that the Comprehensive Plan is still valid and reflective of current conditions in Schoharie 
and public attitudes regarding its goals for long-term growth and development.  
 

II. Joint Comprehensive Plan – General Discussion  

A  joint  Village-Town  Comprehensive  Plan  Committee  was  formed  in  1995  to  develop  a  new  
comprehensive plan. The process took approximately 18-months to complete and included many public 
meetings, written surveys and a visual preference study.   

A. The Community  

The Comprehensive Plan gives  an overview of  “Schoharie  Today” (or,  Schoharie  in  1995).  While  some 
discussion areas, such as “Existing Traffic Conditions” and “Population” are based on data collected at a 
particular point in time (traffic count data from 1988-1993; census data from 1990 and projected growth 
through 2010), the physical characteristics described (topography, geology, soils, water resources, visual 
& historic resources, utilities) likely remain, for the most part, unchanged.    

The same is true with respect to general discussion of the Police, Fire, Ambulance Facilities, Public Park 
and Recreational Activities, Social and Educational Activities, Historical Attractions, Transportation and 
Special Districts (although specifics like staffing levels and new programs may be out of date).   

B. Land Use  

At the time the Comprehensive Plan was adopted, the single dominant land use in the Town was 
agriculture, followed by vacant and residential uses.  And, the majority of assessed land in the Town and 
Village came from residential properties.   

In the Town, it was reported that agricultural land uses account for about 41% of the land acreage (land 
for field crops and productive vacant land), residential land uses account for about 29% of the acreage 
(one family year-round residences are predominant), vacant land accounts for 48% of the acreage (most 
are rural vacant lots of ten acres or less), commercial, industrial community and public service uses 
account for less than 2% of the total acreage. 

In 1997 when the Comprehensive Plan was adopted, there were no public sewers in the Hamlet of 
Central Bridge or the rest of the Town. 

There is a discussion of local revenues, including a statement of the Town’s bonded debt in 1995. 
Budgetary allocations specific to 1995-1996 are also discussed which likely do not accurately reflect the 
Town’s current budget estimates and allocations.  

C. Input from Town Residents and Public Officials  

Survey results and evaluations are provided in the Plan to explain perceptions of conditions in Schoharie 
as they existed in 1995.  With respect to “new development in the future”, the Comprehensive Plan 
states in relevant part as follows:  

Residents are concerned about how development affects their community – particularly 
regarding impacts to water, ecological resources, historic character, density of development, 
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scenic areas and parking/ traffic. Residents fear that new development will adversely affect 
Schoharie’s rural/ historic character which they so value. They also feel that new development 
will increase traffic and crime, damage visual resources and the environment, and attract people 
and businesses who are disconnected from the community.  

On the positive side, residents hope new development will increase the tax base, enhance job 
and recreational opportunities, and fit into the community.  

When surveyed, elected and appointed officials indicated that they think economic vitality of 
local businesses will  be one of the most important issues facing Schoharie in the next 10 to 20 
years. Other “very important” issues included tourism, sewer and water services, environmental 
protection, and the visual impact of development. This result is fairly consistent with concerns 
voiced by citizens.  

Officials and citizens ranked overall attractiveness, environmental quality, job opportunities, and 
maintenance of the rural/ small town character as “very important” aspects of the Town/ 
Village. Shopping and affordable housing opportunities were ranked as “fairly important” by 
officials. Citizens think shopping opportunities were a significant problem to be addressed in 
Schoharie.  

Officials ranked desired non-residential development as 1) service/ professional (office/ 
medical), 2) tourism-related business, 3) light industry and agricultural related businesses, 4) 
retail  outlets, 5) lodging, 6) warehouse facilities, 7) large retail  outlets (K Mart), 8) truck stops, 
and 9) heavy industry (most desired to least desired). Although these rankings differ somewhat 
from the general public’s response, those commercial activities least desired by government 
officials were also least desired by residents.  

A  section  entitled  “Future  Goals/  Desires  for  Schoharie”,  notes  that  most  people  would  prefer  to  see  
new commercial development primarily in the central business district in the Village, or at the I-88/ 
Route 30 intersection, and would like growth desired to be directed to North Main Street, instead of 
South Main Street; and on Route 7 in Central Bridge rather than Main Street in Central Bridge.     

At the time, most residents felt heavy industry, truck stops, warehousing and large retail outlets should 
be discouraged.  

In sum, the 1997 Comprehensive Plan stressed people were “intensely concerned” with the “look” of 
new development. The results of a visual image survey concluded that participates preferred the 
country scenes consistent with what presently exists in the Schoharie area: open space, traditional style 
architecture, tree-lined streets, narrow rural roads, wooded hills, and ponds. More specifically, the 
Comprehensive Plan stated as follows: 

New design standards should prevent conventional suburban development, and encourage 
traditional, village-style housing with tree-lined, narrow streets. Since strip malls and modern 
commercial buildings were clearly not preferred, recommendations such as encouraging new 
commercial buildings to have traditional roof line, pitches and architecture, alternative parking 
arrangements and a “house-like” appearance are planning goals that can be firmly backed up by 
this study. Appendix A details other design recommendations. The design recommendations 
were appended to the Comprehensive Plan as Appendix A.  



 
Page 4 

 

D. Development Issues, Goals, Objectives and Policy Recommendations 

The specific goals and recommendations adopted in the Comprehensive Plan (relating to land use and 
future development) are set forth and cover Land Use, Economic Development and Downtown 
Revitalization, Housing, Safety and Traffic, Recreation, and Administration. Goals, objectives, and 
recommendations relevant to the development of a Town-wide, comprehensive land use law, are 
summarized below: 

 Land Use  
 
o Goal: Maintain and enhance the unique features of the community that make Schoharie a 

quality place.  Maintain the rural, small town character of the Town and Village.  
 

o General Recommendations To Guide Planning in Schoharie: Land use regulations and 
programs in small communities should always try to use common sense to balance the right 
to  reasonable  use  of  one’s  property,  the  right  of  adjacent  property  owners  to  co-exist  
without undue negative impacts, and the right of the Town and Village to expect that new 
development will enhance the community, especially visually, and will not have hazardous 
impacts.  

 
 Zoning and other regulations should be based on the principles that:  

 
 Impact of development is more important than specific land use, 

 
 Density of buildings or houses is more important than lot size, and 

 
 Building and site design is usually more important than density  

 
 Generally, land use regulations in both the Village and Town should: 

 
 Permit a wide variety of uses but subject them to performance standards 

that would govern the issuance of permits by planning or zoning boards.  
This encourages a variety of small scale uses, as long as they have a minimal 
impact on the surrounding area; 

 
 Ensure that density is separate from lot size.  Allow small lots as long as 

overall density standards are met; 
 

 Use positive incentives, rather than negative fees or taxes, to meet goals.  
Examples of positive incentives are density bonuses, allowing relaxed road 
standards or unpaved private roads, or selling development rights. 

 
 Performance Zoning – A zoning tool called performance zoning can help meet a 

variety of goals in many communities.  This planning tool can maintain or preserve 
natural resources and community character as land is changed for man’s use.  
Performance zoning regulates the impacts of land uses rather than the uses 
themselves.  It is concerned with the results of development and not the type of 
development. For example, performance zoning would be concerned with the siting, 
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design, and water runoff impacts of a new commercial shopping center.  It would 
not be concerned with the fact that it is a commercial use. 

 
 Performance standards can be applied on environmentally sensitive lands, 

or they can apply to all development within a jurisdiction.  Different 
standards can exist for different zones. 

 
 Performance zoning allows for greater flexibility in the development of a 

site.  Landowners benefit because they can develop the land if they can 
show that it will not adversely affect the area. 

 
o Objectives and Recommendations   

 
 Identify and protect visual, scenic and historic resources (identify high priority open 

space areas, identify scenic views, designate scenic roads through Town zoning, 
create overlay zones, disallow structures including communication towers on the 
face and summit of Terrace Mountain and other scenic hills, create a historic 
districts) 

 
 Provide for the protection of important open space locations (utilize performance 

zoning, set standards that any development must meet, standards should address 
density, open space, agriculture, environmental and visual needs, subdivision 
regulations that reflect/ encourage cluster buildings in large residential or 
commercial complexes to preserve open space, facilitate purchase of development 
rights by Schoharie Land Trust or other organizations, offer tax abatements for 
voluntary easements under special circumstances) 

 
 Maintain the residential qualities of the Town and Village (develop design standards 

[see Appendix A], set density standards based on the ability of the land to support 
development, buffer residential uses from commercial or agricultural uses) 

 
 Provide for the protection of farmland for agriculture, especially on prime soils 

(work with farmers to identify their needs, identify prime and important farm lands, 
make farmland protection planning a focus of development approval by use of 
performance zoning standards for density, open space, and cluster zoning at 
important agricultural locations, encourage agribusiness) 

 
 Ensure that new commercial development is appropriate in scale and design with 

existing structures and community character (zoning should contain guidelines to 
ensure that development meets design standards that maintain local character and 
visual appearance [see Appendix A], encourage clustering new commercial 
development along Route 7, 30A, prohibit strip development, and allow a better 
integration  of  commercial  uses  into  more  of  a  mixed  use  scenario  providing  that  
design and performance standards are met, new development in Central Bridge 
should conform to existing surroundings, new development in interchange area 
should consider and plan for visual, scenic and open space sensitivities) 
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 Economic Development and Downtown Revitalization  
 
o Goal: Seek to increase job opportunities and incomes and expand the local property tax 

base through increased economic development.  Facilitate the revitalization of the Village’s 
Main Street, and enhance shopping opportunities in both the Town and Village.  

 
o Objectives:  

 
 Link the area’s agricultural, historic, rural and scenic qualities with more 

opportunities for tourism, professional service jobs, and new business. 
 

 Encourage commercial development that provides well-paying, career opportunities 
 

 Diversify the local economy in part by establishing an economic development 
program to recruit prospective new community-minded businesses desired by the 
community, including those that are agriculturally related.  Provide incentives for an 
improved mix of businesses located on our Main Street. 

 
 Ensure that growth in the Town, Hamlet and Village are complimentary 

 
 Promote use of existing buildings on Main Street and define where new commercial 

development should exist within the Village. 
 

 Ensure that the Village of Schoharie remains the seat of government in the County 
and encourage new government facilities to be located in the Village when possible. 

 
 Ensure that economic development activities are consistent with the other goals 

and objectives in this plan. 
 

 Housing  
 

o Goal: Enhance housing opportunities for all residents and income groups.  
 

 Encourage a variety of high quality housing types to meet the needs of all residents, 
especially young families and senior citizens (zoning should permit accessory rental 
units on single family houses and allow multi-family and moderate cost homes in 
other zones, adopt site plan review procedures for commercial development) 

 
 Minimize potential flood damage (continue participation in FEMA flood plain 

programs, work with county to minimize flood damage) 
 

 Provide  for  the  long-range  protection  of  water  resources  for  water  quality  and  
quantity, recreation, wildlife habitat and erosion stability (ensure protection of 
streams, creeks, buffer zones, setbacks, consider stream protection overlay district, 
define locations of aquifers, and regulate use in sensitive areas [Barton Hill area and 
the Central Bridge watershed], continue wetland protection). 
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 Encourage land uses that are “clean” and that have few environmental impacts and 
discourage those that put the area’s environment at risk (consider creation of 
voluntary Conservation Advisory Council, identify locations requiring natural 
research restoration, encourage less development in the most environmentally 
sensitive areas of Schoharie) 

 
 

III. Recent Data Collected and Public Workshops  

As noted in Section I, some sections of the Comprehensive Plan discuss data that had been collected at a 
particular  point  in  time and may be out  of  date.  To determine if  these sections  are  truly  reflective  of  
where  Schoharie  is  today,  more  recent  data  was  collected  and  reviewed.  As  set  forth  in  more  detail  
below, this information demonstrates that there has not been a substantial change in conditions in the 
Town since the Comprehensive Plan was adopted in 1997.   

A. Community  

Our review of data collected in more recent years shows that the town population has not increased 
substantially. When the Comprehensive Plan was finalized in 1997, the estimated total Town population 
was 2,324 persons (exclusive of the Village of Schoharie). In comparison, the estimated 2010 population 
(most recent U.S. Census data) shows the Town population to be 2,283 persons. This represents a 2.4% 
decrease  over  roughly  twenty  years.  This  same  decreasing  pattern  can  be  seen  with  the  Village  of  
Schoharie’s population. In 1997, the estimated Village population was 1,045 persons. In comparison, the 
estimated 2010 Village population was just 922 persons, which represents a 12% decline. The 
Comprehensive Plan envisioned a much steadier and predictable growth rate in both the Town and 
village in 1997. However that trend has not materialized, which is indicative of similar population trends 
in the County and region as a whole. As such anticipated growth and accompanying development 
pressures caused by an increasing population in the Town have not been realized. 
 
The  same  is  true  with  respect  to  more  recent  traffic  volume  counts  and  data.  In  1997,  the  
Comprehensive Plan looked at five key road segments within the Town and provided the general 
Average  Annual  Daily  Traffic  (AADT)  counts  for  those  segments  based  on  the  New  York  State  
Department of Transportation’s (DOT) most recent data (1994). In comparison, we reviewed DOT’s more 
recent data (based on 2012 count surveys) and found a modest 7.6% average increase in AADT for all  
five of the same road segments. In other words, all  five of the road segments originally studied in the 
Comprehensive Plan experienced a slight increase in AADT volumes which is consistent with expected 
volume increases  over  a  twenty-year  period.  This  modest  increase in  AADT’s  does  not  in  and of  itself  
represent a significant increase in road usage in the Town and is more reflective of expected background 
increases that would normally be found in most communities similar to Schoharie over such a long 
period of time. Therefore we see no need to modify the Comprehensive Plan based solely on current 
traffic volumes found across the community. 
 
Similarly, the general discussion within the Comprehensive Plan of the Police, Fire, Ambulance Facilities, 
Public Park and Recreational Activities, Social and Educational Activities, Historical Attractions, 
Transportation and Special Districts contains figures relating to staffing and/or budgetary levels that 
have not changed substantially over the years. However these figures could be updated if the Town 
decided to update the Plan in the near future. A review of recent emergency services (Fire & EMS) call 
data shows that call numbers in 2013 (91 calls) was almost the same as that reported in 2000 (97 calls). 
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B. Land Use 

At the time the Comprehensive Plan was adopted, the single dominant land use in the Town was 
agriculture (41%), followed by vacant (28%) and residential (29%) uses.  And, the majority of assessed 
land in the Town and Village came from residential properties.   

Data provided by the Schoharie County Planning Department collected in more recent years shows 
agricultural land uses currently account for about 36.2% of the land acreage, residential uses account for 
about 33.1%, vacant land accounts for 26.4% of the acreage, and commercial, industrial, community and 
public service uses account for 3.2% of the total acreage.  

Comparatively speaking the data reveals that there is almost no tangible change in the current land use 
profiles across the Town. Agricultural uses are still by far the most dominant forms of land use in 
Schoharie. Followed closely by residential (single-family, multiple-family & mobile homes), and vacant 
lands. The only land use sector that experienced a minor (1.2+/-%) increase was 
commercial/retail/industrial/public institutions. These current land use profiles indicate no net change 
or major shift in land use patterns across the community and therefore indicate no impetus for altering 
or revising the Comprehensive Plan’s land use goals, objectives or strategies. 

In addition, a review of past (2005-present) and current Use Variances, Area Variances, Site Plan Review 
applications and Special Use Permit applications was conducted to see if new or emerging trends in land 
use conflicts were occurring across the community. What the data revealed was 29 Area Variances, 3 
Use Variances and 12 Special Use Permits being granted in the last 9+ years. There were also 39 Site Plan 
review applications approved during this same time period, with the vast majority of those applications 
for subdivisions. This relatively low number of variances and special permits as well as minimal site plan 
applications for commercial projects for a municipality the size of Schoharie is indicative of a community 
that is not experiencing major conflicts between its land use policies and codes, or significant growth or 
development pressures. 

As noted previously, there were no public sewers in the Town of Schoharie when the Plan was 
developed  1997.  However  more  recently  public  sewers  have  been  installed  to  serve  the  Hamlet  of  
Central Bridge. A special sewer district was formed that included parts of Schoharie and the adjacent 
Town of Esperance with a service area that covers the area north of Cobleskill Creek. 

C. Public Attitudes 

Section 3 of the Plan (“Input by Town and Village Residents”) provides a detailed overview and summary 
of the extensive public participation and hands on involvement in the 1997 Plan’s development. As with 
any community-based plan, public involvement is critical to the successful outcome of the plan and to its 
adoption and ultimate implementation. The 1997 Comprehensive Plan utilized local citizens, volunteer, 
Town staff and consultants to develop a Plan that provided a thorough overview of the community as it 
was in 1997, and as it should be over time.  
 
As part of the Town Board’s review of the Comprehensive Plan, it held two public workshops to receive 
comment from members of the community. The first workshop was held on September 10th, 2014 at a 
regularly schedule Town Board meeting and was attended by the full Town Board and roughly 45 
residents and members of the public. A summary of the official Town Meeting Minutes indicates a 
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general discussion about how valuable the current Comprehensive Plan has been over the past 17 years 
in shaping the overall growth of the community. Speakers emphasized the importance of preserving the 
rural character of the community, the livable nature of the Town’s neighborhoods, and the need to 
preserve the quality of life currently enjoyed by residents. Many speakers noted that the 
Comprehensive Plan is still very valid and continues to reflect the Town’s vision for future development. 
Speakers also noted that the Comprehensive Plan envisioned promoting agri-based businesses and 
industries such as agritourism that could be a source of employment for the Town. 
 
A recent grant-related survey of Village residents’ long term renewal concerns was noted by one 
speaker who commented that these survey results closely mirrored the survey results undertaken when 
the Comprehensive Plan was first developed in 1997. However it should be noted that the recent village 
grant survey was not undertaken by the Town, nor was it related in any way to the current 
Comprehensive Plan review efforts. 
 
The second workshop was conducted on October 8th,  2014  at  a  special  Town  Board  meeting  and  
approximately 30 residents and members of the public attended. The Town Clerks summary of that 
meeting indicates very similar comments from the public about the benefits and merit of the current 
Comprehensive Plan. One important comment that was mentioned by a speaker pertained to the goal of 
protecting historic assets of the community. It was noted that his is still a valid and current goal, but that 
additional or different regulations, safeguards and/or incentives should be considered when developing 
a future land use law. The Lutheran Parsonage and Lutheran Cemetery were recently listed on the 
National  Historic  Register  in  2013,  and,  together  with  the  Old  Stone  Fort  Complex,  remain  important  
local historical resources and attractions. Other historic resources listed in the Comprehensive Plan, 
including the Easter Egg Museum and the George Mann Tory Tavern are still held in private ownership 
and currently not accessible to the public. 
 
In general, it appears residents are very satisfied with the current plan’s goals and objectives, and feel 
that the 1997 Plan has served the Town well over the past 17 years. Residents did acknowledge the 
need to update certain areas of the Plan’s data, such as what we have noted above. However there 
appeared to be an overall general high satisfaction with the 1997 Comprehensive Plan. The official Town 
meeting minutes of both workshops are attached to this memo as Exhibit 1. 

IV. Conclusions and Recommendations for Future Action  

While there are opportunities to update the information contained in Section 1 (“Schoharie Today”) and 
Section 2 (“Population Characteristics”) to better reflect current conditions within the community, our 
analysis of these sections and comparison to the more recent data collected indicate that there has not 
been a fundamental or substantial change that would alter or affect the enumerated goals and 
objectives set forth in the Plan.   

After reviewing the Plan’s stated goals and objectives and considering the public comment that was 
received,  it  is  also  clear  that  the  same  priorities  that  were  important  for  the  Town  in  1997  remain  
important for the Town today. Recent public review and comments on the 1997 Comprehensive Plan 
undertaken by the Town Board indicate similar public commitment and affirmation that the goals, 
objectives and strategies listed in the 1997 Comprehensive Plan remain consistent through to today. 

A review of the Plan’s goals and objectives seventeen years later reveal that for the most part the plan 
did (and does) provide the necessary guidance for the Town’s short, medium and long-term growth and 
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development  objectives.   It  remains  valid  today  and  provides  a  framework  for  the  adoption  of  a  
comprehensive land use law that implements the Plan’s goals and objectives.  

In the future, as resources become available and the Town is able to undertake a comprehensive update 
or amendment of the Comprehensive Plan, maps, tables, figures and photos could be revised as 
necessary.  The general discussion sections could also be revised to better reflect current conditions. For 
example, the Transportation section could be updated to reflect current traffic levels and any changes to 
the road network over the past 17 years. Also the Community services section could be revised to reflect 
current Police, Fire and EMS staffing levels, new equipment purchases, etc. The Social and Educational 
section could be revised to more accurately reflect the current school district enrollment figures, and 
any special educational programs or facilities that may have been implemented since the 1997 Plan was 
adopted.  Demographic data and Town fiscal and budgetary information could also be updated to better 
reflect current conditions.  

Any future update or amendment of the Comprehensive Plan would require public surveys and public 
hearings similar to that which was required when the Comprehensive Plan was first adopted in 1997. 
With this additional comment, Section 3 (“Input from Town and Village Residents”) could also be revised 
in the future to confirm current public attitudes regarding land use development.   

Finally,  the Plan could be revised to  reflect  those specific  goals  and objectives  that  have already been 
achieved and new opportunities or funding initiatives that may become available over time.  

In  sum,  it  is  our  opinion  that  the  1997  Plan’s  goals,  recommendations  and  objectives  are  still  very  
relevant and current and still reflect the common public vision for the Town. We see no compelling need 
given  the  current  state  of  the  Town  to  overhaul  or  extensively  revise  the  Plan’s  vision,  or  goals.  The  
updates described above can be made over time as resources permit. In the meantime, the Plan remains 
viable  and the goals,  objectives  and strategies  set  forth therein  are  still  relevant  today.  Thus,  it  is  our  
opinion that the Town Board may proceed with the adoption of a new land use law that accords with 
this Plan.     
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EXHIBIT 1 






































































































































