
Final Generic Environmental Impact Statement (FGEIS) 
City of Plattsburgh 

Downtown Area Improvement Projects 

Clinton County, New York 
 

Location: 
City of Plattsburgh 

 

Project Sponsor: 
City of Plattsburgh 
41 City Hall Place 

Plattsburgh, NY 12901 
 

Lead Agency: 
City of Plattsburgh  
Common Council  
41 City Hall Place 

Plattsburgh, NY 12901 
 

Lead Agency Contact: 
Matthew Miller 

City of Plattsburgh 
Director of Community Development 

41 City Hall Place 
Plattsburgh, NY 12901  

(518) 536‐7520 
millerma@cityofplattsburgh‐ny.gov 

 

Prepared by: 
Chazen Engineering, Land Surveying & Landscape Architecture Co., 

D.P.C. 
21 Fox Street 

Poughkeepsie, New York 12601 
(845) 454‐3980 

 

Draft Generic Environmental Impact Statement (DGEIS) Acceptance Date  11/21/2019 

Public Hearing  12/9/2019 

Last Day for Public Comment  12/23/2019 

Final Generic Environmental Impact Statement (FGEIS) Acceptance Date  1/30/2020 

 
 
 
 

   



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page ii   

 
 

Chazen Project #91922.00     

 

Project Sponsor and Participating Consultants 
 

Project Sponsor  City of Plattsburgh 
41 City Hall Place 
Plattsburgh, NY 12901 

Project Attorneys  Miller, Mannix, Schachner and Hafner, LLC 

Architecture, Engineering, and 
Land Planning 

McFarland Johnson, Inc. representing Prime Plattsburgh, LLC: 
Saratoga Associates Landscape Architects representing the City 
of Plattsburgh; 
Architectural & Engineering Design Associates, P.C. 
representing the City of Plattsburgh 

Historic and Cultural Resource 
Investigations 

Curtin Archaeological Consulting, Inc. 
Hudson Valley Cultural Resource Consultants 

Fiscal Impact Analysis  Camoin Associates 

Environmental Analysis  The Chazen Companies 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page iii   

Chazen Project #91922.00   

TABLE OF CONTENTS 

1.0  INTRODUCTION ................................................................................................................................... 1 

1.1  Coordination under SEQRA ..................................................................................................... 1 

1.2  Summary of the FGEIS ............................................................................................................. 1 

2.0  PROJECT SUMMARY ............................................................................................................................ 2 

2.1  Modifications to the Proposed Project Since Issuance of the DGEIS ...................................... 5 

2.2  List of Involved and Interested Agencies ................................................................................ 7 

2.3  List of Approvals and Permits Required .................................................................................. 8 

2.4  Statement of Project Purpose and Need .............................................................................. 10 

2.5  Environmental Effects of the Project Modifications ............................................................. 10 

2.6  Summary of Potential Significant Adverse Environmental Impacts and Mitigation Measures
 ............................................................................................................................................... 19 

2.7  Comparison of Project Alternatives ...................................................................................... 23 

3.0  LIST OF ELECTED OFFICIALS, ORGANIZATIONS, AND INDIVIDUALS WHO COMMENTED ON THE 
DGEIS ................................................................................................................................................. 27 

3.1  Commenters at the DGEIS Public Hearing............................................................................. 27 

3.2  DGEIS Comment Letters Received ........................................................................................ 27 

4.0  RESPONSE TO COMMENTS ............................................................................................................... 27 

 
LIST OF TABLES 

Table 1: List of Involved and Interested Agencies ........................................................................................ 7 
Table 2: Required Approvals and Permits ..................................................................................................... 8 
Table 3: Existing and Future Publicly Accessible Parking Supply within SAD ............................................. 11 
Table 4: Observed Vacant Public Parking Spaces within SAD on Weekdays .............................................. 12 
Table 5: Existing and Future Parking Utilization ......................................................................................... 12 
Table 6:  DLMUD ‐ Estimated School‐Age Children in Public Schools ......................................................... 13 
Table 7: 2019‐2020 PCSD Budget Functions ............................................................................................... 14 
Table 8: Net School Impact ......................................................................................................................... 15 
Table 9: New Household Spending ............................................................................................................. 16 
Table 10:  Annual Economic Impact of New Household Spending, City of Plattsburgh ............................. 16 
Table 11: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures .................................................... 17 
Table 12: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures within the City of Plattsburgh .... 17 
Table 13: Summary of Potential Significant Adverse Environmental Impacts and Mitigation Measures .. 19 
Table 14: Comparison of Project Alternatives ............................................................................................ 23 
Table 15: Anticipated Total SAD Public Parking Spaces – During DLMUD Construction ............................ 69 
Table 16: Parking‐related Information Per Project Site .............................................................................. 75 
Table 17: Parking within 1/8‐mile Radius of County’s Department of Social Services (DSS) ..................... 76 
Table 18: DLMUD ‐ Estimated School‐Age Children in Public Schools ........................................................ 86 
Table 19: DLMUD ‐ Estimated School‐Age Children in Public Schools ........................................................ 87 
Table 20: 2019‐2020 PCSD Budget Functions ............................................................................................. 87 
Table 21: Net School Impact ....................................................................................................................... 88 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page iv   

Chazen Project #91922.00   

Table 22: New Household Spending ........................................................................................................... 90 
Table 23: Annual Economic Impact of New Household Spending, City of Plattsburgh .............................. 90 
Table 24: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures .................................................... 96 
Table 25: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures within the City of Plattsburgh .... 97 
 
ACRONYM GLOSSARY 

APPENDICES 

Appendix A: State Environmental Quality Review Information  
Appendix B: Public Comments on the DGEIS 
Appendix C: Revised and New Figures 
Appendix D: Correspondence 
Appendix E: Governmental Immunity Test 
Appendix F: Parking Related Information 
Appendix G: Community Engagement Summary 
Appendix H: Clinton County’s SEQRA review ‐ Government Center Parking Lot  

 

   



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page v   

Chazen Project #91922.00   

Acronym Glossary 

ACM  Asbestos Containing Material 

APE  Are of Potential Effect 

APMPP  Arnie Pavone Memorial Parking Plaza 

BID  Business Improvement District 

BSMPL  Broad Street Municipal Parking Lot 

BSPI  Bridge Street Parking Improvements 

CCIDA  Clinton County IDA 

CRIS  Cultural Resource Information System 

DLMUD  Durkee Lot Mixed‐Use Development 

DPHD  Downtown Plattsburgh Historic District 

DRI  Downtown Revitalization Initiative 

DRP  Durkee Lot Redevelopment Plan 

DRSI  Durkee Street Reconfiguration and Streetscape Improvements 

DSMPL  Durkee Street Municipal Parking Lot 

EIS  Environmental Impact Statement 

FRB  Financial Restructuring Board 

GEIS  Generic Environmental Impact Statement 

GML  General Municipal Law 

ICV  Investors Corporation of Vermont 

IPAC  Information for Planning and Consulting system 

ITE  Institute of Transportation Engineers 

LOS  Levels of Service 

LPC  Local Planning Committee 

LWRP  Local Waterfront Revitalization Program 

MLD  Municipal Lighting Department 

NYCRR  New York Codes, Rules and Regulations 

NYS  New York State 

NYSDEC  New York State Department of Environmental Conservation 

NYSDOH  New York State Department of Health 

NYSDOS  New York State Department of State 

NYSDOT  New York State Department of Transportation 

NYSEG  New York State Electric and Gas Corporation 

NYSESD  New York State Empire State Development Corporation 

NYSOPHRP  New York State Office of Parks, Recreation and Historic Preservation 

PCSD  Plattsburgh Central School District 

PFCM  Plattsburgh Farmers' and Crafters' Market 

PILOT  Payment in Lieu of Taxes 

PPAC  Plattsburgh Parking Advisory Committee 

PUD  Planned Unit Development 

RI  Remedial Investigation 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page vi   

Chazen Project #91922.00   

ROD  Record of Decision 

SAD  Special Assessment District 

SEQRA  State Environmental Quality Review Act 

SHPO  State Historic Preservation Office 

SIP  Strategic Investment Plan 

SMP  Site Management Plan 

SPDES  State Pollution Discharge Elimination System 

SRTG  Saranac River Trail Greenway 

SSESC  Standards and Specifications for Erosion and Sediment Control 

SVOCs  Semi‐Volatile Organic Compounds 

SWPPP  Stormwater Pollution Prevention Plan 

USFWS  US Fish and Wildlife Service 

UTEP  Uniform Tax‐Exempt Policy 

VOCs  Volatile Organic Compounds 

WFP  Water Filtration Plant 

WPI  Westelcom Park Improvements 

WRRF  Water Resource Recovery Facility 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page 1   

Chazen Project #91922.00     

1.0 INTRODUCTION 

1.1 Coordination under SEQRA  

This Final Generic Environmental Impact Statement (FGEIS) has been prepared in compliance with Article 
8 of the New York State (NYS) Environmental Conservation Law, the State Environmental Quality Review 
Act (SEQRA), and its implementing regulations at 6 NYCRR Part 617. The FGEIS has been prepared at the 
request of the City of Plattsburgh Common Council, acting as Lead Agency for the environmental review 
of the Project.   

In  accordance  with  the  New  York  State  Environmental  Quality  Review  Act  (6  NYCRR  Part  617),  the 
following elements of the SEQRA process have been undertaken: 

o The City of Plattsburgh Common Council (hereafter, “Common Council”) was designated as Lead 
Agency for this action on June 6, 2019.  

o A public scoping session was held on August 22, 2019 at which time the public was given the 
opportunity to comment on the proposed contents of the DGEIS. A Final Scoping Document was 
adopted by  the Common Council on September 5, 2019  (see Appendix A of  the DGEIS)  that 
outlined the potential significant  impacts to be analyzed in the DGEIS. Upon adoption of the 
Final Scope, the DGEIS and associated plans, reports, and studies were prepared. 

o The  Common  Council  declared  the  DGEIS  complete  for  public  review  and  circulation  on 
November 21, 2019. The DGEIS and Notice of Completion were duly circulated to all involved 
and  interested  agencies.  The  DGEIS  was  also  posted  on  the  City’s  website.  A  Notice  of 
Acceptance of Draft GEIS and Public Hearing was published in the Environmental Notice Bulletin 
(ENB)  on  December  4,  2020  (see  Appendix  A  of  the  DGEIS).    In  accordance  with  Section 
617.9(b)(7)  of  the  SEQRA  regulations,  this  FGEIS  incorporates by  reference  the DGEIS  dated 
November 21, 2019, and all supporting appendices. 

o A public hearing allowing for public comment on the DGEIS was held by the Common Council 
on December 9, 2019. The public comment period remained open through December 23, 2019. 
Copies of  the  transcript  from the public hearing and  the written comments  received on  the 
DGEIS are provided in this FGEIS as Appendix B, respectively. 

1.2 Summary of the FGEIS 

The FGEIS includes the following: 

 Section 2.0 of the FGEIS includes the project summary and clarifications, including changes that 
have  occurred  since  issuance  of  the  DGEIS  and  the  implications  of  these  changes  on  the 
conclusions presented therein.  

 Section 3.0 of the FGEIS identifies commenters.  

 Section 4.0 of the FGEIS contains all substantive comments regarding the Project received at the 
DGEIS public hearing and during the DGEIS comment period, and a response to each comment. 
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Comments are generally organized according to the structure of  the DGEIS. Where applicable, 
similar comments have been grouped together with the initial comment presented and attributed 
to  an  individual  or  organization  with  additional  commenters  cited.  This  allows  for  a 
comprehensive response to the issue.   

 The Appendices  include the public hearing transcript, copies of all written comments received 
regarding the DGEIS, revised Figures from the DGEIS as well as reports and data referenced in the 
responses. 

The accepted DGEIS in its entirety is incorporated by reference into this FGEIS. 

2.0 PROJECT SUMMARY 

The City of Plattsburgh is undertaking a series of revitalization efforts that are collectively described as 
Downtown Area Improvement Projects (collectively, the “Action” or “proposed projects”). The Downtown 
Area  Improvement  Projects  are  planned  on  City‐owned  property,  and  generally  consist  of  infill 
development, parking and streetscape enhancements as well as related improvements. A total of eight 
projects  are  proposed;  four  of  the  eight  projects were  conceptually  identified  in  the City’s  successful 
Downtown Revitalization Initiative (DRI) application and Strategic Investment Plan (SIP) to New York State 
(“NYS”), the balance are planned by the City to complement this investment.  

NYS Downtown Revitalization Initiative  

The  City  of  Plattsburgh was  selected  by NYS  to  receive  a  DRI  award  in  2017.  The  DRI  is  an  initiative 
conceived by Governor Cuomo and funded by NYS to improve the vitality of urban centers throughout the 
State. The City received its DRI award during the first round of DRI funding allocations and secured $10 
million in public funding for a series of projects “because strong and sustainable job growth in the region 
has increased the demand for housing and retail opportunities in the downtown.”  

Under the DRI, Plattsburgh proposes to build on recent public and private investments, including a new 
municipal marina, streetscape improvements, and the renovation of historic buildings to create a vibrant 
downtown that serves the needs of local employees, residents, students, and visitors. The focus will be 
on mixed‐use  infill  development,  a  greater  variety  of  retail  and  housing,  expansion  of  the  successful 
Farmers’ Market, and providing an enhanced connection to the waterfront.”1 The DRI intends to advance 
downtown revitalization through transformative, economic development, transportation, and community 
projects that will attract and retain residents, visitors and businesses ‐ creating dynamic neighborhoods 
where tomorrow’s workforce will want to live, work, and raise a family.  

Upon receiving notice of selection as a DRI Community, the City organized a Local Planning Committee 
(LPC) comprised of residents, civic leaders, and business owners to lead a planning process and create a 
unified vision for the role that DRI investment should play in building Plattsburgh’s future.  The City was 
assisted by a consultant team. The LPC guided extensive community engagement, including four public 
events.  This process worked to identify priority investments in Downtown that would form the basis for 

 
1 “Downtown Revitalization Initiative, North Country – Plattsburgh.” New York State Downtown Revitalization 
Initiative. New York State. https://www.ny.gov/downtown‐revitalization‐initiative/north‐country‐plattsburgh. 
Webpage accessed July 23, 2019. 
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a SIP.   The State’s DRI process required the City to evaluate a variety of downtown improvements (as 
identified  in  the  application)  and  their  potential  benefit  to  advancing  the  City’s  vision  for  revitalizing 
downtown. NYS  subsequently  reviewed  the SIP,  selected a  series of projects  from the SIP  for  funding 
which were deemed to best serve the goals of the DRI, and notified the City of its decision. The City then 
entered into several separate contracts with multiple NYS agencies to fund the selected projects. Not all 
projects included in the SIP were selected for DRI funding.    

Several of the projects awarded DRI funding are also anticipated to receive additional funding from other 
sources. The Downtown Area Improvement Projects are as follows: (Note: Projects marked below with an 
asterisk (*) were included in the DRI). 
 

 Durkee Lot Mixed‐Use Development (DLMUD)* 

A multi‐story mixed‐use development by Prime Plattsburgh, LLC (Prime). Prime was selected as 
the preferred developer of the DLMUD and proposes a five‐story, approximately 200,000 square 
foot (SF) mixed‐use development including approximately 115 apartments (comprised of 52 one‐
bedroom units, 59 two‐bedroom units, and 4 three‐bedroom units), 10,000 SF of commercial 
space, an 86‐space surface parking lot featuring approximately 50 spaces to be made available 
for use by the public2, a 35‐space surface parking lot for tenants, and a 165‐space underground 
parking  garage  for  tenants  only.  Additionally,  the  project  proposes  the  rehabilitation  of  the 
existing  Plattsburgh  Farmers’  and  Crafters’  Market  (PFCM)  building  for  use  as  a  3,400  SF 
commercial  space and a 2,400 SF, publicly‐accessible  civic  space  in an open‐air pavilion with 
access from the new pedestrian walkway to be constructed as part of the DLMUD.  

The DLMUD would replace the existing 289‐space Durkee Street Municipal Parking Lot (DSMPL) 
located at 22 Durkee Street. The proposed project encompasses approximately 2.8 acres and is 
located on a portion of tax parcel 207.20‐7‐15. A second tax parcel, 207.20‐7‐14, was recently 
merged with parcel 207.20‐7‐15 and the proposed project will occupy a portion of the former 
footprint of tax parcel 207.20‐7‐14 as well.  

Tax  parcel  207.20‐7‐15  currently  contains  289  public  parking  spaces  within  the  DSMPL, 
approximately  59  public  parking  spaces  in  the  Broad  Street  Municipal  Parking  Lot  (BSMPL, 
described below), the Gateway Office Building and  its associated two‐story parking structure, 
the PFCM building, and a pedestrian walkway along the Saranac River. The proposed DLMUD will 
replace  the  DSMPL  and  rehabilitate  the  PFCM  building.  The Gateway Office  Building  and  its 
associated two‐story parking structure (collectively, the Gateway Complex) will remain. Access 
to the new development will be primarily from Durkee Street, with underground parking access 
from Bridge Street. 

Previous  development  of  the  site  was  completed  under  a  General  Municipal  Law  (GML) 
Redevelopment Plan.  The Redevelopment Plan provided incentives to the developer at that time 
in order to achieve the City’s goal of eliminating blight. The Redevelopment Plan and associated 
tax incentives will be terminated by the Common Council. The DLMUD will require two Special 
Use Permits from the City’s Zoning Board of Appeals (ZBA): 1) to amend boundaries of an existing 

 
2 The Development Agreement between Prime and the City stipulates that no fewer than 30 spaces must be made 
available for use by the public. The DLMUD is anticipated to feature approximately 50 spaces to be made available 
for use by the public. 
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Planned Unit Development (PUD) and 2) to allow apartments on the first floor of a multistory 
building  within  a  PUD.  The  project  will  also  require  Planning  Board  approval  for  a  minor 
subdivision  to  subdivide  the  site  from  the  Broad  Street  Municipal  Parking  Lot;  for  internal 
subdivision of and amendments to the proposed PUD; and for Site Plan Approval.  

 Saranac Riverwalk (Riverwalk)* 

Complementing the proposed DLMUD, the City is also undertaking the design and construction 
of a Riverwalk along the Saranac River to replace the existing pedestrian walkway. The Riverwalk 
will be  located on tax parcel 207.20‐7‐15 at the top of the western bank of the Saranac River 
between  Bridge  and  Broad  Streets.  The  Riverwalk  will  also  occupy  a  portion  of  the  former 
footprint of tax parcel 207.20‐7‐14. The Riverwalk will contain a walkway with an overlook and 
landscape  plantings  that  will  accommodate  pedestrians.  It  will  provide  connectivity  to 
MacDonough Park to the north via a crosswalk over Bridge Street, and to the Saranac River Trail 
and Greenway (SRTG) to the south via a path to be constructed between the Gateway Complex 
and  Broad  Street  that will  connect  to  the  existing  sidewalk  at  the  intersection  of  Broad  and 
Durkee  Streets.  The  approval  for  internal  subdivision of  the  PUD  required  from  the Planning 
Board will separate the footprint of the Riverwalk from that of the DLMUD; 

 Durkee Street Reconfiguration and Streetscape Improvements (DRSI)* 

This  project  involves  the  reconfiguration  of  Durkee  Street  from  two‐way  traffic  to  one‐way, 
northbound  traffic  with  streetscape  improvements  (wider  sidewalks,  street  tree  plantings, 
pedestrian  lighting,  transformer  art  covers)  and  the  establishment  of  public  parking  spaces 
(angled and parallel on‐street parking) on Durkee Street between Broad and Bridge Streets.  

 Westelcom Park Improvements (WPI)* 

The City has proposed improvements to the existing Westelcom Park, transforming the park to 
meet current needs and improve connectivity to downtown. The park is located across the street 
from the proposed DLMUD on tax parcels 207.82‐1‐12, 207.82‐1‐13, 207.82‐1‐14, and 207.82‐1‐
15 totaling approximately 0.55 acres in size. The redesign will result in a multi‐tiered park that 
will  include  sculpture  areas,  a  water  feature,  a  plaza,  bicycle  infrastructure,  and  pedestrian 
walking areas with landscaping throughout. An existing, aged, 15‐inch sewer line will be replaced 
and relocated within the project site with a new 15‐inch sewer  line to facilitate the proposed 
design;  

 Bridge Street Parking Improvements (BSPI) 

Streetscape improvements and approximately six new parallel, public, on‐street parking spaces 
along the south side of Bridge Street between Durkee Street and the Veterans’ Bridge;  

 Arnie Pavone Memorial Parking Plaza (APMPP)  

The  City  has  committed  to  providing  adequate  replacement  parking  capacity  in  advance  of 
redevelopment  of  the  DLMUD  by  Prime.  The  former  (and  vacant)  Glens  Falls  National  Bank 
building  and  associated  parking  area  located  at  25 Margaret  Street  is  considered  a  suitable 
location  for  a  municipal  public  parking  lot.  The  construction  of  the  APMPP  will  require  the 
demolition  of  the  former  bank  building  on  tax  parcel  207.19‐3‐15  (0.73  acres),  which  was 
purchased by the City in 2018. This Project will also necessitate the abandonment of an adjacent, 
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little‐used City street (Division Street) and the incorporation of that street’s footprint  into the 
APMPP; 

 Broad Street Municipal Parking Lot (BSMPL) 

As  noted,  the  City  has  committed  to  providing  adequate  parking  capacity  in  advance  of 
development of the DLMUD by Prime. The BSMPL is also considered a suitable area for public 
parking improvements. The 59‐space BSMPL is located on a 0.72‐acre part of tax parcel 207.20‐
7‐15 to the south of Broad Street between Durkee Street and the Saranac River. The proposed 
improvements include minor expansion and restriping of the existing lot;  

 Plattsburgh Farmers’ and Crafters’ Market (PFCM) Relocation and Expansion* 

The City proposes to relocate the PFCM from its current location, at 22 Durkee Street, to 26 Green 
Street.  The  relocated  PFCM will  operate  in  one  of  the  former  Plattsburgh Municipal  Lighting 
District (PMLD) buildings, previously known as Building 4, located on part of tax parcel 207.20‐1‐
1 within the City’s Harborside Area near Green Street and Dock Street. The building proposed for 
the  relocated PFCM  is  a  slab‐on‐grade metal‐framed building with metal  siding  and  a  sloped 
metal roof. The building is anticipated to be rehabilitated and additional improvements are to be 
completed to allow for future expansion of the PFCM. Also, the existing paved area, providing 
access  from Green Street, will be  reconfigured  to provide parking, passive open space, and a 
pavilion area. 

  
The proposed projects require the approvals and permits identified in Table 2 in Section 2.3.  

2.1 Modifications to the Proposed Project Since Issuance of the DGEIS 

The following minor changes to the proposed projects have occurred since issuance of the DGEIS as part 
of project refinement: 

 Durkee Lot Mixed‐Use Development (DLMUD): Since the acceptance of the DGEIS, it has been 
determined that an Article 15 Permit  from the New York State Department of Environmental 
Conservation (NYSDEC) will be required for the DLMUD. The Saranac River is classified as Class C 
stream  with  a  standard  of  C(TS)  (trout  spawning)  by  the  NYSDEC.  Accordingly,  the  river  is 
regulated by the NYSDEC under Article 15 and a permit is required for regulated activities that 
disturb the bed or banks of the River. As part of the DLMUD project, one stormwater outlet will 
be installed within the bank of the River. Therefore, an Article 15 permit is required, and Table 2 
in Section 2.3 of the FEIS has been updated. The stormwater outlet will be installed above the 
ordinary high‐water line and the outside of the special flood hazard area or 100‐year floodplain; 
therefore, no wetland or floodplain permits are anticipated to be required; 

An updated conceptual plan (updated DGEIS Figure 2) has been included to show recent design 
updates to the pedestrian corridor that shows a curvilinear corridor connection in place of the 
previously shown straight corridor connection. Updated renderings (updating Figures 20 and 21) 
are included to demonstrate recent design adjustments to the façade. This updated figure and 
the renderings are provided in Appendix C. 

 Durkee  Street  Reconfiguration  and  Streetscape  Improvements  (DRSI):  Previously  the  DGEIS 
(Section 1.2  page 4)  indicated  that  43  additional  spaces would  be  constructed as part  of  the 
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conceptual  plan,  but  more  recent  detailed  engineering  analysis  has  determined  that 
approximately 38 additional spaces may be constructed for a total of 53 spaces;  

 Westelcom Park Improvements (WPI): An updated conceptual plan for the WPI project has been 
included which includes an Americans with Disabilities Act (ADA) compliant walkway featuring a 
less than 5% slope as shown on updated DGEIS Figure 7 included in Appendix C.  

In addition, the City recently determined that the Westelcom Park was not included as part of 
the PUD approved in 2005. Accordingly, the Westelcom Park  is not subject to the Special Use 
Permit approved on January 20, 2004 as was stated in Section 3.1.1.2 (page 71) in the DGEIS. The 
City currently maintains Westelcom Park and will continue to maintain the park in the future. The 
DGEIS PUD Boundary – Existing and Proposed (Figure 3) has been updated to remove Westelcom 
Park from the area described as the PUD and is included in Appendix C. 

Lastly, as there are four existing public parking spaces at Westelcom Park, it has been determined 
that the WPI would result in the displacement of these parking spaces; 

 Arnie  Pavone Memorial  Parking  Plaza  (APMPP):  Based  on  a  recent  survey  completed  for  the 
project site, the City determined that the project site was smaller than was originally understood. 
Therefore, an updated conceptual plan for the APMPP project has been included which proposes 
103  parking  spaces.  Previously  the  DGEIS  indicated  that  109  parking  spaces  would  be 
constructed.  The  handicap  accessible  parking  has  been  designed  along  the  southern  edge  as 
parallel parking  to maintain sufficiently wide drive  lanes within the proposed parking  lot. The 
sidewalk adjacent to the handicap spaces is required per the ADA and New York State regulations. 
The DGEIS APMPP concept plan (Figure 6) has been updated to show the revised layout and is 
included in Appendix C. It has also been determined that development of the APMPP would result 
in the loss of five parking spaces on the west side of Margaret Street between Brinkerhoff and 
Division Streets. 

In addition,  the City has determined  that a 10‐foot wide easement will be  required  from  the 
adjoining Community Bank property to allow for construction and maintenance of a maximum 
eight‐foot  wide  pedestrian  sidewalk  that  would  extend  between  four  and  five  feet  over  the 
Community Bank property line. The easement will permit the City to temporarily close portions 
of the Community Bank parking lot to complete construction of the sidewalk and for occasional 
maintenance activities.  Per the easement, the footprint of the sidewalk would not be allowed to 
encroach upon the existing parking in the Community Bank lot. The easement also grants the City 
the right to permanently relocate one of the overhead light poles within the Community Bank lot 
to a nearby location and to remove a chain fence along the northern border of the Community 
Bank lot; 

 Broad  Street  Municipal  Parking  Lot  (BSMPL):  The  DGEIS  stated  in  Section  1.2  (page  4)  and 
elsewhere  that  the  improved BSMPL would add 22 parking  spaces,  but more  recent detailed 
engineering analysis has determined that 21 additional spaces may be constructed for a total of 
80  spaces.  The DGEIS  Concept  Plan  for  the BSMPL  (Figure  8)  has  been updated  to  show  the 
revised layout and is included in Appendix C;  

 Plattsburgh Farmers’ and Crafters’ Market (PFCM) Relocation and Expansion: The DGEIS stated 
in Section 2.2.8 (page 39) that a second entrance would be constructed to improve access to the 
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site;  a  second entrance  is  no  longer  being  considered  as  part  of  the  proposed  action  due  to 
funding constraints.  

No changes to the Riverwalk or BSPI have occurred since issuance of the DGEIS. 

2.2 List of Involved and Interested Agencies 

Table 1: List of Involved and Interested Agencies 

Involved Agencies  Interested Agencies 

 City of Plattsburgh Common Council   Clinton County Legislature 

 City of Plattsburgh Planning Board   New York State Office of Parks, 
Recreation and Historic Preservation 
(NYSOPRHP) 

 City of Plattsburgh Zoning Board of 
Appeals (ZBA) 

 New York State Electric and Gas 
Corporation (NYSEG) 

 Clinton County Industrial Development 
Agency (CCIDA) 

 Clinton County Highway 
Department 

 Clinton County Planning Board   New York State Department of 
Transportation (NYSDOT) 

 New York State Department of 
Environmental Conservation (NYSDEC) 

 

 Empire State Development Corporation 
(ESDC) 

 New York State Department of State 
(NYSDOS) 

 

 New York State Office of Community 
Renewal (NYSOCR) 
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2.3 List of Approvals and Permits Required 

 

Table 2: Required Approvals and Permits 

Agency  Project  Approval/Permit 

1. City of Plattsburgh Common 
Council 

All Projects 
 

 SEQRA Determination 

DLMUD, WPI, BSMPL   Termination of the pre‐existing GML Redevelopment Plan for the 
Downtown Area and its related tax incentive 

DLMUD   Disposition of City‐owned property and related easements 

APMPP   Abandonment of Division Street (§295) 

2. City of Plattsburgh Planning 
Board  

DLMUD, BSMPL   Minor Subdivision (§300) 

DLMUD   Site Plan Approval (§360, Article VI) 
 PUD Amendments (§360‐21) and Subdivision 

Riverwalk; DRSI; BSPI; APMPP; 
WPI; BSMPL; PFCM Relocation 
to Building 4 at 26 Green Street 

 Coordination for all Projects listed 

3. City of Plattsburgh Zoning 
Board of Appeals (ZBA) 

DLMUD   Special Use Permit (§360‐31)1: 1) Special Use Permit for amended 
boundaries to existing Planned Unit Development; 2) Special Use 
Permit for Apartments on the first floor of a multistory building 
within a Planned Unit Development 

4. Clinton County Planning Board   DLMUD; Riverwalk2; BSMPL2   GML Referral (§12B‐239) 

5. Clinton County Industrial 
Development Agency (CCIDA) 

DLMUD   Payment in Lieu of Taxes (PILOT) approval 

6. City of Plattsburgh 
Department of Public Works 
(DPW) 

DLMUD; Riverwalk; DRSI; BSPI   Highway Work Permit for Non‐Utility Work 

 Highway Work Permit for Utility Work 
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Agency  Project  Approval/Permit 

7. New York State Department of 
Environmental Conservation 
(NYSDEC) 

DLMUD 
 
 

 State Pollution Discharge Elimination System (SPDES) General Permit 
GP‐0‐15‐002 for Stormwater Discharges from Construction Activities 

 Article 15 Permit 

8. New York State Office of 
Community Renewal (NYSOCR) 

PFCM Relocation to Building 4 
at 26 Green Street 

 Notice to Proceed with work 

9. New York State Office of Parks, 
Recreation and Historic 
Preservation (NYSOPRHP) 

All Projects   Consultation pursuant to Section 14.09 

1 Both Special Use Permit requests by the City will be included in a single application to the ZBA but will constitute two separate approvals. 
2 The Riverwalk and BSMPL are included here only insofar as their proposed footprints occupy lands involved in the subdivision actions related to the DLMUD.  Individual approval 
of these projects by the Clinton County Planning Board is not required. 
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2.4 Statement of Project Purpose and Need 

The Downtown Area Improvement Projects are being undertaken to support downtown revitalization in 
the  City.  Several  of  the  projects  are  anticipated  to  receive  funding  through  the  State’s  DRI  award  to 
advance  downtown  revitalization  through  transformative  housing,  economic  development, 
transportation and community projects  that will attract and  retain  residents, visitors and businesses  ‐ 
creating dynamic neighborhoods where tomorrow’s workforce will want to live, work, and raise a family. 
Those projects that are not funded by the DRI will receive funding through alternate sources (New York 
State Financial Restructuring Board (FRB) and/or the City’s General Fund).  

According to the DRI SIP, “the population living within Downtown has grown nearly 10% since 2000. By 
comparison, the City and County experienced 6% and 3% growth respectively during that same period. 
Moreover, major investments within the region by key industrial employers – including Norsk Titanium, 
Bombardier  Transportation,  and  the  Plattsburgh  International  Airport  –  are  working  to  add  jobs  and 
improve opportunities for future residents, workers, and visitors.”  The overall DRI project is expected to 
bring in 500 temporary jobs, 100 permanent jobs, about $11 million in downtown revenue, and result in 
a considerable increase in tax revenue, putting the City in a more fiscally sound position. 

These projects are expected to bring in temporary and permanent jobs, downtown revenue, and improve 
the City’s  fiscal status. As a result of  these projects, parking resources will be spread out more evenly 
throughout the downtown and allow easier access for a variety of users. The City’s public and private 
partnership with  Prime  to  develop  the DLMUD will  spur  economic  development  on  the underutilized 
property and is consistent with policies outlined in various public policies of the City. By replacing a parking 
lot with mixed‐use development, the project will increase visibility and economic activity in this area of 
the downtown and bring attention to other riverfront resources like the SRTG. 

2.5 Environmental Effects of the Project Modifications 

As presented  in Section 2.1, minor changes  to  the proposed public parking plans have occurred since 
issuance of the DGEIS as part of project refinement. These include changes to the site plans and/or parking 
plans for the DRSI, WPI, APMPP, BSMPL, and PFCM, in addition to minor changes in the requested actions 
for the APMPP, WPI, and DLMUD. As the project modifications would not result in changes to proposed 
building bulk or density, the conclusions of all density‐based analyses (e.g., municipal utilities, traffic and 
transportation systems, and recreation and open space), in addition to the visual resources analysis, will 
remain unchanged. In addition, as the proposed modifications will not result in new ground disturbance 
outside of the areas identified in the DGEIS, the conclusions of the environmental contamination analysis 
remain unchanged.  

 Land Use, Community Character, Zoning and Public Policy 

The proposed project would not result in significant adverse impacts to land use, community character, 
zoning, or public policy. The fact that Westelcom Park is not located in the PUD and that the proposed 
project will not require the removal of the park from the PUD does not alter the conclusions of the DGEIS. 
In addition, as discussed in greater detail in Section 2.5.3, while the proposed project would result in a 
minor  reduction  in  the  overall  parking  supply  in  the  SAD,  supply would  continue  to  exceed  capacity, 
ensuring that the existing residents, workers, and visitors to the area are not adversely impacted.   
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 Aquatic and Natural Resources 

The DGEIS concluded that the proposed project would not result in significant adverse impacts to aquatic 
and natural resources. Currently the DSMPL discharges stormwater to the Saranac River via a stormwater 
culvert without any outlet protection. As a  result,  the  stream bank  is  severely eroded. As part of  the 
DLMUD project, one stormwater outlet will be installed within the bank of the Saranac River, which is 
classified as Class C stream with a standard of C(TS)  (trout spawning) by the NYSDEC. Accordingly,  the 
River is regulated by the NYSDEC under Article 15 and a permit is required for regulated activities that 
disturb the bed or banks of the River. Therefore, an Article 15 permit from the NYSDEC will be required 
for the DLMUD. The installation of proposed stormwater management practices and adherence to the 
requirements  of  the NYSDEC Article  15  permit,  no  significant  adverse  impacts  to  aquatic  and  natural 
resources will occur. 

 Parking 

As described  in  Section 2.1,  above,  several minor  changes  to  the proposed public  parking plans have 
occurred since issuance of the DGEIS as part of project refinement. These changes, in addition to known 
and anticipated future parking changes within the SAD that would occur with or without approval of the 
proposed project, are summarized in Table 3.  As shown in the table, in total the future publicly accessible 
parking supply within the SAD is expected to decrease by a total of 20 spaces to 800. This represents a 2% 
reduction in the total parking supply. 

Table 3: Existing and Future Publicly Accessible Parking Supply within SAD 

  Existing 
Public 
Supply1 

Future 
Public 
Supply 

Change in 
Public 
Supply 

DSMPL (existing) / DLMUD (future)  289  50  ‐239 

BSMPL  59  802,3  +21 

APMPP  0  1033  +103 

Westelcom Park5  4  0  ‐4 

Clinton County Lot  0  692,4  +69 

Court Street Lot  447  447  0 

City Hall Place Lot  177  177  0 

Off‐Street Totals  413  363  ‐50 
Durkee Street (Broad St. to Bridge St.)  15  53  +38 

Bridge Street (Durkee St. to Peru St.)  32  38  +6 

Court Street (north side from Margaret St. to Oak St.)  28  19  ‐9 

Margaret Street (west side from Brinkerhoff St. to Division St.)  9  4  ‐5 

On‐Street Totals (All Streets within SAD)  407  4376  +30 

Total On‐ and Off‐ Street Spaces  820  800  ‐20 
Notes: 1 Based on a parking supply survey conducted by the City of Plattsburgh’s Community Development Office. 2 Includes one 
motorcycle space. 3 Reflects revised plan. 4 Reflects additional information provided by Clinton County subsequent to issuance of 
the DGEIS.  5 The four existing off‐street parking spaces at Westelcom Park will be eliminated as part of the WPI. 6 The nine fewer 
spaces on the north side of Court Street between Margaret and Oak Streets are due to adjustments to the Clinton County Lot and 
the loss of five spaces on the west side of Margaret Street between Brinkerhoff and Division Streets is due to construction of the 
proposed APMPP. 7 Parking numbers reflect existing supply and have been updated to correct errors contained in the DGEIS. 
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To address the fact that the total parking supply within the SAD is expected to slightly decrease, public 
parking  demand within  the  district was  assessed  to  determine whether  there would  be  an  adequate 
parking  supply  in  the  future with  approval  of  the proposed action.  To determine  the existing parking 
demand within  the  SAD,  the  City’s  Community  Development  Office  conducted  89  separate  off‐street 
parking lot counts of the City‐owned lots and 32 separate on‐street parking counts of the entire SAD.  Of 
these, 43 off‐street counts and 29 on‐street counts were conducted during the work week over the course 
of 6 months at various times of  the day. The remaining counts were conducted on weekends and the 
utilization  rates  observed  during  these  weekend  counts  were  considerably  less  than  those  observed 
during the week. The results of these extensive parking counts indicate an existing peak public parking 
demand of 542 spaces (with 278 available empty spaces) during the weekday 1:00 – 2:00 p.m. peak hour.  
The results of the 72 parking counts conducted during the work week are summarized in Table 4 below.  
The results of the parking counts conducted during the weekend are not included in Table 4. 

Table 4: Observed Vacant Public Parking Spaces within SAD on Weekdays 

Time  On‐Street 
Vacant 

Off‐Street 
Vacant 

  Total Vacant 
Spaces 

8:00 ‐ 9:00 am  278  194  472 

10:00 ‐ 11:00 am  213  112  325 

12:00 ‐ 1:00 pm  199  112  311 

1:00 ‐ 2:00 pm  179  99  278 

2:00 ‐ 3:00 pm  212  99  311 

3:00 ‐ 4:00 pm  191  120  311 

4:00 ‐ 5:00 pm  243  173  416 
Note: Because data collection efforts did not uniformly include the 9:00 – 10:00 a.m. and 11:00 – 12:00 p.m. time period, these 
were not included. Peak parking demand occurs early in the afternoon. 

With 820 existing parking spaces within the SAD, this represents an existing public parking utilization rate 
of 66.1% (see Table 5). 

Table 5: Existing and Future Parking Utilization 

 
Public Parking 

Supply 
Peak Public 

Parking Demand 

Available 
Public Parking 

Spaces 
Public Parking 
Utilization 

Existing  820  542  278  66.1% 

Future  800  542  258  67.8% 

Change  ‐20  No change1  ‐20  +1.7% 
Notes: 
1 As indicated in the DGEIS, all the DLMUD’s parking demand could be fully accommodated on‐site. 

As described above and  shown  in Table 5,  future publicly  accessible parking  supply within  the SAD  is 
expected to decrease by 20 spaces  in  the future with approval of  the proposed action. No changes  in 
public parking demand are anticipated, as all the DLMUD’s parking demand could be fully accommodated 
on‐site. Therefore, as presented in Table 5, the public parking utilization within the SAD is expected to 
increase by 1.7% to 67.8% with approval of the proposed action, and there would continue to be more 
than 250 available public parking spaces during the weekday 1:00 – 2:00 p.m. peak hour, with more spaces 
available at other times of the day and on weekends. See Appendix F for the City’s SAD Parking Utilization 
Memorandum.  
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 Fiscal and Economic Conditions 
 
While,  as  noted  above,  no  changes  to  the  proposed  project’s  density  or  uses  are  proposed,  an 
updated analysis of  fiscal and economic conditions  is provided below, which accounts  for refined 
calculations received subsequent to the DGEIS, in addition to addressing public comments. 
 
Project Generated PCSD Costs 
 
The analysis included in Section 3.6 of the DGEIS used a single demographic multiplier to calculate 
the number of new school age children, regardless of residential unit size. The number of new school 
age children will vary based on bedroom count of new residential units and anticipated rental rates. 
According to Prime, rents on these market rates units are expected to start around $1,200/month. 
Using a widely accepted methodology and demographic multipliers for New York State from Rutgers 
University, the increase in students per grade is predicted to be lower. Table 6 below presents the 
updated estimate of school aged children (Table 45 of the DGEIS) and shows that by using this more 
specific methodology the total number of new school age children will be approximately 22. This 
results in a projected average increase of 1.7 students per grade.  

Table 6:  DLMUD ‐ Estimated School‐Age Children in Public Schools 

# 
Bedrooms 

Number of 
Units 

Multiplier for 
School‐Age 
Children1 

Number of School‐
Age Children 

1‐bedroom  52  0.08  4 

2‐bedroom  59  0.23  14 

3‐bedroom  4  1.0  4 

Total  115    22 
1  “Residential  Demographic  Multipliers  for  NY,”  Rutgers  University,  June  2006.  All 

multipliers are based on multifamily developments with 5+ units in NYS. Multipliers for 1‐
bedroom  units  are  based  on  rent  of  $1,000+,  2‐bedroom  units  are  based  on  rent  of 
$1,100+, and 3‐bedroom units are based on rent of $1,250+. 

 
Based on proposed rents and the type of development, it is reasonable to expect that these units will 
primarily attract young professionals, empty nesters, and retirees. Therefore,  the number of new 
school age children may in fact be less than what is portrayed by the multipliers (which are based 
only  on  unit  size  and  rent).  However,  for  the  new  school  aged  children  that  will  reside  in  the 
development, the intangible benefits of having more families with children in the community, some 
of which  include  increased  household  spending,  balancing  out  the  aging  of  the  community,  and 
strengthening the community’s fabric and levels of volunteerism, will outweigh the impact on school 
facilities. 
 
To determine the fiscal impact of these new students, per pupil costs and revenue were calculated. 
Information from the 2019‐2020 Plattsburgh City School District (PCSD) budget was used and specific 
school budget functions were identified that would be impacted by the addition of new students. In 
other words,  fixed  costs  such  as  administrative  and  facilities  costs  that  are  not  impacted  by  the 
number of students are not included in this analysis. These budget functions used are referred to as 
“variable”  items and include the following budget functions: 1670, 1910, 2110, 2250, 2610, 2630, 
2850, 2855, and 2870 (as cited within the PCSD budget). These nine variable budget functions and 
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their corresponding expenses are outlined in Table 7. Total variable costs for the school year equal 
$19,764,236.  

Table 7: 2019‐2020 PCSD Budget Functions 

Budget Function  Expenses 

1670 (BOCES printing and 
copying) 

$53,959 

1910 (student insurance)  $113,600 

2110 (instructional costs‐ 
salaries and supplies) 

$11,314,059 

2250 (special education staff)  $6,337,595 

2610 (library supplies)  $492,389 

2630 (computer supplies)  $1,005,958 

2850 (co‐curricular)  $76,465 

2855 (sports equipment)  $360,211 

2870 (supplies)  $10,000 

Total Variable Expenses  $19,764,236 

 
Dividing these expenses by the 1,790 current students reveals variable expenditures per student of 
$11,041. The addition of 22 new students would result in $239,931 new expenses to the PCSD. 
 
For the purposes of this evaluation, we have assumed a simplified method of calculating state aid to 
the school district and used the current aid divided by the student population. Under this method, 
approximately $11,061  is provided per pupil. The addition of 22 new students would result  in an 
additional $240,380 in annual state aid. 
 
Based on these calculations, the per pupil revenue from state aid covers the per pupil expenses. Total 
new state aid of $240,380 covers the new expenses of $239,931‐ a flat net impact. Beginning in year 
5, the school district will receive $81,178 in PILOT revenue under the most recent schedule‐ a positive 
net impact of $81,626. 
 
Table 8 outlines these calculations, demonstrating the positive net impact. 
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Table 8: Net School Impact 

Total Variable School Expenditures  $19,764,236 

Total School Enrollment  1,790 

Expenditures per Student  $11,041 

New Students  22 

New Expenditures  $239,931 

   

Total State Aid  $19,801,172 

Total School Enrollment  1,790 

Per Pupil State Aid  $11,062 

New Students  22 

Estimated New State Aid  $240,380 

   

New PILOT Revenue (Year 5)  $81,178 

   

New Expenditures  ($239,931) 

New State Aid  $240,380 

New PILOT Revenue  $70,879 

Net Impact  $81,626 

 
Local Economic Impact  
 
Additional  analysis  on  the  availability  of  goods  within  the  City  of  Plattsburgh  versus  the  Town  was 
conducted using Esri Business Analyst. The DGEIS assumed 40% of total new household expenditure would 
occur within the City.  Based on data provided by Esri’s Retail Marketplace Profile and Business Mapping 
capabilities,  it was determined  that  it  is  reasonable  to assume  that 25% of Annual Per Unit  Spending 
(APUS) will occur within the City at retailers such as Aldi, Ashley HomeStore, Aubuchon Hardware, and 
DressCode. This means that the estimated new household spending in the City of Plattsburgh is revised 
to $841,513 per year (see Table 9). In bringing new commercial space and residential units to the area, 
this project is contributing to making the City a place where residents and visitors want to spend their 
time. 
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Table 9: New Household Spending 

Category  Annual Per Unit 
Spending 

Amount 
Spent in City 
(25%) 

Total Net New City 
Spending (115 
units) 

Food  $7,168  $1,792  $206,080 

Household Furnishings & 
Equipment 

$1,970  $493  $56,638 

Apparel & Services  $1,514  $379  $43,528 

Transportation  $9,158  $2,290  $263,293 

Health Care  $4,739  $1,185  $136,246 

Entertainment  $2,392  $598  $68,770 

Personal Care Products & 
Services 

$668  $167  $19,205 

Education  $731  $183  $21,016 

Misc.  $930  $233  $26,738 

Annual Discretionary 
Spending 

$29,270  $7,318  $841,513 

 

Based on the $841,513 in new household spending, additional sales and new jobs and wages will be 
created. Table 10 outlines the related impacts. 

Table 10:  Annual Economic Impact of New Household Spending, City of Plattsburgh 

  Direct  Indirect  Total 

Jobs  9  2  11 

Earnings  $284,718  $94,003  $378,720 

Sales  $841,513  $271,608  $1,113,120 

 
The developer has received interest in this site from a variety of tenant types (restaurant, retail, office, 
etc.). At this point in the process, it is unknown which tenants will ultimately lease the space and how the 
space will be divided by use type. Therefore, a standard assumption of 383 square foot per employee in 
generic commercial space was used to calculate the 35 new employees in the 13,400 square foot space. 
Assumptions of square feet per employee vary from 134 SF/employee in a restaurant to 588 SF/employee 
in a community retail store. At 134 SF/employee there would be 100 new employees on site while at 588 
SF/employee there would be 23 new employees on site. Upon completion, it is likely that there will be a 
mix of use types in the development. Therefore, 383 SF/employee or 35 employees is a good estimate of 
what this will  look like. Square feet per employee data  is sourced from the Institute of Transportation 
Engineers, the U.S. Department of Energy, and the San Diego Association of Governments. 
 
Following project  completion,  the development will have positive  impacts on  the City as  it  stimulates 
additional investment in the downtown area.  
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Direct  impacts  will  result  from  on‐site  operations  (employment  and  spending)  as  well  as  from  new 
household spending by tenants. It is anticipated that approximately 32 new jobs3 will be present on‐site 
with wages totaling $997,375 and new expenditures of nearly $2.6 million occurring. As the businesses 
make purchases from suppliers and employees spend their earnings, a portion of this will also occur within 
the City.  This  is  referred  to  as  the  indirect  impact  and will  result  in  an  additional  7  jobs,  $291,738  in 
earnings, and $841,412 in sales. 

Table 11: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures 

  Direct  Indirect  Total 

Jobs  32  7  39 

Earnings  $997,375  $291,738  $1,289,112 

Sales  $2,571,669  $841,412  $3,413,081 

 
A portion of spending by new households will also occur within the City and have similar ripple effects 
throughout  the  economy.  The portion of  spending by new households  that will  occur within  the City 
equals $841,513. This spending will result in 9 new jobs at retailers within the City, along with $284,718 
in  new  earnings.  As  these  retailers  and  their  employees  make  additional  purchases,  2  indirect  jobs, 
$94,003 in earnings, and $271,608 in sales. 
 

Table 12: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures within the City of Plattsburgh 

  Direct  Indirect  Total 

Jobs  9  2  11 

Earnings  $284,718  $94,003  $378,720 

Sales  $841,513  $271,608  $1,113,120 

 
The positive impacts that will result from this development are not limited to the above direct and indirect 
impacts.  Investment  of  this  scale  tends  to  beget  additional  investment,  as  the  City  becomes  a more 
desirable place  to  live, work, and visit. The addition of 115 new households creates a new market  for 
existing retailers within the City, and creates opportunities for additional retailers to move in. The result 
will be a more vibrant downtown area, which will expend dividends for the community for years to come. 

 Historic and Cultural Resources 

The DGEIS  indicated that the City was consulting with NYSOPRHP to assist  in determining whether the 
proposed project may have the potential to result in adverse impacts to historic and/or cultural resources 
and that the City would avoid impacts to the extent practicable and comply with the NYSOPRHP findings. 
Since  issuance  of  the  DGEIS,  NYSOPRHP  provided  a  response  letter  (dated  December  23,  2019,  see 
Appendix D). The response letter stated the following: 

Based  upon  our  review  the  reports  prepared  by  Curtin  Archaeological  Consulting,  Inc 
(Curtin & Dymond, June 2019) and Hudson Valley Cultural Resource Consultants (Selig, 
October 2019) and the response to our request for additional information/clarifications 

 
3 Note that when calculating the economic impacts of the commercial space, the impacts are adjusted to account 
for the portion of demand that results from new household spending. This adjustment means that 32 of the 35 
jobs are considered to be net new and that 32 new jobs are used as the direct impact in the economic impact 
model. 
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about the project, it is the opinion of the New York SHPO that this undertaking will result 
in  No  Adverse  Effect  to  historic  properties,  including  archaeological  and  /or  historic 
resources.    This  recommendation  pertains  only  to  the  Area  of  Potential  Effects  (APE) 
examined during  the above‐referenced  investigation.    It  is not applicable  to any other 
portion of the project property.  Should the project design be changed SHPO recommends 
further consultation with this office. 

Therefore,  the  proposed  project will  not  result  in  significant  adverse  impacts  to  historic  and  cultural 
resources, and no measures to avoid impacts are warranted. 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page 19   

Chazen Project #91922.00     

2.6 Summary of Potential Significant Adverse Environmental Impacts and Mitigation Measures 
 

Table 13: Summary of Potential Significant Adverse Environmental Impacts and Mitigation Measures 

DGEIS Chapter  Potential Impacts  Mitigation Measures 

3.1: Land Use, 
Community 
Character, Zoning, 
and Public Policy 

 The projects are proposed for the revitalization of the project 
area and will result in permitted uses that that will beneficially 
affect the land use character of the project area. No 
significant adverse impacts to local land uses and community 
character are anticipated to occur. 

 The DLMUD would result in some deviations from the 
underlying C Zoning District requirements, which act as 
guidelines for the design of a PUD. The Planning Board is 
authorized to vary these guidelines in pursuit of a desirable 
project. The DLMUD will not result in significant adverse 
impacts related to zoning. The balance of projects will remain 
as City‐owned property and will undergo future coordination 
with applicable City Boards and Commissions to ensure 
consistency with applicable public policy. 

 The Downtown Area has been the focus of the City’s public 
policy for some time. The proposed Downtown Area 
Improvement Projects will work in unison to capitalize on the 
City’s existing assets. Accordingly, the proposed projects are 
consistent with the City’s public policy and will implement 
several recommendations and goals that pertain to this area 
of the City. 

 No significant adverse impacts to land use, 
community character, zoning, or public policy are 
anticipated to occur; therefore, no mitigation is 
proposed. 

3.2: Aquatic and 
Natural Resources 

 An erosion and sediment control plan will be developed for 
each site and a Stormwater Pollution Prevention Plan (SWPPP) 
will be prepared for the DLMUD. With the implementation of 
these best practices, no significant adverse impacts related to 
soil are anticipated to occur. 

 Given the limited ground disturbance and implementation of 
best practices to control erosion during construction, no 

 No significant impacts to aquatic or natural 
resources will occur. Therefore, no mitigation 
measures are required. 

 As part of the DLMUD project, stormwater 
outlets will be installed within the bank of the 
Saranac River, which is classified as Class C 
stream with a standard of C(TS) (trout spawning) 
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DGEIS Chapter  Potential Impacts  Mitigation Measures 

significant adverse impacts related to soil are anticipated to 
occur. 

 With the timing restriction in place for tree clearing or under 
consultation with USFWS, no adverse impacts to the Northern 
Long‐eared Bat are anticipated to occur as part of the 
proposed projects. Proposed activities at Building 4 at 26 
Green Street are not anticipated to effect Common Loon 
habitat; therefore, no significant adverse impacts to this 
species are anticipated to occur as part of the proposed 
projects. 

by the NYSDEC. An Article 15 Permit from the 
NYSDEC will be required for the DLMUD.  

3.3: Municipal 
Utilities 

 The Downtown Area Improvement Projects will not result in 
significant adverse stormwater related impacts through the 
implementation of the SWPPP and Erosion and Sediment 
Control plans in accordance with State regulations. 

 The City of Plattsburgh’s existing sanitary sewer and water 
infrastructure are anticipated to have the capacity to handle 
the additional sanitary and water flow. Therefore, no 
upgrades or improvements to the City of Plattsburgh’s 
sanitary or water systems are proposed. 

 The proposed DLMUD would generate 3.1 ± tons of solid 
waste per day, or 95.5 ± tons per month. 

 At the proposed WPI site, an existing, aged, 15‐inch sewer line 
will be replaced and relocated within the project site with a 
new 15‐inch sewer line to facilitate the proposed design. 

 No significant adverse impacts related to 
stormwater runoff will occur. Therefore, no 
mitigation measures are required. 

 The Projects are served by public sewer and 
water, and no mitigation measures are proposed. 

 No significant adverse impacts related to solid 
waste will occur. Therefore, no mitigation 
measures are required. 

3.4: Traffic and 
Transportation 
System 

Peak hour traffic generation for each project site is shown below: 
 

 DLMUD 
o AM Peak Hour: 194 
o Midday Peak Hour: 297 
o PM Peak Hour: 242 

 DSRI – One‐way configuration 
o AM Peak Hour: 32 
o Midday Peak Hour: 32 

 No significant adverse impacts related to traffic 
and transportation systems will occur. 
Therefore, no mitigation measures are required. 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page 21   

Chazen Project #91922.00     

DGEIS Chapter  Potential Impacts  Mitigation Measures 

o PM Peak Hour: 32 

 BSPI 
o AM Peak Hour: 4 
o Midday Peak Hour: 4 
o PM Peak Hour: 4 

 APMPP 
o AM Peak Hour: 48 
o Midday Peak Hour: 54 
o PM Peak Hour: 60 

 The traffic analyses show that the proposed projects will have 
minimal traffic impacts. 

3.5: Parking   The DLMUD’s 286 parking spaces would be sufficient to 
accommodate the maximum parking demand. 

 The proposed project will result in a net reduction of 20 
public parking spaces within the SAD. The future parking 
supply will more than adequately accommodate public 
parking demand, with a projected future peak parking 
utilization rate of 75.0%. 

 Based on the planned projects, no mitigation 
measures are necessary or required. 

 The issue of parking downtown and the 
establishment of strategies to manage parking 
has long been an issue of concern to the City.  
Parking management is being explored 
regardless of whether any of the Downtown 
Area Improvement Projects move forward. 

3.6: Fiscal and 
Economic Conditions 

 The DLMUD would add 22 students, representing an average of 
1.73 additional students per grade level and is not anticipated 
to have a significant impact on facilities. 

 The DLMUD will provide 236 new residents living downtown. 

 The DLMUD Is projected to generate 32 direct and 7 indirect 
jobs, including a total of 11 jobs within the City. 

 In total, the DLMUD’s total annual economic impact on the 
City, which is the combination of both the impacts of on‐site 
employment and new household spending, is expected to 
comprise 11 jobs, $378,720 in earnings, and over $1.1 million 
in sales. 

 No significant adverse impacts related to fiscal 
and economic conditions will occur. Therefore, 
no mitigation measures are required. 

3.7: Historic and 
Cultural Resources 

 The DRSI and BSPI projects will occur within the previously 
disturbed street right‐of‐way so will not result in impacts on 
historic and cultural resources.  

 Since issuance of the DGEIS, NYSOPRHP provided 
a response letter concluding that the proposed 
project will not result in significant adverse 
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 The existing building on the APMPP site is not identified as a 
contributing resource; therefore, the proposed demolition is 
not anticipated to result in significant adverse impacts to 
historic resources. 

impacts to historic and/or cultural resources. 
Therefore, no mitigation measures are required. 

3.8: Environmental 
Contamination 

 The proposed Downtown Area Improvement Projects are not 
anticipated to result in significant adverse impacts related to 
environmental contamination issues as all handling and 
processing of contaminated materials and construction on 
controlled sites will be undertaken according to applicable 
codes and regulations. 

 No significant adverse impacts related to 
environmental contamination will occur. 
Therefore, no mitigation measures are required. 

3.9: Recreation and 
Open Space 

 The Downtown Area Improvement Projects will not directly 
impact or displace any open space or recreation facilities.  

 Except for the DLMUD, no new demand for parks and 
recreation facilities is anticipated. Additional demand 
generated by the DLMUD is not expected to result in significant 
adverse impacts to recreation and open space facilities. 

 Two of the projects, the WPI and Riverwalk, will improve 
and/or expand recreational opportunities. 

 No significant adverse impacts to recreation and 
open space will occur. Therefore, no mitigation 
measures are required. 

3.10: Visual 
Resources 

 The Downtown Area Improvement Projects will enhance the 
visual resource of the area. 

 The DLMUD will fill and existing void in the urban fabric and the 
remaining projects will create a more visually appealing 
streetscape. 

 No significant adverse impacts related to visual 
resources will occur. Therefore, no mitigation 
measures are required. 
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2.7 Comparison of Project Alternatives  
 

Table 14: Comparison of Project Alternatives 

Criteria  Proposed Action  Alternative 
A: No Action 
Alternative  

Alternative B: Planned DLMUD with 
Downtown Parking Garage at Broad 
Street  

Alternative C: Reduced 
Residential Count and 
Increased Commercial 
Square Feet 

Number of 
Residential Units 

 115 residential dwelling units   No change   115 residential dwelling units   45 residential dwelling 
units 

Commercial 
Square Footage 

 13,400 SF   No change   13,400 SF   47,000 SF 

Municipal Utilities 
Demand 

 29,355 gpd water demand and 
wastewater generation 

 3.1 Tons per Day or 95.5 Tons 
per Month 

 No change   29,355 gpd water demand and 
wastewater generation 

 3.1 Tons per Day or 95.5 Tons per 
Month 

 25,620 gpd water 
demand and wastewater 
generation 

 4.7 tons per day or 144.8 
tons per month 

Traffic Generation  Peak hour traffic generation for 
each project site is shown 
below: 

 DLMUD 
o AM Peak Hour: 194 
o Midday Peak Hour: 297 
o PM Peak Hour: 242 

 DSRI – One‐way configuration 
o AM Peak Hour: 32 
o Midday Peak Hour: 32 
o PM Peak Hour: 32 

 BSPI 
o AM Peak Hour: 4 
o Midday Peak Hour: 4 
o PM Peak Hour: 4 

 APMPP 

 No change   Total trips generated by the proposed 
project would be greater 

 DLMUD ‐ Same as the proposed 
project 

 DSRI – Same as proposed project 

 BSPI – Same as proposed project 

 APMPP ‐ Same as proposed project 

 Broad Street Parking Garage 
o AM Peak Hour: 80 
o Midday Peak Hour: 74 
o PM Peak Hour: 94 
o This represents net increase 

from existing BSMPL 

  DLMUD – Additional 
Trips 

 DLMUD 
o AM Peak Hour: 298 
o Midday Peak Hour: 

482 
o PM Peak Hour: 388 

 DSRI – Same as proposed 
project 

 BSPI – Same as proposed 
project 

 APMPP – Same as 
proposed project 

 BSMPL – Same as 
proposed project 
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Criteria  Proposed Action  Alternative 
A: No Action 
Alternative  

Alternative B: Planned DLMUD with 
Downtown Parking Garage at Broad 
Street  

Alternative C: Reduced 
Residential Count and 
Increased Commercial 
Square Feet 

o AM Peak Hour: 48 
o Midday Peak Hour: 54 
o PM Peak Hour: 60 

 BSMPL 
o AM Peak Hour: 12 
o Midday Peak Hour: 12 
o PM Peak Hour: 12 

Parking Provided   DLMUD: 286 parking spaces 
would be provided with an 
estimated 272 space demand 
per the ITE.1 

 DRSI: 38 new parking spaces in 
one‐way configuration 

 BSPI: 6 new parking spaces 
 APMPP: 103 new parking 
spaces 

 BSMPL: 21 new parking spaces 
 

 No change   Same as proposed project, with 
additional 250‐space Broad Street 
Parking Garage in place of the BSMPL 

 Additional parking 
demand would occur as a 
result of the increased 
commercial component. 
It is estimated 339 
parking spaces should be 
provided and parking 
demand could approach 
364 spaces for the 
DLMUD site2 

 Remaining projects ‐ 
same as proposed project 

Fiscal and 
Economic 
Considerations 

 The DLMUD would add 22 
students, representing an 
average of 1.73 additional 
students per grade level and is 
not anticipated to a significant 
impact on facilities. 

 The DLMUD will provide 236 
new residents living 
downtown. 

 The DLMUD’s residential 
component is anticipated to 

 No change   This Alternative would generate the 
same number of residents and 
students as the proposed project 

 The additional 250‐space garage 
would have higher costs to the City. 
Structured parking costs between 
$22,000 and $25,000 per unit. A 250‐
unit parking garage would cost on the 
order of $5.5 and $6.25M. The City 
would be required to seek grant 
funding and/or invest tax dollars to 

 This Alternative would 
add fewer students to the 
Plattsburgh City School 
District (12 students total) 
and fewer residents (92 
residents) 

 Construction of this 
Alternative would result 
in similar project costs.   

 The economic impacts 
would be considerably 
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Criteria  Proposed Action  Alternative 
A: No Action 
Alternative  

Alternative B: Planned DLMUD with 
Downtown Parking Garage at Broad 
Street  

Alternative C: Reduced 
Residential Count and 
Increased Commercial 
Square Feet 

generate 32 direct and 7 
indirect jobs, including a total 
of 11 jobs within the City. 

 In total, the DLMUD’s total 
annual economic impact on 
the City, which is the 
combination of both the 
impacts of on‐site employment 
and new household spending, 
is expected to comprise 11 
jobs, $378,720 in earnings, and 
over $1.1 million in sales.  

fund the construction of the garage.  
Some of the costs could be recouped 
with the imposition of fees for parking 
and these costs would be assumed by 
residents, business owners and 
patrons to downtown. 
 

less than the proposed 
project: new household 
spending would be less 
than half of the proposed 
project.  Employment 
attributable to the project 
may increase but be low 
wage retail employees 

 The project does not 
provide a rate of return 
that would make the 
project viable.   

Community 
Character; Historic 
and Cultural 
Resource; and 
Visual Resource 
Considerations 

 The proposed projects are 
consistent with the City’s public 
policy and will implement 
several recommendations and 
goals that pertain to this area 
of the City. 

 The DRSI and BSPI projects will 
occur within the previously 
disturbed street right‐of‐way so 
will not result in impacts on 
historic and cultural resources.  

 The existing building on the 
APMPP site is not identified as 
a contributing resource; 
therefore, the proposed 
demolition is not anticipated to 
result in significant adverse 
impacts to historic resources. 

 No change   This Alternative is not consistent with 
the objectives and capabilities of the 
project sponsor.  

 The City would be required to seek 
grant funding and/or invest tax dollars 
to fund the construction of the 
garage. 

 A parking garage may obstruct views 
to the Saranac River and would likely 
require significant architectural façade 
treatments to be visually consistent 
with the Downtown Plattsburgh 
Historic District and other historic 
buildings located nearby. 

 This alternative would 
have similar impacts to 
community character, 
historic and cultural 
resources, and visual 
resources as the 
proposed action. 
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Criteria  Proposed Action  Alternative 
A: No Action 
Alternative  

Alternative B: Planned DLMUD with 
Downtown Parking Garage at Broad 
Street  

Alternative C: Reduced 
Residential Count and 
Increased Commercial 
Square Feet 

 Since issuance of the DGEIS, 
NYSOPRHP provided a 
response letter concluding that 
the proposed project will not 
result in significant adverse 
impacts to historic and/or 
cultural resources.  

1 The City’s Zoning Ordinance  requires 317 parking  spaces  for  the DLMUD project, while an alternative  source  for parking generation data,  the  Institute of 
Transportation Engineers (ITE) “Parking Generation” (5th Edition, 2019) manual identifies a demand of 272 parking spaces. The proposed DLMUD would include 
286 parking spaces. 
2 The City’s Zoning Ordinance requires 366 parking spaces for Alternative C. The ITE manual identifies a demand of 364 parking spaces. The Alternative would 
include approximately 339 parking spaces. 
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3.0 LIST OF ELECTED OFFICIALS, ORGANIZATIONS, AND INDIVIDUALS WHO 
COMMENTED ON THE DGEIS 

3.1 Commenters at the DGEIS Public Hearing  
 

1. Laura Palkovic 
2. Tim Palkovic 
3. Sylvie Beaudreau 
4. Julie Baughn 

 
The December 19, 2019 DGEIS Public Hearing transcript is provided in Appendix B. 

3.2 DGEIS Comment Letters Received 
 

1. Plattsburgh City School District – 12/9/2019 
2. Tim Palkovic – 12/9/2019 
3. Clinton County Planning Board – 12/10/2019 
4. City of Plattsburgh Planning Board – 12/12/2019 
5. Curt Gervich – 12/20/2019 
6. Tom and Betsy Metz – 12/20/2019 
7. Ashley Harron – 12/21/2019 
8. Kay Woods – 12/22/2019 
9. Danielle Erb – 12/23/2019 
10. Jeff Mills and Pam Miller – 12/23/2019 
11. Kim and Kye Ford – 12/23/2019 
12. Laura Palkovic – 12/23/2019 
13. Meyer, Fuller and Stockwell (including petition) – 12/23/2019 
14. Sylvie Beaudreau – 12/23/2019 

 
These letters are included in Appendix B. 

4.0 RESPONSE TO COMMENTS 

Comments are generally organized according to the structure of  the DGEIS.   Where applicable, similar 
comments  have  been  grouped  together  with  the  initial  comment  presented  and  attributed  to  an 
individual or organization with additional commenters cited.  This allows for a comprehensive response 
to the issue.   
 
1.0 EXECUTIVE SUMMARY 
 
Comment 1.1:   Page 9 – Table 3: Summary of Potential Significant Adverse Environmental Impacts and 

Mitigation Measures. This chart assumes little to no adverse environmental impacts and 
does not take into consideration or offer mitigation measures for many adverse impacts 
that will occur as a result of the proposed projects. (Erb) 
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Response 1.1:  The proposed project’s potential to result in significant adverse impacts was analyzed 
in the DGEIS in Section 3.0 in accordance with SEQRA and is summarized in Table 3 of 
the DGEIS and in the preceding section in Table 13. 

 
Comment 1.2:   The chart on page 13 only assumes two alternatives to the proposed development at the 

Durkee Street Lot. This is insufficient. (Erb) 
 
Response 1.2:   Table  4  on  Page  13  of  the  DGEIS  summarized  the  alternatives  analysis  included  in 

Section 4.0 in the DGEIS. Three alternatives were examined consistent with the scoping 
document adopted by the City on September 5, 2019 and included in Appendix A of the 
DGEIS: Alternative A: the No‐Action Alternative; Alternative B: Planned DLMUD with 
Downtown  Parking  Garage  at  Broad  Street;  and  Alternative  C:  Reduced  Residential 
Count  and  Increased  Commercial  Square  Feet.  As  outlined  in  the  NYSDEC’s  SEQR 
Handbook, “The goal of the alternatives discussion in an EIS is to investigate means to 
avoid or reduce one or more identified potentially adverse environmental impacts. Part 
617 (the SEQRA regulations) further requires that the alternatives discussion include a 
range  of  reasonable  alternatives  which  are  feasible  considering  the  objectives  and 
capabilities  of  the  project  sponsor.  In  general,  the  need  to  discuss  alternatives will 
depend on the significance of the environmental impacts associated with the proposed 
action. The greater the impacts, the greater the need to discuss alternatives.” The SEQR 
Handbook also states  that “The  ‘No Action’ alternative must always be discussed  to 
provide  a  baseline  for  evaluation  of  impacts  and  comparisons  of  other  impacts.” 
Alternative  B  was  selected  to  evaluate  and  compare  an  alternative  that  addressed 
public  concerns  about  parking  impacts.  Alternative  C  was  selected  to  evaluate  and 
compare an alternative, as it represents the Durkee Street Lot development scenario 
identified  in  the DRI SIP. Given  the significance of  the environmental  impacts of  the 
proposed action,  the  inclusion and analysis of  the  three alternatives satisfies SEQRA 
requirements. 

 
Comment 1.3:   Section  1.1.2  (Page  2)  of  the DGEIS  states  that  “the  LPC  guided  extensive  community 

engagement, including four public events”. While it is true that community engagement 
events were held, the results of such consultations were apparently disregarded, as state 
and city allocated the lion’s share of the DRI funding to a project, the redevelopment of 
the Durkee Street Parking Lot, which was one of  the  least popular options. This bland 
opening statement makes it appear as if the City followed the DRI guidelines to the letter, 
and  that  the  process  involved  in  the  selection  of  projects  was  above  the  board  and 
legitimate. What the record shows is the lack of public input into the elaboration of the 
RFP for the Durkee Street Redevelopment. The City has heard from stakeholders AFTER 
inking the deal with Prime LLC, not BEFORE. The City then proceeded to the hiring of a 
consulting firm to elaborate the RFP for the Durkee Street Project, and at this point public 
input effectively ceased. Once the Prime LLC agreement was signed the City continued to 
proceed not only without consulting the public, but in face of a storm of public outcry. 
This is not how the DRI plans envisaged the accomplishment of its goals. This section fails 
to account for the fact that if the correct procedures were followed as per the DRI rules, 
why significant public opposition emerged once the City inked the deal with Prime LLC. In 
short, the DGEIS makes it sound like everything about this project was proceeding in a 
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natural, unproblematic way, failing to reflect significant local opposition to the DLMUD. 
(Beaudreau) 

 
Response 1.3:   The  City  has  followed  the  guidelines  associated  with  both  the  DRI’s  SIP  and  the 

individual DRI projects grants. For the DLMUD, the City has worked closely with Empire 
State  Development  (ESD),  the  state  agency  funding  the  project,  throughout  the 
development process.  If the DLMUD’s grant guidelines were not being followed or if 
the project did not align with the “Durkee Street Development Principles” contained 
within the City’s DRI SIP, ESD would not continue to support and fund the project.   

 
    Both  before  and  after  the  development  agreement was  signed,  the  City  and  Prime 

conducted  several  public  presentations  and  provided  ample  opportunity  for  public 
input regarding Prime’s proposed plans for the DLMUD.  The input received during these 
public forums led to significant changes to Prime’s proposed design including, but not 
limited to, the provision of significant, additional on‐site parking capacity. 

 
    The City’s adherence to the guidelines established by the individual DRI grants and the 

SIP was not intended to guarantee unanimous and unqualified public support for the 
DRI  and  its  constituent  projects.    These  guidelines  are  intended  to  ensure  that  the 
expenditure of considerable public funds is subject to a transparent and public process.   

 
    The  City’s  website4  includes  a  comprehensive  list  of  various  public  engagement 

opportunities and presentations regarding the DRI, the DLMUD, and other associated 
projects.    This  list  clearly  illustrates  that  the  public  has  been  provided  with  ample 
opportunity for comment and input at every stage of the development process of the 
DLMUD, see Appendix G.  

 
Comment 1.4:   Section  1.1.5  (Page  8)  speaks  of  the  DLMUD  as  part  of  plan  to  “advance  downtown 

revitalization through transformative housing, economic development…” Transformative 
housing is a term usually reserved for low‐income or mixed income housing. The City has 
failed to account for where it is going to find 115 high income households that will want 
to  rent an expensive apartment  in a de‐vitalized downtown. Another  stated goal  is  to 
“attract and retain residents, visitors and businesses”. How does building a large, bland, 
corporate looking apartment/retail complex make downtown Plattsburgh more attractive 
or interesting to residents, visitors and tourists? (Beaudreau) 

 
Response 1.4:   Planned rents for the proposed DLMUD are market rate. Prime indicates that it utilizes 

the Yardi Residential Tenant Criteria (YRTC) for qualification purposes at its properties. 
Although  the  Yardi  approach  is  utilized  for  general  underwriting  purposes,  Prime 
indicates that based on its 35 years of experience in the industry and their experience 
in managing  over  2,000  residential  units,  Prime has  also  applied  a  less  conservative 
approach to qualification criteria when supported by the market environment.  

 

 
4 http://cityofplattsburgh‐ny.gov/603/DRI‐Community‐Engagement‐Summary 
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According  to  the  most  recent  HCR  /  NYS  report5  released  on  5/9/19,  the  Median 
Household  Income (MHI)  in Clinton County  is $68,300.   Using the more conservative 
YRTC,  the MHI  for  Clinton  County would  support  a  qualifying  rent  of  $1,707.50  per 
month. Clinton County, like the Capital Region, has very strong Education, Health Care 
and Government employers as well as growing private sector employers which further 
strengthen the market environment.   Based on this  information and experience, this 
approach is accurate and is the industry standard for this type of Project. 
 
See also Responses 3.2 and 3.3. 

 
2.0 PROPOSED PROJECT 

 
Comment 2.1:   Page 24 quotes from the May 25, 2017 NYS Plattsburgh awards booklet that the award 

states “...may include approximately 45 residential units...” (emphasis, mine). I take the 
statement  to  mean  that  an  apartment  building  is  not  required  at  all  to  fulfill  the 
requirements of the grant. Yet page 18 describes the Prime LLC proposed 115 apartment 
unit building shown on the site map, page 20 to take up more than half of the DSL. (T 
Palkovic) 

 
Response 2.1:  The Durkee Street award consists of $4.3 million of State  funding  to “redevelop  the 

centrally‐located  Durkee  Street  parking  lot,  increase  residential  and  commercial 
activity, return the site to the tax rolls, and better connect the historic downtown with 
the waterfront.” The RFP for the development (issued on October 17, 2018) identifies 
that the City’s goals for the project but also notes that the City will consider other uses 
as long as the project meets the primary goal to “revitalize buildings and uses on the 
site that fit in well with the diverse urban fabric, maintain the historical look and feel of 
the downtown area,  add  to  the  increasing  vibrancy of  downtown,  are  economically 
feasible, and help contribute to a stable tax base.” Prime presented their original RFP 
response at a public meeting on January 8th, 2019. Throughout 2019 and over the course 
of multiple public meetings, the Prime development proposal was updated and refined 
to address public comments.   

 
Comment 2.2:  The  Prime  LLC  building  is  not  in  accord with  the  grant  application  for  enhancing  the 

DSMUD. Because of the large building, the parkland, part of the DSMUD, is limited to only 
four trees. More than half of the lot will be taken as a private structure and the rest of 
the lot, the 86‐space surface parking lot is privately owned with limited public access. The 
parkland element essentially vanished. How can this proposed restructuring of the DSL 
meet the standard of beautification and community access to the site? (T Palkovic) As per 
the initial DRI plan, “approximately 1 acre of new on‐site open space” was to be created 
for public use. The report states that “a 2,400 SF publicly‐accessible civic space with an 
open‐air pavilion” will be one of the features of the DLMUD. What used to be the public 
space  of  the  Plattsburgh  Farmers  and  Crafters Market will  now  be  a  privately  owned 
space. The City effectively loses control of it, and there is no guarantee that Prime LLC will 

 
5 New York State Homes and Community Renewal. Affordable Housing Corporation/Maximum Grant Amount and 
Income Limits. https://hcr.ny.gov/system/files/documents/2019/06/2019%20AHC%20Income%20Limits.pdf. 
Webpage accessed January 27, 2020. 
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not, in future, dispose of this property as it sees fit or profitable. In this manner the text 
of the GEIS gives the false impression that the DLMUD has provided a significant amount 
of public “civic” space. It has not. (Beaudreau) This project deviates from the original plan, 
reducing the community benefits/public access portion. (Clinton County PB) 

 
Response 2.2:  The Durkee Street Site awarded funding through the DRI describes that “development 

of the site will be accomplished through a public‐private partnership, and may include 
45  residential  units  and  almost  47,000  square  feet  of  commercial  space  that  will 
complement the character of downtown Plattsburgh.” As noted in Response 2.1, the 
primary goal of the project, as identified in the RFP, is to “revitalize buildings and uses 
on the site that fit in well with the diverse urban fabric, maintain the historical look and 
feel  of  the  downtown  area,  add  to  the  increasing  vibrancy  of  downtown,  are 
economically feasible, and help contribute to a stable tax base.” The proposed project, 
which was refined based on public  input received during a series of public meetings 
throughout 2019, satisfies the primary goals of the project. The project will also provide 
for improved physical and visual connections to Westelcom Park and the Riverwalk, in 
addition to including a 2,400‐SF publicly accessible open‐air pavilion civic space. 

 
Comment 2.3:   The original plan stated as a goal the need to “Elevate global recognition of the region as 

one of the special places on the planet to visit, live, work and study.” How does building 
an apartment complex achieve this stated goal? (Beaudreau) 

 
Response 2.3:  The DRI SIP notes that the Durkee Street lot disrupts corridors of activity, discouraging 

foot traffic and further investment and that “the redevelopment of the Durkee Street 
site would provide a critical anchor for Downtown.” The proposed DLMUD would be 
consistent with this goal, creating a mixed‐use pedestrian‐oriented development at a 
key site in the City’s Downtown.  

 
Comment 2.4:   The intent of the DRI (as originally touted) was to induce greater foot traffic to downtown 

core.  The large apartment bldg. will be a deterrent to that activity and essentially turns 
the site into a private enclave. (Harron) When you described your vision for the DRI in the 
early days you spoke of encouraging foot traffic in downtown to draw people from one 
point of interest to another. Those exciting ideas have been abandoned and as a result, 
the character of our downtown area will be forever ruined.  The large apartment building 
will be a deterrent to foot traffic and the promised ambience for community members.  
The  loss of  the parking  lot and  reconfiguration of Durkee Street  is also a deterrent  to 
community interaction.  This area will be a private residential enclave with no amenities 
to the public. (Woods) 

 
Response 2.4:  The proposed DLMUD would replace an auto‐oriented use (a surface parking lot) with 

a  pedestrian‐oriented  mixed‐use  development,  which,  in  combination  with  the 
proposed improvements to the deteriorating Riverwalk, Westelcom Park, and adjacent 
Bridge  and  Durkee  Streets,  would  bring  more  pedestrians  to  the  site  and  to  the 
waterfront. The proposed project will also include a 2,400‐SF publicly‐accessible civic 
space within an open‐air pavilion with access from the new pedestrian walkway.  
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Comment 2.5: The elimination of the Durkee Street Lot, in combination with the creation of the overly 
crammed and fussy Westelcom parkette, both fail to accomplish the goals for a revitalized 
gathering space for the Plattsburgh’s downtown. (Beaudreau) 

 
Response 2.5:  One of  the  central  components of  the DLMUD  is  creating a new physical  and visual 

connection between the proposed improved Riverwalk and improved Westelcom Park. 
The DLMUD will also include a 2,400‐SF publicly‐accessible civic space within an open‐
air pavilion with access from the new pedestrian walkway. 

 
Comment 2.6:   Officials at City Hall told me, “Parking Lots are ugly. The Durkee Lot is ugly. Wouldn’t you 

like to see a nice building there?” Well, by the same logic, if “parking lots are ugly”, now 
the cars that once parked  in the Durkee Lot will be parking on a new  lot on Margaret 
Street. So the “ugliness” will be shifted from Durkee Street to Margaret Street,  to our 
main commercial artery. So why is it OK to have ugliness on Margaret Street, but not OK 
to have  it on Durkee Street? To some degree,  the ugliness shell game cannot be won. 
Ours is a car‐centered community, and the bulk of downtown jobs are in services to the 
County, and employees and visitors need places to park. One way or another the parking 
spaces  need  to  go  somewhere,  and  this  plan  will  distribute  them  throughout  the 
downtown area, making it less people and pedestrian friendly, which goes directly against 
the stated goals of the DRI application. (Beaudreau) 

 
Response 2.6:  As noted in the City’s DRI SIP, “While parking lots serve a critical function for Downtown, 

facilitating Downtown access by regional residents and visitors, the presence of surface 
parking  lots Downtown  similarly  disrupt  activity.  For  example,  large  parking  lots  on 
Durkee Street and Dock Street, adjacent  to  the WRRF, may serve  important parking 
functions but also further disrupt corridors of activity.” The proposed project, which, 
among other things, would redistribute parking from the DSMPL to alternate on‐ and 
off‐street locations throughout the Downtown area, would be consistent with the DRI 
SIP. 

 
Comment 2.7:   The Land use map on page 47 titled “Land Use” graphically shows the remote location of 

the proposed PFCM. This alone shows the undesirable proposed location of the PFCM. No 
mention is made of the PFCM just 1 city lot from the sewage treatment pools. Nor is any 
mention made of the need for odor abatement. Page 39 also mentions that the ground 
water  is  contaminated  at  the Green  street  site,  and  that  the  building  needs  asbestos 
abatement. These last two issues are not significant but they, along with the war bunker 
appearance of the building contribute to make the site unappealing. The odor and the 
relative remote location, however remain significant issues. (T Palkovic) 

 
Response 2.7:  The  new  farmers  market  location  was  developed  in  close  consultation  with  PFCM 

leadership. PFCM is in support of the relocation and believes the new site has several 
advantages over their current site.  See also Response 2.15. 

 
Comment 2.8:   I’m opposed to the Farmer’s Markets move to the sewage treatment plant lot. I find the 

idea of having a market that sells fresh produce and other food located there repugnant 
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and repulsive. I wouldn’t buy food at that location and I doubt there are many who would. 
Bad optics, even with improvement. (L Palkovic) 

 
Response 2.8: Comment noted. See Responses 2.7 and 2.15. 
 
Comment 2.9:   Moving  the  farmers market  can’t  be  anything  but  good  at  this  point. We  are  looking 

forward to growth, expansion. There’s nothing wrong with the site. It did not smell bad. 
It is going to be so much better than what we have now. The current building is not the 
greatest. The parking is atrocious. We want something to call our own and we are getting 
a very nice building. (Baughn) 

 
Response 2.9:   Comment noted.  See also Response 2.15. 
 
Comment 2.10:  The Board believes the proposed move of the Farmers market to the area closer to the 

sewage treatment plant will have a negative impact on the Farmers Market. This site is 
much  less visible, and  further  removed  from the downtown area.  (Clinton County PB) 
Putting  the  farmers market  so distant  from  the downtown area  is  an adverse  impact. 
(Beaudreau) 

 
Response 2.10: See Responses 2.7 and 2.15. The PFCM will also continue to operate at a new, improved 

location in the Harborside area, less than a quarter mile (a five‐minute walk) away from 
the existing DSMPL. 

 
Comment 2.11:  The proposed farmers market location is not ideal because the trains disrupt foot, vehicle 

& bike traffic flow and also very noisy. (Metz) 
 
Response 2.11: See Response 2.7. It should also be noted that the Saranac River Trail Greenway Master 

Plan proposes a trail connection to connect Bridge Street and the existing trail that runs 
along the north side of the railroad tracks via Green Street.  

 
Comment 2.12: The proximity of the proposed farmers market location to parking, river, downtown, lake 

and marinas is appealing. However, the proximity to the wastewater treatment plant is 
not. What will be done? (Metz) 

 
Response 2.12:  Comment noted. See Responses 2.7, 2.13 and 2.15. 
 
Comment 2.13: I strongly disagree with the statement on page 39 (2.2.8 Paragraph 4) and do not believe 

it is appropriate to classify the Farmers’ Market as a “public facility” in order to allow it to 
be moved next  to a  sewage  treatment plant  in an  industrial  zone. A Farmer’s Market 
selling fresh produce and crafts is more appropriately defined under Commercial Zoning, 
and should be surrounded by other commercially zoned sites, not  industrial sites. This 
placement will have adverse impacts on the Farmers’ Market itself as well as on the image 
and attractiveness of our city as a whole. (Erb) 

 
Response 2.13:  A “public facility”, as defined in the Code of the City of Plattsburgh (City Code), is “any 

facility  provided  by  the  Corporation,  the  appropriate  public  authorities  or  their 
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agencies, or by a gas, telephone or railway company.”  The City Code does not provide 
a definition for a “farmers’ market.”  However, the Plattsburgh Farmers’ and Crafters’ 
Market’s (PFCM) current building is owned by the City and leased annually to the PFCM 
(a non‐profit entity) to serve the public as a community benefit and, by definition, is 
classified as a public facility.   

 
Additionally, the current “Industrial” zoning designation of tax map parcel # 207.20‐20‐
1‐1, which contains the proposed relocation site for the PFCM, is due primarily to the 
presence  of  the  City’s  Water  Resource  Recovery  Facility  (WRRF)  and  the  former 
headquarters  of  the  Plattsburgh  Municipal  Lighting  Department  (PMLD)  within  the 
boundaries of the parcel. The City is currently razing and clearing the former PMLD site 
except  for  the  structure  intended  for  the  new  home  of  the  PFCM.    Subsequent  to 
completion of demolition of the former PMLD site, the formerly industrial nature of the 
parcel will be significantly altered.   
 
The City is also developing a master plan for the Harborside area that contains parcel # 
207.20‐20‐1‐1  and  is  updating  its  Comprehensive  Plan  and  Zoning  Ordinance  in 
anticipation of future development. It is anticipated that this area will be re‐zoned to 
accommodate a wider range of development more suited for the City’s waterfront. 

 
Comment 2.14: The Scoping document indicated that “The City proposes to relocate the PFCM from the 

DSMPL to a site in the City’s Harborside area near Dock Street. The site is anticipated to 
become part of a larger Master Plan considering future development along the harbor, 
which is being pursued through funding as part of a 2019 consolidated funding application 
by the City.” However, according to the GEIS, the City has decided that the Plattsburgh 
Farmers’ and Crafters’ Market will actually be  located off Green Street, not near Dock 
Street as stated in the scoping document. Thus, the Scoping Document step in the SEQRA 
process must be amended to include evaluation of the Green Street area, not Dock Street. 
The scoping should have been immediately amended, but was not, now the DGEIS process 
is flawed. (Plattsburgh Citizens Coalition) 

 
Response 2.14: The proposed PFCM location would be located in the Harborside area on a portion of 

Tax Parcel 207.20‐1‐1. Parcel 207.20‐1‐1 and adjacent 207.20‐1‐2.31 are two City‐owned 
parcels that are located on the north side of the Canadian Pacific railroad tracks. The 
parcels have street frontage/access from Dock Street (to the south) and Green Street 
(to the north). As such, the proposed PFCM location is consistent with the description 
provided in the Scoping Document. 

 
Comment 2.15: “The City has proposed a relocation of the PFCM to City‐owned property in Plattsburgh’s 

Harborside Area near downtown.” This was never envisaged by the public consultations 
of the DRI. Building 4 at 26 Green Street  is not  in the downtown business district.  It  is 
located  in a  remote part of  town that  few people every visit and  is 100  feet  from the 
municipal  sewage  treatment  plant.  Many  residents  and  visitors  have  expressed 
opposition to this move, saying they simply will not shop for food at location so proximate 
to  open  pools  of  evaporating  human  waste.  It  is  my  view  that  the  City  should  have 
conducted a consumer survey to see if shoppers could get over the psychological barrier 
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of shopping for food next to the Poop Plant. If individuals are fearful of shopping for food 
there just don’t visit, the PFCM will fail no matter what they do to cosmetically enhance 
Building 4. (Beaudreau) 

 
Response 2.15: Preliminary proposals for the DRI developments have evolved over time in response to 

various factors including public input and availability of various options.   Moving the 
PFCM to the Harborside Area was the option chosen for the Downtown Improvement 
Projects included in the GEIS and was described in the Final Scoping Document. 

 
The proposed relocation site for the PFCM at 26 Green Street is located within the City’s 
established DRI footprint and is thus eligible for funding through the DRI.  The site is 
also  located  less  than  half  a  mile  from  the  PFCM’s  current  building.  The  initial 
development proposal submitted by Prime included, as required by the City’s RFP, 7,863 
sq. ft. of interior space within the DLMUD to house the PFCM.  After reviewing Prime’s 
proposal with the leadership of the PFCM, they expressed concern regarding both the 
availability of parking for their customers and access to the proposed space.  A poll of 
the  PFCM’s  vendors  revealed  that  there  was  little  to  no  support  for  the  originally 
proposed arrangement and, consequently,  the City began exploring other options to 
accomplish the relocation of the PFCM.  While not originally envisaged by the DRI, the 
PFCM’s relocation became necessary to ensure its continued success.  

 
After  evaluating multiple  proposals,  the  refurbishment  of  Building  4  on  the  former 
PMLD site was identified as the best option.  The PFCM’s vendors were provided by the 
City with tours of Building 4 and of the WRRF in order to address any concerns they had 
about  the  proposed  site’s  proximity  to  the  WRRF.    The  PFCM’s  leadership  then 
conducted  another  survey  of  their  vendors  to  gauge  support  for  the  relocation  to 
Building 4.  The results of that survey were as follows: 

 

 22 votes in favor of relocating to Building 4 

 4 votes against 

 2 votes who said they needed more information  

 
On their own initiative, the PFCM has also conducted a market survey of their customers 
asking whether they would continue to patronize the PFCM after its relocation to the 
Harborside area.  The results of this survey were favorable to the proposed relocation 
and  have  reinforced  the  City’s  belief  in  the  PFCM’s  continued  success  at  its  new 
proposed location. 
 
The City has been pursuing a redesign of the Water Resource Recovery Facility as part 
of the Dock Street Waterfront portion of the DRI.  This is intended to both reduce odors 
and noise, and improve the facility’s aesthetic appearance as part of the broader effort 
to attract people to the Harborside area of the City.  In fact, City Environmental Manager 
Jonathon Ruff has pointed out that one of the goals of the architectural upgrades is to 
make the Plant a visiting destination.  These WRRF upgrades themselves are receiving 
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funding  from  various  sources  and  are  not  a  part  of  the  Downtown  Improvement 
Projects. 

 
Comment 2.16: We are writing to express our opposition to moving the PFCM to the proposed Green 

Street site.  Our customers do not want to buy nor do we want to sell food in such close 
proximity  to  the  plant  and  outside  of  the  Plattsburgh  Downtown  Business  District. 
Relocation  would  result  in  the  demise  of  the  Farmer’s  Market  as  the  value  of  the 
fresh/organic products  sold at  this  site would be put  in  jeopardy. Please preserve  the 
PFCM building as its current site.  If that is not possible, please select or develop a site 
that  continues  to  serve  the  people  in  the  Plattsburgh  Downtown  District.  (Mills  and 
Miller) 

 
Response 2.16: See Responses 2.7 and 2.15. 
 
Comment 2.17:  Our  City  center  is  a  “food  desert”  and  extraordinary  measures  must  be  taken  to 

ameliorate this problem.    It  is counter‐intuitive to relegate the Farmer’s Market to the 
sewer plant. (Woods) 

 
Response 2.17: Located directly north of the DSMPL is the North Country Food Co‐Op, a community‐

owned grocery store that is open daily. This market will remain in the future with the 
proposed action, ensuring that there continues to be access to fresh food in the City’s 
downtown.  

 
Comment  2.18:  You  are  giving  away  a  perfectly  good  building  and  replacing  it with  a  like‐kind metal 

building with asbestos, contaminated ground water, and  investing $250,000 additional 
money  (grant  or  no  grant,  not  a  good  investment).    If  the  City  could  have  used  that 
$250,000 for the existing building along with the Streetscapes/riverfront projects – the 
existing  Farmers Market  could  have  been  a wonderful  Community  Centered  pavilion. 
(Ford) 

 
Response 2.18: See Responses 2.7, 2.13 and 2.15. 
 
Comment 2.19: Small projects are better than large ones because the risk of failure in a smaller project is 

not potentially devastating. Large projects create  large risks.  If a  large building  fails  to 
attract tenants that can afford the rental fees the city will suffer the consequences. (T 
Palkovic) 

 
Response 2.19: See Response 2.28.  
 
Comment 2.20: The DSL now contains sufficient spaces for parking without further building. Why not leave 

the DSL essentially as it is? (T Palkovic) 
 
Response 2.20: As noted in Response 2.6, the redevelopment of the Durkee Street Lot with a mixed‐use 

building  is consistent with the City’s DRI SIP and will  replace a  large parking  lot that 
disrupts “corridors of activity.” See also Responses 3.2 and 3.3. 
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Comment 2.21:  The Durkee Street Redesign does not appear  to have a  separate  conceptual  site plan 
provided within the DEIS. (Clinton County PB) 

 
Response 2.21: The proposed Durkee Street Redesign is shown in Figure 5 of the DGEIS. 
 
Comment 2.22: What is the square footage of each type of apartment? I could not find any data in the 

DGEIS. (L Palkovic) 
 
Response 2.22: Although the project has not received approvals or completed the final design at this 

time, the current projected residential unit mix and sizes are as follows: 
 

1 Br A :                792 SF 
1 Br B (Mezz):       659 SF 
1 Br C (Mezz):       877 SF 
2 Br A:                1,127 SF 
2 Br B  (Corner):    1,186 SF 
2 Br D (Mezz):       1,130 SF 
2 Br E  (Mezz):       1,091 SF 
2 Br F  (Mezz):       1,142 SF 
2 Br G  (Mezz):      1,107 SF 
2 BR H (Mezz):      1,355 SF 
3 Br A  (Mezz):      1,444 SF 

 
Comment 2.23: What  is  the  rental  cost  to  tenants? Described as  “market price”  in  the DGEIS, but no 

examples given. (L Palkovic) 
 
Response 2.23: Prime has maintained throughout the project that the residential units will be provided 

at  market  rate.    Multiple  factors  such  as  the  regulatory  environment  and  costs  of 
construction contribute to the development of a supportable project and the resultant 
rental rates that the market will support.   At this time, Prime anticipates the market 
rates to start around $1,200 / month. 

 
Comment 2.24: GEIS should establish as criteria that the detailed site plan must include the details and 

assessment  of  future  use  and  that  the  site  plan  must  provide  adequate  parking. 
(Plattsburgh Citizens Coalition) 

 
Response 2.24: As noted in Section 3.1.2.2 of the DGEIS, the DLMUD will undergo coordination with 

applicable boards (e.g., Planning Boards, ZBA, etc.) to ensure that the development fits 
with local land use and community character and other relevant public policy. One of 
the required Planning Board approvals for the DLMUD will be Site Plan Approval. The 
Site Plan Approval process will comply with the City Code. As outlined in Section 360‐
37 of the City Code, the site plan must include, notably, “the proposed use of land and 
buildings,  including  floor  space,  number  of  employees,  housing  units  or  any  other 
capacity  measurement,  as  relevant,”  as  well  as  “the  location  and  design  of  any 
proposed off‐street parking areas and/or loading areas, showing the size and location 
of parking bays, aisles and barriers.” 
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Comment 2.25: There needs to be passageways through L building to Durkee & Bridge. Shop/restaurant 

entrances will be on street side. (Metz) 
 
Response 2.25: The Riverwalk will provide access behind the building from Bridge Street and connect 

to a pedestrian walkway that will meet Durkee Street. 
 
Comment 2.26: On page 2 of the DGEIS it is stated that “Prime was selected as the preferred (my italics) 

developer of the DLMUD.” Out of a field of one, hardly a selection. (L Palkovic) 
 
Response  2.26:  On  October  17,  2018,  the  City  of  Plattsburgh  released  an  RFP  for  “Mixed‐Use 

Development  Opportunity  for  the  Durkee  Street  Site  in  Downtown  Plattsburgh.” 
Responses were accepted through November 14, 2018, with an information session and 
site walk held on October 26, 2018.  

 
Comment 2.27: The GEIS discriminates against persons with disabilities and is therefore in violation of the 

City’s adopted Title VI Plan as well as Federal and State Civil Rights Law. One such example 
is the Westelcom Park plan which uses the existing non‐compliant walkway to allow the 
population  to  traverse  between Durkee  Street  and Margaret  Street,  a  primary  stated 
purpose  of  the  park,  but  fails  to  provide  the  same  opportunity  for  persons  with 
disabilities.  The  plan makes  no  indication  of  bringing  this  non‐compliant  passage  into 
compliance as is required by State and Federal Law. (Plattsburgh Citizens Coalition) 

 
Response 2.27: The non‐compliance of the existing ramp within Westelcom Park was recognized and 

the updated plan for the park removes the existing ramp, replacing it with a walkway 
that will be ADA compliant, with less than a 5% slope along the path (refer to Figure 7 
in Appendix C). 

 
Comment 2.28: Why does the DLMUD call for adding more retail space at a time when bricks‐and‐mortar 

establishments  are  closing  nationwide?  The  Prime  LLC  plan  involves  the  addition  of 
significant amount of retail space on the ground  level. Why  is  this advisable when our 
count reveals at  least 32 empty storefronts  in the city of Plattsburgh, and more in the 
Town? (Beaudreau) 

 
Response 2.28: Prime performed an internal market study on the area as part of its standard preliminary 

due diligence.  Prime typically contracts with a national company to do a more detailed 
analysis, however, they were unable to assist in the Plattsburgh market due to lack of 
comparable inventory or products.   

 
As part of ongoing due diligence Prime conducts periodic market analyses throughout 
the permitting process to ensure the financial feasibility of the project. An online review 
conducted on January 10, 2020 of  reasonably ascertainable  listings provided on CDC 
Real  Estate,  LoopNet  (National),  Century  21  Commercial,  Commercial  Real  Estate 
Plattsburgh, Whitbeck Commercial and Fesette Commercial Real Estate demonstrated 
only three Class A commercial spaces available in the downtown area.  Currently Prime 
anticipates lease rates for the proposed project to start at approximately $16 per square 
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foot.  Although the available commercial leases in the downtown area are identified as 
Class A commercial spaces and are similar to the anticipated price per square foot of 
the proposed project; the condition, grade and desirability of the available spaces are 
not fully comparable with the proposed project.  However, they are presented herein 
to show the lack of available comparable space within the downtown area.   

 

 20 Miller Street offering 6,209 SF of office space and 1,223 SF of garage space 

located at 20 Miller Street, Plattsburgh NY 

 

Clinton County Real Property Records 
Effective Year Built:      1950 
Overall Condition:      Normal 
Overall Grade:       Average 
Overall Desirability:      3 

Rental Rate (provided by others:    $15.00 / SF/Year (nnn)   

 

 Investors Corporation of Vermont (ICV) offering 1,234 SF of office space located 

at 14 Durkee Street, Plattsburgh NY 

 

Clinton County Real Property Records 
Effective Year Built:      2007 
Overall Condition:      Normal 
Overall Grade:       Good 
Overall Desirability:      3 

Rental Rate (provided by others:    $14.50 / SF/Year (nnn)       

  

 Westelcom Suites offering 800 ‐ 1600 SF of office space located at 24 Margaret 

Street, Plattsburgh, NY 

Clinton County Real Property Records 
Effective Year Built:     1997 
Overall Condition:      Normal 
Overall Grade:       Average 
Overall Desirability:      3 

     Rental Rate (provided by others):    not provided   

   

Although the project has not received approvals, Prime has already been contacted by 
various office, retail and food & beverage industry tenants with interest in the proposed 
space.  With  the  lack  of  comparable  newer  /  renovated  commercial  space  in  the 
redeveloping downtown market, the Project’s commercial space will be occupied by a 
good mix of tenants.  Amenities such as onsite parking, walkability to new downtown 
amenities, live/ work opportunities and built to suit options will allow for the proposed 
mixed‐use development to be successful and revitalize the Durkee site. 
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Comment  2.29:  The  unprecedented  give‐away  of  our  nearly  4‐acre  parking  lot  with  no  tax  payer 
referendum is extremely troubling (Harron) 

 
Response 2.29: General City Law Section 20 authorizes a City to sell real property.  Chapter 24 of the 

City  Code  sets  forth  the  process  for  a  potential  conveyance  of  real  property  and 
specifically contemplates and allows the conveyance of real property.  No changes were 
made  to  the  process  by  which  the  City  conveys  real  property  and  therefore  no 
permissive or mandatory referendum is required pursuant to the Municipal Home Rule 
Law.    Any  conveyance  of  City  owned  lands  will  be  done  in  accordance  with  legal 
requirements. 

 
3.1 LAND USE, COMMUNITY CHARACTER, ZONING, AND PUBLIC POLICY 
 
Comment 3.1:  The Durkee Street lot is a gathering place for community (Harron) PFCMB and the DSL 

together with Trinity Park are sites of outdoor community activity. The restructuring of 
the DSL as shown on page 20 shows over half of the space committed to a private use 
apartment building. Vehicle access will be further restricted by one way street traffic. The 
current proposal will limit public gatherings. (T Palkovic) A farmers market is more than 
a store. It is a meeting place, a place for local community. To relocate the farmers market 
to an area where raw sewage is being processed is an insult to all of us. (L Palkovic) 

 
Response 3.1:  The DSMPL’s current primary function is as a surface parking lot.  On occasion, the site 

has accommodated public uses and with development of the DLMUD, it will continue 
to accommodate public gathering and use.  As described in Section 2.2 of the DGEIS, the 
project will include a 2,400‐SF civic space for public use within an open‐air pavilion with 
access  from  Durkee  Street  via  a  new  pedestrian  walkway.  The  Riverwalk  will  be 
improved  and  will  further  expand  public  access  to  the  waterfront.    Public  access 
provisions will be ensured through easements and/or the Developer’s Agreement.    

 
The conversion of Durkee Street to one‐way traffic will not have a detrimental impact 
to traffic conditions or access as demonstrated in Section 3.4 of the DGEIS.  One‐way 
traffic is common throughout downtown.  
 
The PFCM will continue to operate at a new location in the Harborside area, less than a 
quarter mile  (a  five‐minute walk)  away  from  the  existing  DSMPL.  The  new  farmers 
market  location was  developed  in  close  consultation with  PFCM  leadership,  and,  as 
indicated by  the PFCM manager  at  the December 9, 2019 DGEIS Public Hearing,  the 
PFCM is in support of the relocation and believes the new site has several advantages 
over their current site.  See also Response 2.15. 

 
Comment 3.2:  I don’t  think  this project  is  compatible with  the Victorian  feel of  small, human‐scaled, 

quirky,  colorful, and at  times decrepit,  small buildings  that give Plattsburgh  its unique 
flavor. There is nothing about this design, aside from the postmodern cornices used on 
the front of the building, which relates to the quaint and pleasingly chaotic architectural 
feel of the Durkee Street neighborhood. The most recent plans show Prime LLC has even 
abandoned the postmodern cornices  in favor of what appear to be shelves held up by 
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diagonal sticks. In terms of design, such cheap attempts at mimicry are unworthy of our 
downtown area. I see nothing in the mock‐up of the proposed building that shows “frieze 
and cornice detailing with contrasting metal detailing to mark fenestration and other fine 
details.” (86) I see no fine details…Just sticks. I object to the description on page 184 that 
the addition of cornices, lintels above windows, and trim details that will relate to nearby 
buildings. I think that’s going to be an adverse impact on our community. (Beaudreau) 

 
Response 3.2:  NYSOPRHP  provided  a  response  letter  dated  December  23,  2019  (see  Appendix  D) 

stating the following: 
 

Based upon our review the reports prepared by Curtin Archaeological 
Consulting,  Inc  (Curtin  &  Dymond,  June  2019)  and  Hudson  Valley 
Cultural Resource Consultants (Selig, October 2019) and the response 
to  our  request  for  additional  information/clarifications  about  the 
project,  it  is  the opinion of the New York SHPO that this undertaking 
will  result  in  No  Adverse  Effect  to  historic  properties,  including 
archaeological  and  /or  historic  resources.    This  recommendation 
pertains only to the Area of Potential Effects (APE) examined during the 
above‐referenced investigation.  It is not applicable to any other portion 
of  the project property.   Should the project design be changed SHPO 
recommends further consultation with this office.” 

 
In  addition  to  NYSOPHP’s  response,  the  Secretary  of  Interior’s  Standards  for 
Rehabilitation  encourage  contemporary  design  for  additions  to  existing  properties, 
rather  than  engaging  in  repetition  of  the  past.    The  project  is  intentionally 
contemporary to contrast with the existing character to accomplish an interesting urban 
dynamic. The overall design approach is based on the following strategies: 
 

 The City’s downtown fabric has been preserved by the following architectural 

principles: 

o The proposed development  reestablishes  street edges and maintains 

setback  lines  similar  to  the  neighboring  buildings  and  is  therefore 

consistent with neighboring properties and the fabric of this area of the 

City. 

o  The “U” shape of the building creates a private interior courtyard with 

an amenity deck  facing the river  for  resident use.   This  is  typical and 

recommended  for  waterfront  property  within  an  urban  setting.    It 

provides these open space amenities while still providing the desired 

street scape needed in an urban area.  

o Less attractive parking uses are concealed by placing them either below 

the  building  or  within  the  interior  courtyard,  thus  enhancing  the 

streetscape character. 

 The development is sensitive to the City’s downtown core through the use of 

the following architectural principles: 
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o The proposed primary massing scale is similar in height to the existing 

four,  three,  and  two‐story  buildings  to  the  west  and  therefore 

consistent  with  the  existing  buildings  in  this  area  of  the  City’s 

downtown.   

o The development has been designed with  strong  cornice  lines at  the 

corners of the proposed buildings and along both streets to reinforce 

the proposed buildings relationship with the surrounding buildings.  

o The proposed building includes mid‐block and end sections step back 

above the fourth level to reduce the visual scale along both streets and 

the pedestrian walkway to the river, which is a common architectural 

strategy for downtown urban waterfront developments.  

o The volume of the north side of the building steps down another level 

at  the  northeast  corner  to  complement  the  Bridge  Street  slope  and 

further reduces visual impacts for a pedestrian Our direct awareness is 

usually limited to the first floor, with peripheral awareness extending 

upward one to two stories. 

o The “U” shape of the building is articulated in five sections in keeping 

with the neighborhood scale with varied and clustered building facades.  

o The corner sections of the proposed building are clad in masonry and 

metal panel with bracketed cornices to give them greater prominence 

and  differentiate  from  mid‐block  sections.    These  serve  to  help 

articulate the development as a grouping of individual buildings similar 

to  neighboring  streetscapes,  in  keeping  with  the  Secretary  of  the 

Interior’s Guidelines that encourage contemporary development that is 

sympathetic to historic contexts. 

o The  end  and  mid‐block  sections  have  punched  balcony  openings  to 

create a more unified and sympathetic façade for the neighborhood and 

minimize the visibility of balconies.  

o The  building  has  been  designed  with  a  mix  of  architectural  design 

elements sympathetic to other downtown precedents that also offers a 

blend of old and new, including: 

 brick and stone masonry; metal panel; board and batten siding; 

clapboard siding; 

 punched openings;  

 stone sill and lintel aesthetic;  

 opening proportions similar in scale;   

 larger ground level glazing for commercial uses; and  

 strong cornice expression.  

The utilization of these recognized architectural principles, employed in the design of 
the project by  the Project Architect, ensures  that  the project  is  compatible with  the 
downtown  area  of  the  City  and  the  surrounding  buildings  while  at  the  same  time 
revitalizing  this  area  of  the  City  with modern  development  to  facilitate  a  walkable 
downtown core.  
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At the December 23, 2019 City of Plattsburgh Planning Board meeting, the members of 
the Planning Board expressed concern with the massing of the building along Bridge 
Street  specifically  the  color  and  the  expanse  of  the  light‐colored  stucco  wall.    In 
response, revisions have been made to adjust the color and break up the appearance 
of the façade.  Updated renderings are provided in Appendix C. 

 
The  DLMUD will  redevelop  an  existing  parking  area  that  is  located  along  the  City’s 
waterfront  and will  facilitate  the  beautification  of  the  City’s  Riverwalk,  which  is  an 
aesthetic  improvement  from  existing  conditions.  The  project  represents  a 
proportionate urban development that enhances the waterfront qualities. 
 

Comment 3.3:  The DGEIS does not provide sufficient information in regards to the potential effects of 
the  architectural  design  and  height  of  the  proposed  building  on  the  downtown 
community character. Please provide a visual  resources survey of existing surrounding 
buildings  or  a  similar  study  that  considers  the  impacts  on  community  character. 
(Plattsburgh PB) A complete inventory of housing units should be prepared for a more 
thorough  evaluation  of  the  question  of  consistency  with  community  character. 
(Plattsburgh Citizens Coalition) 

 
Response 3.3:  There are many factors that go into defining community character including a variety of 

elements such as land use, urban design, visual and historic resources, socio economic 
and  other  elements.    The  DGEIS  provides  a  robust  evaluation  of  those  elements 
contributing  to  Community  Character  (see  Section  3.1  of  DGEIS)  including  land  use, 
zoning,  and  prior  planning  efforts.    Additional  information  regarding  Historic  and 
Cultural Resources is provided in Section 3.7 and Visual Resources in Section 3.10.  
 
The DLMUD is located in the City’s Downtown/central business district.  The Downtown 

is  comprised  of  a  diverse mix  of  retail,  restaurant,  arts/entertainment,  service  and 

residential uses.    In evaluating potential  impacts  to community character,  the DGEIS 

cites  the  City’s  Comprehensive  Plan; which  encourages  “intense  development”,  and 

states that “a strong downtown economy typically has a strong housing presence.” The 

Plan also encourages a diverse mix of uses (see page 82 in the DGEIS).   

The  planned  addition  of  market  rate  housing  and  restaurant/retail  uses  will  have 

positive  benefits  to  the  Downtown  by  providing  additional  retail  and  restaurant 

options, expanding and improving housing opportunities.  The DLMUD is a project that 

is fulfilling public policy objectives as stated in the City’s Comprehensive Plan.   

The planned DLMUD is located on a surface parking lot which contributes very little to 

the elements that make Downtown Plattsburgh unique.  The loss of surface parking may 

have a positive impact on community character.  

The project site is zoned C‐Central Business and the proposed uses are consistent with 

zoning.    Because  the  City’s  zoning  ordinance  is  antiquated  (like  many  older  urban 

centers  in New York),  the  applicant  is  utilizing  the  Planned Unit Development  tools 
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included in the City’s Zoning Ordinance to seek approval for a project consistent with 

the urban design elements that constitute Plattsburgh’s urban fabric.    

Much  thought has gone  into  the building and  site design  to ensure  it  conforms and 
enhances the built environment.  The proposed five‐story building is located adjacent 
to the Gateway building, a four‐story commercial structure and a two‐tiered parking 
deck. Please See Response to Comment 3.2. 

 
The DGEIS community character impact assessment also includes an extensive photo 
inventory of the existing conditions at the project sites (refer to Pages 48 – 69 of the 
document), as well as renderings of the proposed DLMUD in the existing built context 
(see Figures 20 and 21). As noted in Section 3.1.1.1 in the DGEIS, the buildings on the 
west side of Durkee Street (across from the proposed DLMUD) “are a mix of attached 
and  detached  buildings  ranging  in  height  between  one  and  four  stories, with  some 
mixed‐use buildings presenting first‐floor retail with dwellings above.”  
 
The DSMPL in its current state is out of character with the surrounding built context, as 
the  site  is  an  open  surface  parking  lot  in  a  suburban  form  that  disrupts  the  urban 
context. As noted on Page 91 of the DGEIS, “The proposed [DLMUD] design will unify 
the streetscape with the street wall and will provide a contextual architectural design.” 
The proposed project was reviewed by NYSOPRHP, including a review of the proposed 
“site plan along with building elevations and any available renderings of the proposed 
new construction” (see page 183 of the DGEIS). In a letter dated December 23, 2019, 
NYSOPRHP concluded that the proposed project would result in no adverse effects to 
historic properties, including archaeological and/or historic resources. See Appendix D.  

 
Comment 3.4:  The  size  of  the  proposed  building  on  the  Durkee  Street  Lot  is  also  unprecedented  in 

Downtown  Plattsburgh.  The  overwhelming  size  of  this  project  will  be  imposing  and 
overshadow  the  small  quaint  character  of  the  surrounding  buildings  and  destroy  the 
character of our city and its historical and cultural vibe (Harron, Erb, Plattsburgh Citizens 
Coalition, Beaudreau) 

 
Response 3.4:  The  proposed  DLMUD will  comply with  the maximum  number  of  stories  permitted 

pursuant  to  the  Central  Business  Zoning District  (12  stories).  As  presented  in  DGEIS 
Table  12,  the  total  height  is  proposed  at  65  feet,  which  is  five  feet  greater  than 
permitted  in  the  C  Zoning  District  and  may  be  waived  per  §360‐21(D)  of  the  PUD 
regulations. These five additional feet will be negligible from the pedestrian perspective 
and  would  not  alter  the  Downtown’s  historic  and  cultural  character.  As  noted  in 
Response  3.2,  in  a  letter  dated  December  23,  2019,  NYSOPRHP  concluded  that  the 
proposed project would  result  in no  adverse effects  to historic properties,  including 
archaeological and/or historic resources, see Appendix D. 

 
The proposed DLMUD is designed so that the two corner segments closer to the Saranac 
River  read  as  five  story  elements;  the  three  larger  flanking  segments  along  Bridge 
Street, Durkee Street and the pedestrian walkway are all four stories adjacent to the 
street, with a step back on the top mezzanine level to lessen the visual  impact.   The 
volume,  character,  color  and  material  articulation  respond  to  the  neighborhood 
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architectural  context by  creating  a human  scaled  cluster  of  varied  expression,  not  a 
singular monolith.   From a building code standpoint, this is a four‐story building; the 
‘fifth’ level is a mezzanine, not a full floor. 
 

 
 

The photo above, facing west, illustrates how the scale and impact of the neighboring 
City block is in fact comparable to the development.  From an urban design standpoint, 
the  DLMUD  is  perceived  alongside  the Gateway  Complex  as  a  City  block,  not  as  an 
individual building. The development is designed to express a varied aesthetic for the 
façade, not as a singular monolith (see updated renderings in Appendix C). The Ashley 
Building at the corner of Durkee and Bridge Streets is nearly five stories in height, similar 
to the height of the corner elements of the new development. 
 
As  described,  the  proposed  DLMUD will  not  have  any  adverse  visual  or  community 
character  impacts  considering  the  community  benefits  being  provided  from  re‐
developing this underutilized urban property. 

 
Comment 3.5:  One of the problems I see in Plattsburgh is the lack of general standards as to what is the 

“spirit of Plattsburgh” and what styles and materials should be encouraged. (Beaudreau) 
 
Response 3.5:  As  described  in  Section  3.1.1.3,  Public  Policy,  The  City  undertook  development  of 

Downtown design guidelines in May 2009 with the release of “Streetscape and Design 
Guidelines  ‐  Downtown  Area”  prepared  by  Fred  Keil  and  Associates.  The  Design 
Guidelines  were  never  adopted  or  incorporated  as  a  component  of  the  Zoning 
Ordinance  but  may  be  used  for  advisory  purposes  as  they  provide  insight  on  local 
Downtown Area architectural context and provide a reference point for design practices 
that may be considered consistent with area architecture. The proposed project was 
evaluated according to these guidelines in Section 3.1.2.3 of the DGEIS and were found 
to meet many of  these  guidelines  and were overall  consistent with  the  spirit  of  the 
recommendations made within the report. The projects will undergo coordination with 
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applicable Boards and Committees to ensure that development continues to align with 
local land use, community character, and other relevant public policy. 

 
Comment 3.6:  The  historical  and  cultural  character  of  our  City  will  be  negatively  impacted  by  the 

construction of a large, modern apartment complex in our City center.  A project of this 
magnitude  is  better  suited  to  the  lakefront  area  that  has  lately  been  dubbed 
“HARBORSIDE.” (Woods) 

 
Response 3.6:  Comment noted. See Responses 3.2, 3.3 and 3.4. 
 
Comment 3.7:  The proposed structure  in  the Durkee Street Parking Lot will  require  the allowance of 

residential units on the first floor as well, which is against city code for the downtown 
area, and out of character with the surrounding buildings space (Erb) 

 
Response 3.7:  The DLMUD will require a Special Use Permit from the City’s Zoning Board of Appeals 

(ZBA) to allow apartments on the first floor of a multistory building within a PUD. The 
use is allowed by Special Permit and is therefore not in violation of City Code.  

 
The DLMUD will  result  in a mixed residential and commercial development within a 
mixed‐use  neighborhood  that  is  located  in  the  City’s  urbanized  downtown.  The 
proposed  design  will  unify  the  streetscape  with  the  street  wall  and  will  provide  a 
contextual  architectural  design  that  activates  the  neighborhood  and  along with  the 
other  projects  signifies  the  revitalization of Durkee  Street.  The  first‐floor  residential 
units will be located within the eastern part of the building near the proposed Riverwalk 
and the Saranac River. Due to the elevation change, the units will appear aligned with 
the building’s second floor as the grade  lowers significantly as  it nears  the river, see 
Appendix C for a section view (looking north) of the DLMUD.  
 
The first‐floor units will occur only along Bridge Street and the pedestrian walkway, and 
these will be nearly equivalent to a full story above any adjacent sidewalk elevations. 
As such, the typical concerns with a first‐floor dwelling unit, such as privacy and security 
will not apply. The interior of the first‐floor units will not visible or accessible from the 
adjacent exterior. See Appendix C for updated renderings showing the view directed 
east on Bridge Street.  

 
Comment 3.8:  PUDs allow some latitude from underlying zoning bulk and density requirements, but it is 

unclear why  the  DLMUD  proposes  to  deviate  so  broadly  from  underlying  zoning  (see 
DGEIS  §  3.1.2.2  Zoning  starting  on  pg.  92).  For  example,  the  northeast  corner  of  the 
proposed Prime building is set back only 3 feet from the property line, rather than the 15 
feet that the underlying zoning would require (Plattsburgh Citizens Coalition) 

 
Response 3.8:  Table 12 of the DGEIS compares the bulk and dimensional requirements of the Central 

Business (C) Zone, PUD, and proposed Durkee Street Lots 1 and 2. As noted in the table, 
the DLMUD would not  require deviations  from the underlying zoning’s minimum lot 
dimensions, lot width, lot depth, maximum height (stories), minimum distance between 
buildings, maximum building coverage, or minimum open space.  
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The  requested  deviations  are  modest  and  limited  to  minimum  yard  and  maximum 
height (feet) requirements focused on achieving an urban form consistent with the local 
context.  Specifically,  the  requested  deviations  would  reduce  the  minimum  15‐foot 
yards to 9‐ and 3‐foot front yards (on Durkee and Bridge Streets, respectively), a 2‐foot 
side yard, and a 5‐foot rear yard; and increase the maximum building height by 5 feet 
(from 60 feet to 65 feet).  
 
The PUD procedures and regulations within the Zoning Code are specifically designed 
to afford the developer and the City flexibility to implement various planning principles.  
The City has provided reasoning for each deviation within their PUD applications to the 
Planning Board.   That being said,  the deviations  that are  requested  from the Zoning 
Code,  including  setbacks  noted  by  the  commenter,  are  to  facilitate  a  downtown 
development that will facilitate a walkable community.  To this end, in an urban setting, 
most buildings should be “streetwall” buildings with continuous frontage along or near 
the sidewalk.  This will create a more urban walkable feel that will encourage residents 
and visitors to walk throughout the City’s downtown area.  Thus, in this instance, the 
deviations are requested in accordance with the PUD regulations to develop a project 
that is consistent with its urban setting.  

 
Comment 3.9:  The text talks about City Code Chapter 300, Subdivision of Land, and states that it is “not 

required  to  strictly  adhere  to  the  bulk  and  dimensional  requirements  stipulated  in 
Schedule II of Chapter 360, Zoning, or to 360‐18, which restricts the number of buildings 
and dwelling units on each lot. Instead, bulk and dimensional requirements may be varied 
to provide an alternative…in order  to preserve  the natural  and  scenic quality of open 
lands”.  Currently,  the  Durkee  Street  lot  constitutes  the  largest  open  space  in  the 
downtown  area.  It  provides  views  of  scenic  streets with  historic  buildings  eligible  for 
listing on the National Register of Historic Places. It also has a small patch of green space, 
where once a gas station stood. This “little green space” is of public value, and if anything, 
should  be  enhanced  or  enlarged,  not  eliminated.  As  for  the  bulk  and  dimensional 
variance, my estimation is that the 115‐unit structure being proposed by Prime LLC is at 
least  ten  times  the  size  of  surrounding  structures.  As  is,  the mega‐complex  stands  to 
overpower the downtown area and significantly change its appearance and atmosphere. 
The average building height and the height of the buildings which were originally on the 
east side of Durkee Street is three stories, not five. The report suggests that the Planning 
Board is authorized to waive requirements stipulated in 360‐21 (D), hoping that this  is 
indeed what will happen. But in my view, the building of a massive, overpowering gated 
community  in  the  most  historic  part  of  our  downtown  does  not  allow  for  the 
“maintenance of open  lands” nor does  it  “ensure  the preservation of  the natural  and 
scenic qualities of such open lands.” (Beaudreau) 

 
Response 3.9:  The existing DSMPL consists primarily of a large, auto‐oriented, paved public parking lot 

and  does  not  constitute  open  space.  The  site  itself  does  not  provide  any  unique  or 
important  views  or  vistas.    The  proposed  DLMUD,  while  a  departure  from  existing 
conditions on the site, would improve pedestrian and visual connections to the Saranac 
River from Downtown and the new Westelcom Park via a pedestrian walkway and the 
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construction  of  the  proposed  improved  Riverwalk.    The  Riverwalk  will  improve 
connectivity to the City’s waterfront including historic and cultural features building on 
the recommendations of the SRTG Feasibility Study. The parking lot does not provide 
views of scenic streets. 

 
The  project  has  been  specifically  designed  to  fit  the  property  and  create more  of  a 
downtown walkable  feel  to  Plattsburgh  downtown  area.    The  size  of  the  project  is 
designed to conform to the property and is intended to revitalize the downtown core 
and beautify the Saranac River waterfront.  
  
See response to Comment 3.2 for additional information on building scale, architecture 
and context.   

 
Comment 3.10: The proposed building would be the tallest habited structure downtown exceeding the 

height restriction in the current zoning (Ford) 
 
Response 3.10: As presented  in Table 12 of  the DGEIS,  the DLMUD will  conform with  the maximum 

number of stories permitted  in the underlying C Zoning District  (twelve stories). The 
total height is proposed at 65 feet, which is five feet greater than permitted in the C 
Zoning  District.  This  five‐foot  exceedance  is  not  notable  from  the  pedestrian 
perspective and may be waived per §360‐21(D) of the PUD regulations. 

 
Comment 3.11: The proposal does not appear to enhance the Riverwalk in accordance with the Saranac 

River Trail plan. (Clinton County PB) 
 
Response 3.11: This  statement  is  incorrect.    As  presented  in  the  DGEIS,  one  key  component  of  the 

proposed  project  is  improvements  to  the  Saranac Riverwalk.  The  existing  Riverwalk 
consists of a wooden boardwalk and paved areas that are in a deteriorated condition. 
In  addition,  the  existing  trail  lacks  connections  to  Bridge  Street  and  the  existing 
connection to Broad Street is inaccessible for safety reasons; therefore, pedestrian and 
bicycle use is limited under existing conditions. The proposed project will replace the 
existing boardwalk and create an approximately ten‐foot‐wide, multi‐use path that will 
provide ADA accessibility and include an overlook, benches, bicycle infrastructure, LED 
lighting,  and  landscape  plantings.  The  improved  Riverwalk  will  also  connect  (via  a 
crosswalk over Bridge Street)  to MacDonough Park  to  the north and  the  soon  to be 
constructed Phase II of the SRTG to the south at Broad and Durkee Streets. As such, the 
proposed project would enhance the Riverwalk and support the goals of the SRTG Plan. 

 
Comment 3.12: The Clinton County Destination Master Plan stipulates that “We will maintain the unique 

character of our  region while  increasing economic opportunities and quality of  life  for 
those who  live  here  through  the  development  of  carefully  planned  tourism.” What  is 
carefully  planned  about  building  a  giant  apartment  complex?  How  does  it  help  to 
“maintain  the  unique  character  of  our  region”?  I  see  no  enhancement  of  the  unique 
character of our region in a building which essentially is based on a template that Prime 
uses  throughout  the  state.  I  also  don’t  see  how  it  will  attract  visitors  and  tourists. 
(Beaudreau) 
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Response 3.12: As stated in Section 1.2 of the DGEIS: Plattsburgh proposes to build on recent public and 

private investments, including a new municipal marina, streetscape improvements, and 
the renovation of historic buildings to create a vibrant downtown that serves the needs 
of  local employees,  residents,  students, and visitors. The  focus will be on mixed‐use 
infill development, a greater variety of retail and housing, expansion of the successful 
Farmers’ Market, and providing an enhanced connection to the waterfront.”6 The DRI 
intends to advance downtown revitalization through transformative housing, economic 
development,  transportation,  and  community  projects  that  will  attract  and  retain 
residents, visitors and businesses ‐ creating dynamic neighborhoods where tomorrow’s 
workforce will want to live, work, and raise a family.  

 
  See also Responses 3.2 and 3.3. 
 
Comment 3.13: The  DGEIS  does  not  provide  sufficient  information  in  regards  to  design  and  future 

development/expansion  of  the  Plattsburgh  Farmer’s  and  Crafter’s market  to  properly 
address potential impacts on the community character, specifically the City’s waterfront 
overlay district. (Plattsburgh PB) 

 
Response 3.13: As described in Section 2.2.8 of the DGEIS, the City‐owned building proposed for the 

relocated PFCM (Building 4 at 26 Green Street) is a slab‐on grade metal‐framed building 
with  metal  siding  and  a  sloped  metal  roof.  The  building  is  anticipated  to  be 
rehabilitated,  including  exterior  façade  improvement  (e.g.  painting),  interior 
remodeling  (e.g.  painting,  lighting,  removal  of  walls),  improved  ventilation, 
reconfiguring of  existing  fencing,  electrical  upgrades,  the  addition  of  a  new pavilion 
space, and additional restrooms. The existing paved area providing access from Green 
Street to the project site will be reconfigured to provide parking and passive open space, 
including a pavilion area.  

 
As noted in Section 1.1 of the DGEIS, “the  level of detail  in a Generic Environmental 
Impact  Statement  (GEIS)  is  usually  provided  at  a  conceptual  level  of  detail  and 
presented  in  broader  scale/prospective.  The  level  of  detail  of  associated  technical 
studies and evaluations will vary within a GEIS depending on the type of action, the 
availability of information, the scope of the project and the planned use of the GEIS.” 
The level of detail provided regarding the design and future development/expansion of 
the PFCM is consistent with the SEQRA requirements for a GEIS. Additional information 
on the future PFCM will be provided to the public as the plans are further refined. The 
proposed improvements to Building 4 at 26 Green Street (the future PFCM) will undergo 
future coordination with applicable City Boards and Commissions to ensure consistency 
with applicable public policy. 

 
Comment 3.14: At several points the DGEIS states that various DRI projects will not impact community 

character (e.g. Table 3, page 9), yet the document provides no evidence to support this 

 
6 “Downtown Revitalization Initiative, North Country – Plattsburgh.” New York State Downtown Revitalization 
Initiative. New York State. https://www.ny.gov/downtown‐revitalization‐initiative/north‐country‐plattsburgh. 
Webpage accessed July 23, 2019. 
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claim.  The  DGEIS  seems  to  take  the  approach  that  community  character  is  felt  and 
observed through architecture and building materials. While these physical attributes can 
contribute to community character they are small factors among many others that give a 
place its “placeness.” Community character  is not only visual and physical. Community 
character  has  qualitative  components  as  well,  and  methods  exist  for  studying  these 
factors. Interviews, surveys and focus groups all help planners understand local residents’ 
perspectives on community character as well as preferences for future development. Yet 
none of these are included in the DGEIS. Without them a statement such as “no significant 
adverse  impacts to.,. community character... are anticipated” are unsubstantiated. My 
comment  pertains  to  the  DLMUD  most  directly.  The  project  is  the  largest  new 
development in the downtown core in recent history. It displaces our farmer’s market, 
central parking lot, and view of the Saranac River Greenbelt. Yet the DGEIS glosses them 
over. Rather than state that no significant impacts will occur, a more honest statement 
may  be  something  akin  to,  “while  impacts will  occur, we  believe  that  on  balance  the 
impacts are more positive than negative” followed by supporting evidence to this point. 
Additionally, there is clear evidence that many in the community believe these projects 
will  damage  Plattsburgh’s  community  character.  North  Country  Public  Radio  has  run 
several stories on this controversy. Consequently, ignoring the data‐‐ which to all other 
stakeholders  is  in plain site‐‐  is disingenuous and damages the credibility of  the entire 
DGEIS.  Furthermore,  impacts  to  community  character  do  not  only  come  from  the 
construction  of  new  buildings.  The  proposed  parking  lots  will  also  have  impacts  on 
community character, as vehicles and parking will be much more visible along Margaret, 
Oak, and Division Streets. The DGEIS provides modeled elevation images of the DLMUD 
building that allows residents to assess its visual impacts, but does not provide modeled 
elevation images of the new parking areas so we are unable to assess the impacts of these 
projects.  These  images,  as  well  as  further  assessment  of  community  members’ 
perspectives  and  preferences  regarding  impacts  to  community  character,  should  be 
included in the DGEIS before we are able to ascertain whether these projects will have 
adverse impacts. (Gervich) 

 
Response 3.14: See Responses to Comments 3.2 and 3.3. 
 
Comment 3.15: There are many potential adverse impacts in terms of Land Use, Community Planning, 

Zoning, and Public Policy. The Durkee Street Parking Lot will be transferred from public 
ownership to private ownership. This alone has unknown and unexplored immediate and 
future  impacts, severely  limiting potential future uses. What  limitations on community 
use and access will result from this transfer, and how can they be mitigated?  The parking 
lot is not just used as a parking lot, but also as a public gathering (Erb) 

 
Response 3.15: As a component of the DLMUD, approximately 2.76 acres of a 4.66‐acre parcel will be 

transferred to private ownership to facilitate development of mixed‐use development 
consisting of 115 residential units and approximately 10,000 square feet of commercial 
space.  Upon transfer the City will retain public access to the waterfront via a 30‐foot‐
wide  pedestrian  corridor  connecting  Durkee  Street  to  the  proposed  Riverwalk.  
Additionally,  public  use  of  2,400  square  feet  of  civic  space  with  the  current  PFCM 
structure is provided. Easements and shared access agreements to be entered into by 
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the City and Prime will ensure public access to and enjoyment of these features.  The 
City will also retain and improve the Riverwalk from Broad Street to Bridge Street along 
the Saranac River.  It is not intended that there will be public access to the residential 
portions of the DLMUD, the underground parking deck, or the interior portions of the 
rehabilitated PFCM building. 

 
  Once Prime has obtained approvals for the redevelopment of the Durkee Street Parking 

Lot, it will purchase the project site from the City of Plattsburgh.  The commenter states 
that this transition in ownership has “unknown and unexplored immediate and future 
impacts, severely limiting potential future uses.”   As set forth in the DGEIS, the transfer 
to private ownership will create additional taxable land in the City of Plattsburgh to the 
benefit of the City and its residents.  Furthermore, the Project is adding beneficial uses 
(residential  and  commercial)  to  Plattsburgh’s  downtown  area,  creating  a  walkable 
community  that  will  spark  downtown  economic  development.    The  economic 
development and enhancements to the waterfront would not be realized if the Project 
Site  remained  a  municipally  owned  parking  lot,  which  is  not  the  best  use  for  this 
waterfront parcel. 

 
  Future  uses  on  the  project  site  are  governed  by  the  City’s  Zoning  Ordinance.    The 

transfer of ownership from public to private does not limit the potential uses for the 
project site.  Instead, it allows for development to occur on the project site that might 
not otherwise be financially  feasible.   Without private development,  the project site 
might  not  be  redeveloped  and  would  remain  a  municipal  parking  lot.    Further,  as 
discussed in the DGEIS, the project site is being developed as a PUD, which is a flexible 
zoning tool intended to permit multiple uses on the project site, which mitigates the 
concern that future uses will be limited on the project site.    

 
  The commenter noted  that  the existing parking  lot  is a place of “public gatherings”.  

However, note that the project site is a typical municipal parking lot and is not intended 
for public gatherings.  Looking forward, public gatherings will be facilitated along the 
revitalized Riverwalk,  additional  civic  space  and  the  renovated  famers market.    The 
development of the project site will result in more residents and visitors utilizing this 
part  of  Plattsburgh  for  retail  shopping,  restaurant  use,  the  Riverwalk  area,  farmers 
market, etc.         

 
  The only limitations on community use and access that will result from the transfer of 

the project  site  to a private company would be  the  loss of municipally  supplied off‐
street parking spaces, which are being provided throughout the City.  Otherwise, the 
waterfront parcel is remaining municipally‐owned land and available for public access 
and use.  The farmers market is being renovated and remains available for public use.  
In addition, Prime has identified an area for civic space (open area pavilion) that may 
be used for public gatherings or other commercial uses permitted under the City’s Code.  
These public and semi‐public areas will be accessed through the Riverwalk or the public 
access easement that is being provided through the project site. 
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Comment 3.16: All proposed projects will undergo specific changes in land use as well, which all need to 
be considered for adverse impacts. (Erb) 

 
Response 3.16: The DGEIS includes a land use impact analysis (refer to Section 3.1). The analysis includes 

a description of the existing land uses on the project sites, as well as the proposed future 
land  uses  on  the  project  sites.  The  determination  of  impacts  is  based  on  this 
information. As stated on Page 91 of the DGEIS, “the proposed projects are proposed 
for  the  revitalization  of  the  project  area  and will  result  in  permitted  uses  that  will 
beneficially affect the land use character of the project area.” 

 
Comment 3.17: What will be the adverse environmental impacts as a result of increased foot traffic and 

human population  in  the proposed  repurposing of  the PMLD building  adjacent  to  the 
sewage treatment plant? This statement assumes there are none, and I strongly disagree. 
(Erb) 

 
Response 3.17: The proposed PFCM relocation will  involve  improvements  to Building 4 at 26 Green 

Street. The relocated PFCM will have the positive impact of revitalizing the currently 
underutilized site, which is consistent with the goals of the DRI. Pedestrianization of the 
waterfront  is  a  desired  objective  of  the  City  and  instrumental  to  the  future master 
planning efforts for the Harborside. Also see Response 3.120. 

 
3.2 AQUATIC AND NATURAL RESOURCES 
 
Comment 3.18: It  seems  outlandish  to  me  that  this  statement  suggests  there  will  be  no  adverse 

environmental  impacts  to  aquatic  and  natural  resources.  The  statement  appears  to 
assume this simply because there are no water resources directly on the parcels of any of 
the proposed projects; however, several of the projects occur on land directly adjacent to 
both Lake Champlain, and the Saranac River. This warrants further investigation into what 
adverse environmental impacts might occur as a result – especially for the Durkee Street 
Mixed Use Development and the proposed new location of the Farmers market on Green 
Street. (Erb) 

 
Response 3.18: As  described  in  Section  3.3.1  of  the DGEIS,  the  project  area  is  partially  served  by  a 

municipal  stormwater  collection  system. Some of  the project  sites  are  connected  to 
storm drain piping, or potentially the municipal sanitary sewer system, and other sites 
discharge stormwater directly into the Saranac River. As the DLMUD will involve over 
one acre of disturbance, a SWPPP is required and the water quality volume from new 
impervious areas must be captured and treated accordingly. For the remaining sites, 
construction‐phase  stormwater  pollution  control  is  required,  which  will  include 
implementing temporary and permanent erosion and sediment control measures. As 
there are no stormwater facilities, runoff quality controls, or runoff quantity controls 
located on any of the project sites, the proposed projects will improve the stormwater 
conditions flowing from the sites to the Saranac River. 

 
The existing conditions with the Durkee Street parking lot are entirely paved with no 
stormwater  controls  for  water  quality.  The  majority  of  the  parking  lot  discharges 
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directly through a single at grade culvert laid at the top of the bank of the Saranac River. 
There  is  no  outlet  protection  on  the  culvert  and  the  bank  of  the  Saranac  has  been 
severely eroded (pictures below).  
 
The Durkee Street Mixed Use Development project will be designed  in conformance 
with  the  NYSDEC’s  Stormwater  Management  Design  Manual  and  Standards  and 
Specifications for Erosion and Sediment Control. As such, it will contain water quality 
and erosion control measures.  In addition,  the project will obtain a NYSDEC General 
Permit GP‐0‐15 ‐002, the State Pollution Discharge Elimination System, which has been 
developed in accordance with Section 402 of the Clean Water Act.  
 
In  order  to  obtain  this  permit  the  project  will  develop  a  full  Stormwater  Pollution 
Prevention Plan (SWPPP). The SWPPP will include measures to mitigate pollution both 
during construction and throughout the life of the project with a maintenance program 
for all water quality features. 
 
The project will also obtain an Article 15, Protection of Waters, joint permit from the 
NYSDEC  and  US  Army  Corp  of  Engineers  in  order  to  restore  the  eroded  bank  and 
properly install a protected discharge to the Saranac River. The NYSDEC, which will issue 
both  of  the  permits  is  an  involved  agency  in  the DGEIS  and  has  been  provided  the 
document for comment.  
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Comment  3.19:  Increased  foot  traffic,  vehicular  traffic,  and  human  population  present  in  the  area 

surrounding  the former PMLD building should be  investigated for negative  impacts on 
both  fish,  bat,  bird  and  endangered  species  populations  in  that  area  as  well  as  their 
habitats. (Erb) 

 
Response 3.19: The project area is located in an urban environment. According to the USFWS online 

consultation  through  IPaC,  the  Northern  Long‐eared  Bat,  a  threatened  species,  is 
potentially located within the vicinity of the project area. NYSDEC Natural Heritage also 
determined that the Common Loon (a species of special concern) has been documented 
in Lake Champlain at Plattsburgh, and so could occur  in  the vicinity of  the proposed 
PFCM  relocation  site,  the  DLMUD  site,  and  the  Riverwalk  project  site.  No  other 
endangered, threatened, or rare species were identified as potentially occurring within 
the  vicinity  of  the  project  area.  The  potential  for  significant  adverse  impacts  on 
endangered, threatened, and rare species is typically of concern when a project would 
interfere with a species’ habitat. As noted  in Section 3.2.2.2 of  the DGEIS, with  tree 
clearing  timing  restrictions  in  place  or  under  consultation  with  USFWS,  no  adverse 
impacts to the Northern Long‐eared Bat area anticipated to occur.  

 
Comment 3.20: The new structure proposed for the Durkee Street Lot should be investigated for the same 

impacts as well as potential adverse impacts on sunlight to the wildlife and vegetation 
surrounding and within the river itself. (Erb) 

 
Response 3.20: Refer to Response 3.19. The DLMUD building height is proposed to be 65 feet, which is 

a deviation from the underlying C Zoning District requirement by five feet. In general, a 
shadow impact occurs when the incremental shadow added by a proposed project falls 
on  a  sunlight‐sensitive  resource  and  substantially  reduces  or  completely  eliminates 
direct sunlight exposure, thereby significantly altering the public’s use of the resource 
or threatening the viability of vegetation or other resources. The direction and length 
of shadows vary throughout the course of the day and according to the time of year. 
Because the sun rises in the east and travels across the southern part of the sky to set 
in the west, the earliest shadows would be cast almost directly westward. Throughout 
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the day,  they would  shift  clockwise  (moving northwest,  then north,  then northeast) 
until sunset, when they would fall east on the Saranac River. Therefore, shadows are 
not anticipated significantly alter the public’s use of the Saranac River or the Riverwalk.  

 
Comment 3.21: The DGEIS claims that there will no disturbance of Riverbank, however, it does not include 

Stormwater discharge piping to the river (Plattsburgh Citizens Coalition) 
 
Response 3.21: See Response 3.18. 
 
3.3 MUNICIPAL UTILITIES 

 
Comment 3.22: The  DGEIS  does  not  provide  evidence  that  the  additional  and  collective  energy 

consumption from the DRI projects will not impact our current electric rates by: a) keeping 
us  at  or  near  current  consumption  levels;  or  b)  placing  us  in  a  situation  in which  the 
projects  push  us  into  the  excess  consumption  range  more  frequently.  A  more 
comprehensive  energy  and  energy  efficiency  analysis,  including  an  analysis  of  future 
electric  rates,  must  be  completed  before  a  determination  of  impact  can  be  made 
(Gervich) 

 
Response 3.22: The DLMUD has and is being coordinated with the City’s MLD. One of the City’s main 

power feeds is immediately adjacent and partially within the limits of the project, with 
three sets of transformers on, or partially on, the property. The existing power feed will 
remain undisturbed throughout the project.  

 
The existing Durkee Street Parking lot is fed off of the transformers on the property. In 
coordination with PMLD, the approach will be to re‐use the existing feed for the Durkee 
Street Parking Lot to feed the project. The projects estimated total electrical demand is 
390,000 kwh/year with a max demand of 1025kw.  
 
The project  is proposing highly efficient MINI Split electric climate control units.  It  is 
anticipated that two new transformers will be needed on the project site. The cost for 
these transformers will be paid by the project. On January 27, 2020 the PMLD issued a 
letter  stating  that  the  City  has  sufficient  capacity  within  its  electrical  supply  and 
distribution  system  to  service  the  project  (see  Appendix  D).  Any  potential  costs 
associated with upgrades to the electrical system as a direct result of the project will be 
paid by the developer; no ROI calculation is required to be made for the developer’s 
costs.  
 
The City is currently allocated 103.5 MWh of electric power per month at very low rates.  
Should the City’s monthly usage exceed this figure, electric rates charged to the City 
increase substantially and those additional costs are passed on to City residents and 
businesses.  The bulk of additional power demand created by the GEIS projects will be 
attributable to the DLMUD with a maximum anticipated demand of 1,025 kWh (or 1.025 
MWh).  This addition represents less than 1% of the City’s monthly power allocation.  
Additional demand for power created by the other GEIS projects is anticipated to be a 
fraction of that generated by the DLMUD and of little consequence.  
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During the warmer months, City‐wide power usage averages approximately 55 MW per 
month so the additional demand created by the GEIS projects should not result in the 
City using more than its allocated amount of power during these periods.  During the 
winter months, City‐power usage is much higher due to heating needs and fluctuates 
between 90 MW and 120 MW.  Therefore, even without the additional demand created 
by  the  proposed  GEIS  projects,  the  City  regularly  exceeds  its monthly  power  quota 
during  the  winter  months.    Consequently,  any  project  requiring  electric  power, 
regardless of the size of the project, will result in the City exceeding its power allocation 
more frequently during the winter.  However, the degree to which a new project will 
affect the frequency with which the City exceeds its power quota is heavily dependent 
on prevailing weather conditions and customer usage.  Therefore, any analysis of the 
effect a new project would have on the City’s ability to remain below its power quota 
would be speculative at best.  

 
Comment 3.23: There is no mention of projected electric usage and what the potential negative impacts 

on the community might be as far as electric rates for city residents. Please include this 
information as well. What electrical zone is the project(s) located in. Is the transmission 
and  distribution  to  that  zone  adequate  to  support  the  additional  load? What will  the 
electrical  load be for  the project(s)? What  type of heating  is being proposed? Will  the 
existing  electrical  infrastructure  require  any  upgrades  to  accommodate  the  proposed 
project(s).  If so, will the projects return on investment be able to  justify such a capital 
expenditure within Public Service Commission regulations. Please explain the associated 
costs and  return on  investment  in detail  so  that  the potential  adverse  impacts can be 
properly  and  thoroughly  understood  and  evaluated.  How  will  the  proposed  project 
impact  the  at‐capacity  status  of  the  electrical  system  in  that  neighborhood?  What 
limitations will be required? (Erb; Plattsburgh Citizens Coalition) 

 
Response 3.23: See response to Comment 3.22 above.  
 

The Plattsburgh Municipal Lighting Department does not designate ‘electrical zones’ 
within its area of operation.  

 
3.4 TRAFFIC AND TRANSPORTATION SYSTEM 
 
Comment 3.24: The large apartment building already will limit activity in the DSL by blocking vehicles and 

pedestrians from the north. (T Palkovic) 
 
Response 3.24: While  the  DLMUD  will  change  access  to  the  site,  compared  to  existing  conditions, 

vehicles  and pedestrians will  continue  to be  able  to  access  the  site  from  the north. 
Notably, the proposed project’s underground parking garage will have its entrance on 
its northern (Bridge Street) frontage and pedestrians will continue to be able to access 
the site and points south via the improved Riverwalk and Durkee Street. 
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Comment 3.25:  I would like to see an access/exit from the parking area behind the North L‐shape building 
onto Bridge St. This would allow cars to flow through the parking and not get trapped if 
the drive between buildings is blocked/backed up. (Metz) 

 
Response 3.25: The site topography does not allow for the access as described in the comment.  The 

building is sited to match the existing sidewalk elevation at the corner of Durkee and 
Bridge Streets.    From  this  corner,  the  site  topography drops off  significantly  in both 
directions (10 feet along Bridge Street, 7 feet along Durkee Street, and a further three‐
to‐four feet along the pedestrian walkway), such that the east edge of the parking area 
is a full level above the neighboring Bridge Street elevation; this makes another access 
point to Bridge Street impractical.   

 
Comment 3.26: The report states that as far as Durkee Street reconfiguration goes, a one‐way street is 

viable.  The  report  states  “The  existing  loading  zone”  is  to  be  moved  to  a  “to  be 
determined location”. Based on this, it concludes that if Durkee is made into a one‐way 
street  it will  “not  result  in  significant adverse  impacts  to  traffic  conditions”. This  is an 
inadequate description of the issues involved on Durkee Street. Durkee Street, aside from 
having many businesses of its own, serves as a delivery site for many of the restaurants 
on Margaret Street. At any given time in the day, there can be 18‐wheel trucks double‐ 
parked on Durkee, as well as FedEx and UPS delivery trucks stopped in the southbound 
lane  with  emergency  lights  flashing.  With  a  two‐way  street,  cars  stuck  behind  these 
double parked delivery trucks can venture into the opposite lane, but as a one way street, 
traffic  will  come  to  a  standstill.  As  a  northbound  one‐way  street,  Durkee  will  divert 
southbound traffic emerging along state route 9 onto upper Bridge Street, which itself 
often  has  large  delivery  trucks  parked.  So  the  loss  of  double  lanes  will  add  to  the 
congestion of this intersection. Add to that the egress coming into and out of the Prime 
parking  courtyard,  and  the  diagonal  parking  planned,  plus  the  double  parked  trucks, 
pedestrian crosswalks, and you have a recipe for an unworkable street. This is far from 
the  pedestrian,  cyclist  and  roller‐friendly  scenario  envisaged  by  the  Smart  Streets 
movement’s goal of delivering safer, more welcoming urban spaces. people who live and 
work  in  the  Durkee  Street  area  seem  to  have  a  better  impression  of  how  the  street 
functions than the fancy metrics presented in the DGEIS. The plan as envisaged has not 
sufficiently  studied  the  real‐world  use  of  Durkee  Street  as  a  delivery  lane  nor  has  it 
suggested  ways  to  remediate  the  abovementioned  problems.  Instead  of  retaining  or 
adding to street space devoted to cars, and freeing up urban areas for mixed use or car‐
free  spaces,  this  plan  reduces  the  street  space at  the  same  time adding  the potential 
vehicular traffic of 115 households into that reduced space where trucks will be parked 
to  make  their  necessary  deliveries.  This  is  a  recipe  for  a  chaotic,  congested,  non‐
functioning, pedestrian‐unfriendly street. Thus it is hard to envisage how the report can 
conclude that “the reconfiguration of Durkee Street to a one‐way street…would not result 
in significant adverse impacts to traffic conditions”. (Beaudreau) Changing Durkee Street 
to one‐way  traffic  is unsafe and  inconvenient  to  traffic  flow and biker and pedestrian 
traffic. (Harron) One‐way traffic on Durkee Street will limit vehicular traffic entrance only 
to the south end of the proposed privately owned DSL lot. (T Palkovic) The Board believes 
that the proposed Durkee Street redesign modifications are more dangerous to all modes 
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of  transportation,  as  it  involves  backing  out  into  the  roadway.  Pedestrian  and  bicycle 
traffic is most at risk. (Clinton County PB) 

 
Response 3.26: Traffic  volumes on Durkee Street under a one‐way  condition will  greatly  reduce  the 

volume of vehicles travelling on Durkee Street.  Under the 2022 PM No Build Condition 
(selected as the highest volume period) it is expected that 192 vehicles will travel north 
and 191 vehicles will  travel  south  (383 vehicles).  Under  the 2022 PM Build  (Durkee 
Street One Way) Condition 179 vehicles will enter from the south and 242 vehicles will 
exit to the north; 210 on average.  Eliminating two‐way travel reduces (by almost half) 
the  number  of  vehicle  pedestrian  interactions  or  potential  conflicts  and  allows  a 
pedestrian to look one way/rather than two when crossing a street.  Similar benefits 
flow to other non‐motorized travelers.  

 
The Durkee Street Mixed Use Development has provided an on‐site  loading space  in 
accordance with the City’s Zoning Code. Turning templates will be developed to address 
vehicular traffic within the project site. In addition, the project will require deliveries to 
tenants be made at off‐peak demand times so as not to conflict with peak hour traffic. 
Any deliveries that require vehicles larger than those that can be accommodated within 
the projects on‐site loading zone will be required to made on‐street, consistent with the 
other  businesses  downtown.  The  DSMLD  has  provided  an  on‐site  loading  space  in 
accordance with the City’s Zoning Code. Turning templates will be developed to address 
vehicular traffic within the project site. In addition, the project will require deliveries to 
tenants be made at off‐peak demand times so as not to conflict with peak hour traffic. 
Any delivieries that require vehicles larger than those that can be accommodated within 
the projects on‐site loading zone will be required to made on‐street, consistent with the 
other businesses downtown. 

 
  As stated in this comment, large delivery trucks can often be found double parked on 

Durkee Street despite the provision of an on‐street loading zone near the intersection 
of Durkee and Bridge Streets.  That loading zone is not large enough to accommodate 
tractor trailers and even smaller delivery vehicles often block access to a crosswalk that 
bisects  the  zone.   Delivery  trucks  can also be  seen double parked on City Hall Place 
where they often block access to that street’s marked bicycle lanes.  Another loading 
zone  exists  on  Durkee  Street  south  of  Broad  Street  but  the  location  of  this  zone  is 
impractical  for most downtown deliveries and would be unaffected by the proposed 
improvements to Durkee Street.  Clearly, this current system for managing downtown 
deliveries is not ideal. 

 
  The City is currently considering multiple options for how best to improve this system.  

These options  include  the provision of a new  loading  zone on  the  improved Durkee 
Street  that  would  be  the  size  of  several  parking  spaces  and  which  would  restrict 
deliveries to certain hours of the day.  Another option is to designate the traffic lane on 
the north side of Bridge Street between Durkee and Margaret Streets as a loading zone 
during certain hours as well.  This area is large enough to accommodate tractor trailers 
and has been used unofficially as a loading zone by delivery drivers for years.  It would 
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also  provide  a  convenient  delivery  location  while  construction  activities  on  Durkee 
Street are ongoing.   

 
  Additional loading zones, likely with restricted hours of use, could be designated and 

appropriate signage installed as necessary in other downtown locations where such a 
designation could be expected to have a minimal effect on local businesses.  In any case, 
the City would no  longer countenance the use of traffic  lane(s) on Durkee Street  for 
parking by delivery trucks.  Strict enforcement of these provisions by the City’s parking 
enforcement staff and police department will be a key part of the success of any new 
delivery management system. 

 
Comment 3.27: The Durkee Street redesign and the Durkee Lot Mixed Use Development do not appear 

to have adequate means to provide truck deliveries to the businesses along Durkee, which 
is often the rear of businesses on Margaret Street. No designated pull offs, or examples 
of how truck traffic would flow through and within the project were noted in the DEIS. 
(Clinton  County  PB)  The  traffic  direction  proposal  seems  to  be  hurting  local  existing 
business more than helping them. the proposed parallel parking on the West side blocks 
2 operating garage bays of an existing successful downtown business. the proposed one 
way  lane  of  traffic will  be  blocked  several  times  a week  during work  hours  by  trucks 
delivering to the existing business that access their stores/restaurants from Durkee St. 
the proposed new parking on the west side will also block JCEO's access for their food 
delivery truck for their clients in need (Ford) 

 
Response 3.27: As noted in Response 3.50, the plans for Durkee Street are still under development. The 

location of parking spaces will be updated to reflect the Vehicle and Traffic Law required 
setbacks from fire hydrants, crosswalks, and intersections and will also maintain access 
to Durkee Street properties via existing curb cuts. Also, see Response 3.26 above.   

 
Comment 3.28:  Angled parking on  the proposed one way  traffic  reconfiguration of Durkee  Street  is  a 

safety  hazard.  It  limits  traffic  on  the  street  and  service  trucks  will  block  traffic  when 
unloading. Angled parking on a narrow one way street creates the hazard of reversing 
cars backing into oncoming traffic. (T Palkovic) 

 
Response 3.28: NYSDOT does not uniformly discourage the use of angled on‐street parking. NYSDOT’s 

2017 Highway Design Manual notes that “front‐in diagonal parking may be retained on 
local streets and collectors where design speeds are 35 mph (60 km/h) or less and traffic 
volumes  are  low.” Any  obstruction  caused  by  deliveries  is  considered  temporary  or 
short‐term.  Also, see Response 3.26 above. 

 
Comment 3.29:  Some portions of downtown have bike lanes (Durkee Street included) while others do 

not. Does the DRI plan include on‐street bike lanes, and how will new traffic patterns and 
connectivity impact current on‐street bikeability? Many portions of the DGEIS state that 
“bike infrastructure“ will be included, but the plan is not clear on what this means. Does 
this mean bike racks? Lanes? Signage? These questions must be answered before making 
a determination of environmental impacts (Gervich) 
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Response 3.29: While  Durkee  Street  currently  does  not  have  a  designated  bike  lane,  the  current 
proposal for facilitating bicycle traffic through the area surrounding the DLMUD is by 
routing  that  traffic  along  the  proposed Riverwalk,  a  shared‐use  path  that will  allow 
cyclists to travel first between the Gateway Complex and Broad Street and then along 
the Saranac River to where it meets Bridge Street.  This will allow bikers to avoid the 
frequently congested intersection at Bridge and Durkee Streets.  The Riverwalk will also 
assist in connecting Phase II of the SRTG to a future Phase III of the SRT.  

 
As  no  existing  bike  lanes  are  being  removed  as  part  of  the DRI  projects  and  as  the 
Riverwalk will provide enhanced bikeability through an area of downtown that is not 
easily traversed by bicycle, the new traffic patterns and connectivity proposed as part 
of the GEIS projects will enhance on‐street bikeability in the downtown. 
 
New bike racks are proposed as part of the DLMUD, the Riverwalk, and the Arts Park 
and  appropriate  signage  will  be  installed  where  new  bike  infrastructure  is 
implemented.   While  no  new on‐street  bike  lanes  are  proposed  as  part  of  the GEIS 
projects, the designation of US Route 9 as part of the NYS Empire State Trail will result 
in new signage along existing bike routes on Durkee Street, Bridge Street, and other 
thoroughfares throughout the City. 

 
Comment 3.30: The proposed farmers market location is an opportunity to continue to promote bike eco‐

tourism. Set up bike racks at Market. (Metz) 
 
Response 3.30: Comment noted. 
 
Comment 3.31: The Peak Hour Traffic generation numbers for each project are given in the chart, but not 

the current numbers. Please include those numbers for comparison. (Erb) 
 
Response 3.31: Trip  generation  calculations  are  provided  for  the  proposed  projects  to  obtain  an 

estimate of the volume of traffic that will be added to the road network. Estimates for 
current  land uses are not calculated as these trips are  included  in the existing traffic 
volume count data. 

 
Comment 3.32: The  traffic  count  numbers  are  inconsistent  with  City  commissioned  traffic  study 

conducted by Professional  Traffic  Engineers which  indicated  the  Southbound City Hall 
Place  traffic  to be over  three  times more  than  the mere 110 vehicles  reported  in  this 
traffic study. The City of Plattsburgh commissioned a traffic study of the same intersection 
as part of a NYSDOT / Federal Highway Funded Project Number PIN 7752.67 Margaret 
Street and City Hall Place Project and reported traffic counts of 330 vehicles compared to 
the 110 vehicles reported in the GEIS. While minor variations of 5% or 10% may occur 
over time, the City commissioned traffic study of the same intersection reported a traffic 
volume at the most critical leg of the most critical intersection that is 300% higher than 
that reported in the GEIS.  There are numerous other such examples though out the traffic 
study portion of the GEIS, that are grossly inconsistent with the PIN 7752.67 project traffic 
study as well as the Route 9 traffic study. This brings into question the validity of the entire 
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GEIS  Traffic  Study.  The  traffic  study  should be  repeated by  an  independent,  objective 
qualified 3rd party. (Plattsburgh Citizens Coalition) 

 
Response 3.32: Traffic count data was collected for the study in September 2019 by an independent 

traffic data collection company. They are representative of current volume conditions. 
The volumes for the intersection in question are accurate and show close correlation to 
the volumes at adjacent intersections. 

 
  Traffic count data from NYSDOT PIN 7752.67 was collected in 2005 and is 14 years old. 

That data is outdated and should not be used as representative of current conditions. 
Traffic  count data  that  is  3  to  5  years  old  and older would  typically  be  updated  for 
current conditions.  

 
Comment 3.33: The traffic count data provided in the GEIS traffic study also deviates significantly from 

available traffic data collected and published by the NYSDOT, such as NYSDOT traffic data 
for Station 711104. This brings into question the validity of the entire GEIS Traffic Study. 
The traffic study should be repeated by an  independent, objective qualified 3rd party. 
(Plattsburgh Citizens Coalition) 

 
Response 3.33: See response to Comment 3.32. Traffic count data from NYSDOT Station 711104 was 

collected in 2014 and is 5 years old. That data is outdated and should not be used as 
representative of current conditions.  In this comment, no specific instances are listed 
of data from the GEIS traffic study deviating significantly from traffic count data from 
NYSDOT Station 711104.  

 
Comment 3.34: The City Hall / Bridge Street  intersection  is very congested every day especially during 

morning  rush  hour.  The  traffic  analysis  reports  the  level  of  service  E  (poor  levels  of 
comfort and convenience). The traffic counts for Southbound City Hall Place presented in 
the report are conspicuously low and not consistent with other traffic data collected at 
that intersection. (Plattsburgh Citizens Coalition) 

 
Response 3.34: See response to Comment 3.32. 
 
Comment 3.35: The  traffic  county  data  includes  only  vehicle  traffic,  however,  pedestrian  and  bicycle 

traffic counts should be also be conducted. Typically, that data is collected during spring 
summer  and  fall months  as well  as winter.  Since walkability  and  bikeability  has  been 
identified in DRI documents as a key objective, it is imperative that data should also be 
collected for these modes of transportation so that the projects impacts to these concerns 
be  thoroughly  evaluated  and  understood.  Within  traffic  and  transportation  systems, 
pedestrian  traffic  should  also  be  considered  and  negative  impacts  on walkability  and 
bikeability based on site plans for the proposed projects be detailed. (Erb; Plattsburgh 
Citizens Coalition) Pedestrian Facilities evaluation in the GEIS is limited to one sentence, 
“The proposed projects will improve pedestrian facilities through improved connectivity, 
improved crossings, and additional ADA/all access crossings.” This evaluation  is wholly 
inadequate.  The  overarching  objective  for  a  DRI  is  to  create  a  more  walkable,  more 
bikeable, more quaint feeling downtown. The GEIS should be modified to include critical 
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analysis of  this  core aspect of  the DRI. Additional  study must be provided  to evaluate 
alternatives  and  opportunities  for  increased  pedestrian  mobility,  pedestrian  safety, 
opportunities  for  additional  streetscapes  beyond  enhancement  of  the  existing 
Westelcom park and  the existing  river walk. The GEIS  should also evaluate pedestrian 
safety  as  it  relates  to  access  control  safety  for  all  the  proposed  projects  (Plattsburgh 
Citizens Coalition) 

 
Response 3.35: The  traffic  count  data  was  collected  in  September  2019  and  included  counts  of 

pedestrians and bicyclists as well as vehicle classification. The pedestrian, bicyclist, and 
vehicle classification data are included in the traffic count printouts in Appendix A of 
the Traffic Impact Study (included as Appendix C to the DGEIS). Additionally, the data 
was included in the traffic analysis of each intersection studied. 

 
Comment 3.36: The GEIS  does  not  provide  any  significant  evaluation of multi‐modal  travel within  the 

project area. Specifically, the GEIS should evaluate bicycle circulation as documented in 
the  City  adopted  Saranac  River  Trail Master  Plan.  The  GEIS  should, more  specifically, 
evaluate alternatives for bicycle access on Durkee Street, Bridge Street and Green Street. 
The DRI Plan presented in the GEIS, however, would destroy that planned connections 
along  Durkee  Street,  Bridge  Street  and  Green  Street  and  create  an  extremely  unsafe 
passage for bicycles in the core of the downtown business district. This would potentially 
jeopardize the NYSOPRHP and NYSDOT grant funds for the Saranac River Trail Phase 2 
project and NYSDOT grant  funds  for  the Saranac River Trail Phase 3 project,  that have 
been allocated to accomplish these community adopted objectives. (Plattsburgh Citizens 
Coalition) 

 
Response 3.36: As  noted  above  in  Response  3.35,  the  Traffic  Impact  Study  includes  bicycle  and 

pedestrian counts. The 2006 SRTG Feasibility Study includes a Phase II trail to connect 
the intersection of Broad Street and Durkee Street north via the DSMPL, across Bridge 
Street, and to MacDonough Park. As noted in Response 3.11, the proposed Riverwalk 
improvements will include replacement of the existing deteriorated boardwalk with an 
approximately ten‐foot‐wide, multi‐use path, which will connect (via a crosswalk over 
Bridge Street) to MacDonough Park to the north and the soon to be constructed Phase 
II of the SRTG to the south (via a path between the Gateway Complex and Broad Street) 
at Broad and Durkee Streets. The proposed Riverwalk improvements will be supportive 
of the recommendations of the SRTG Feasibility Study, providing a new connection from 
Broad and Durkee Street to MacDonough Park via the Riverwalk.  

 
Comment 3.37: The  information provided  in  the DGEIS  regarding  the abandonment of Division St and 

creation  of  the  new  parking  lot  does  not  sufficiently  address  pedestrian  facilities. 
Pedestrian connectivity between Oak St and Margaret St should be maintained to be in 
line with the City’s goals for increased walkability and complete streets. (Plattsburgh PB) 

 
Response 3.37: As discussed in Section 2.1 of the FGEIS, the plans for the APMPP have been refined 

since issuance of the DGEIS. The updated APMPP includes a maximum eight‐foot‐wide 
sidewalk along the northern edge of the project site. The proposed improvements to 
Division Street, while eliminating this east‐west roadway, would not significantly alter 
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pedestrian  travel  patterns,  as  alternate  east‐west  connections  between  Margaret 
Street and Oak Street are available via Broad Street (approximately 350 feet south of 
Division Street) and Brinkerhoff Street (approximately 250 feet north of Division Street).  

 
Comment 3.38: Although a traffic impact analysis was completed, the DGEIS does not sufficiently address 

connectivity  concerns,  commercial  loading/unloading,  and  any  impacts  on  existing 
businesses on Durkee St. (Plattsburgh PB) 

 
Response 3.38: See Response 3.26. 
 
Comment 3.39: The  new  transportation  routing  plans  do  not  provide  adequate  information  to  assess 

vehicular traffic patterns/impacts. (Gervich) 
 
Response 3.39: A detailed Traffic  Impact Study was completed and  is  included  in Appendix C of  the 

DGEIS. 
 
Comment 3.40: I would also suggest that the council pursue implementing a Complete Streets policy prior 

to  any  further  changes  or  improvements  to  streets,  sidewalks,  or  parking  lots  as  a 
mitigating measure. (Erb; Plattsburgh Citizens Coalition) 

 
Response 3.40: Smart Growth America defines “Complete Streets” as “streets for everyone. They are 

designed  and  operated  to  enable  safe  access  for  all  users,  including  pedestrians, 
bicyclists, motorists and transit riders of all ages and abilities.” The proposed project 
would  be  supportive  of  Complete  Streets  policies.  Notably,  the  proposed  Riverwalk 
improvements  would  include  replacing  a  deteriorated  boardwalk  with  an  ADA‐
accessible  ten‐foot‐wide, multi‐use  path.  In  addition,  the  Durkee  Street  streetscape 
improvements would  include  addressing  existing  substandard  pedestrian  safety  and 
access conditions,  including uneven, narrow sidewalks and the prevalence of parked 
vehicles overhanging into the sidewalk space. 

 
Comment 3.41: The GEIS relies on several non‐code compliant designs, which creates an adverse impact 

for  maneuverability  and  safety  at  the  individual  sites  and  sets  a  precedence  that  is 
detrimental to other developments throughout the City. To mitigate this adverse impact, 
the  GEIS  should  establish  as  criteria  that  all  proposed  work  shall  be  compliant  with 
generally accepted standards for highway design and traffic safety (i.e. NYSDOT Highway 
Design Manual, AASHTO, etc.). (Plattsburgh Citizens Coalition) 

 
Response 3.41: As this comment does not identify any specific instances of noncompliance with the City 

Code, this response will address the GEIS projects as a whole.  
 

Formal design work for all GEIS projects will be completed by professionally licensed 
engineers and will, whenever practical, comply with both the City Code and NYSDOT 
standards. In the event a deviation from City Code or NYSDOT standards is deemed to 
be in the best interest of one of the GEIS projects, the deviation will be reviewed, and 
all potential environmental and safety concerns will be considered and addressed. The 
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City’s Planning Board will provide advisory review and guidance for all proposed GEIS 
projects that do not require its formal approval. 

 
Comment 3.42: The proposed farmers market location will result in people driving from outside this area 

and may necessitate additional signage and/or dedicated street lanes. (Metz) 
 
Response 3.42: Comment noted. Signage will be reviewed during the site planning stage. 
 
3.5 PARKING 
 
Comment 3.43: The study makes no definitive statement of the adverse effect of the metered parking 

system on down town employees, downtown residents and retail parking. Nor does the 
DGEIS mention the metered parking system that was installed and then removed when 
the  malls  went  in  on  upper  Cornelia  Street  in  the  Town  of  Plattsburgh.  Page  164 
specifically states that a kiosk managed paid parking system is under consideration by the 
Common  Council.  Page  152  states  that  no  decision  has  been  made  on  parking 
management downtown. (T Palkovic) 

 
Response 3.43: As noted in Section 3.5.1 of the DGEIS, parking issues in the City’s downtown area have 

been a focus of the community and the City administration for many years and it has 
been  recognized  that  parking management  is  a  necessary  component  of  downtown 
revitalization.  Accordingly, management strategies to improve the parking conditions 
in downtown are being assessed and will continue to be reviewed regardless of whether 
any of the Downtown Area Improvement Projects move forward. 
 
In 2017,  the City engaged Carl Walker Consulting  to conduct a parking study  for  the 
downtown area  (the  “Carl Walker Parking Study”)  and  several parking management 
options were developed for the City to consider.  An evaluation of the potential impacts 
of displacing public parking as a result of any redevelopment of the DSMPL was included 
as a component of the Carl Walker Parking Study.   
 
One of  the recommendations of  the Carl Walker Parking Study was  to eliminate  the 
Parking  Special  Assessment  District  in  favor  of  parking  fees.    In  October  2018,  the 
Common  Council  adopted  a  Resolution  supporting  the  transition  to  a  paid  parking 
system within  the  City’s  Downtown District.    The  City  subsequently  established  the 
Plattsburgh  Parking  Advisory  Committee  (PPAC)  in  November  2018  to  assist  with 
further refining and implementing the Carl Walker Parking Study recommendations.  At 
its  February  19,  2019  meeting,  the  PPAC  adopted  Resolutions  recommending  that 
appropriate  steps  be  taken  by  the  City  to  implement  a  paid  parking  system  in  the 
Downtown  District  and  that  a  Request  for  Proposals  be  drafted  detailing  the  City’s 
requirements  for  a  paid  system.   On May 8,  2019,  the City  published  a Request  for 
Proposals  for multi‐space parking pay  stations and  remote payment systems.   By  its 
August 13, 2019 meeting, the PPAC had reviewed the proposals received in response to 
the  City’s  RFP,  conducted  in‐person  interviews with  all  respondents  and  chosen  IPS 
Group, Inc. as the vendor to be recommended to the Common Council.  At that meeting 
the PPAC also adopted resolutions detailing several recommendations for both parking 
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permits and kiosks if the Common Council were to decide to implement such a parking 
management system.  Although the Common Council has not yet awarded a contract 
for  this new parking management  strategy,  it  is  clear  that  the City  intends  to adopt 
some system of paid parking in response to the Carl Walker Parking Study and PPAC 
recommendations,  regardless  of  whether  any  of  the  Downtown  Area  Improvement 
Projects are implemented. The impacts of implementing any metered parking system 
will be evaluated prior to any future approval by the City’s Common Council.  
 
It  should  also  be  noted  that  the  City’s  previous  metered  parking  system  in  the 
downtown area was removed over 40 years ago (in 1979) and, thus, the City’s previous 
experience  with  downtown  metered  parking  bears  little  relevance  to  the  current 
downtown situation. 

 
Comment 3.44: Will street parking be metered for customers (Metz) 
 
Response 3.44: The PPAC has provided the City’s Common Council with a recommendation that, except 

for  a  standardization  of  on‐street  parking  time  limits  within  the  downtown  Special 
Assessment  District,  no  other  changes  be  made  to  the  City’s  on‐street  parking 
management system.   That recommendation  is currently under consideration by the 
Common Council. See Response 3.43 for more information.  

 
Comment 3.45: How much will it cost to buy, install, and maintain the parking kiosk/meters? How long 

will it take to recoup the initial outlay? Will we pay for a meter monitor? (L Palkovic) 
 
Response 3.45: Should the Common Council authorize implementation of a metered parking system, 

the cost to buy, install, and maintain the parking kiosks would be determined by the 
number of kiosks installed and by the administrative costs of the system.  The PPAC has 
recommended to the Common Council that, should they authorize implementation of 
a metered  system,  a  total  of  8  kiosks  should be  installed  in  the  various City‐owned 
parking lots in the downtown area.  In 2019 the City issued an RFP for a metered parking 
system  and  the  firm ultimately  recommended  by  the  PPAC  to  the  Common Council 
submitted a price of $5,450 per kiosk.  The purchase of 8 kiosks at this unit price would 
result  in  a  total  hardware  cost  of  approximately  $43,600.    Additional  costs  such  as 
shipping, spare parts, software, and installation are variable.   

 
The time it would take to recoup the initial outlay for such a system would depend upon 
the  parking  fees  charged  by  the  system  and  a  fee  structure  has  neither  been 
recommended by the PPAC nor approved by the Common Council.  Therefore, at this 
time the City is not able to estimate how long it would take to recoup its investment in 
a metered parking system, though if such a system is authorized by the Common Council 
the City will endeavor to strike a balance between the need to recoup its investment in 
the system and the needs of downtown businesses, residents, employees, and visitors.  
One of the City’s goals would be to implement a system that is revenue neutral. 

 
The  City  currently  employs  a  single  Parking  Enforcement  Officer  to  enforce  parking 
regulations  downtown.    This  officer  would  monitor  the  metered  system  and  issue 
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violations  in accordance with the City Code should a metered system by authorized.  
Additional parking enforcement staff would be hired by the City if the results produced 
by the system justified the commitment of additional personnel and if it was deemed 
necessary by the Common Council.  See Response 3.43 for more information. 

 
Comment 3.46: Unless  the  City  can  offer  people  things  and  experiences  they  want  and  cannot  get 

elsewhere, they will go elsewhere, especially if they have cars. They have other options. 
Paid parking  can be a decision making  factor. Has  the City  considered  the effect paid 
parking  will  have  on  businesses  in  the  City?  (L  Palkovic)  Bricks‐and‐mortar  retail 
establishments and malls are all dying due to the increased prevalence of online shopping, 
where you don’t have to pay to park. The inauguration of a paid parking regime, a pet 
project of certain members of the PPAC, is a non‐starter for our dying downtown. Making 
customers pay to park will send business up to the town, where parking is always free and 
plentiful, or send business onto Amazon, where parking is never an issue (Beaudreau) 

 
Response 3.46: One  of  the  goals  of  the  DRI  is  to  attract  and  grow  businesses  and  jobs  to  support 

economic development. The City has considered the effect paid parking will have on 
businesses in the City and has been studying the potential of a paid parking system in 
the downtown area since 2017 when it hired Carl Walker, Inc. to conduct a downtown 
parking study. One of that study’s recommendations was “considering the impending 
development  of  the  Durkee  St.  Lot,  the  City  needs  to  administer  the  City  Parking 
System.”    The  study  stated  that,  while  charging  for  parking  is  one  option  for 
administering the City’s system, it is not a requirement. 

 
The study notes that, if parking enforcement is the system’s primary management tool, 
too much enforcement can create an adversarial relationship between the City and the 
public.  Partially in response to this concern, the Common Council created the PPAC in 
November 2018 to further deliberate the parking situation downtown and develop a 
managed parking system under the Council’s guidance.   
 
City staff, members of the PPAC, and members of the Common Council have met with 
many downtown business owners over the course of the past year and listened to their 
concerns  about  the  proposed  parking  system.    Their  feedback  has  informed  the 
deliberations  of  the  PPAC  and  the  Common  Council  and  has  resulted  in  several 
considerable modifications to the City’s originally proposed parking management plan.  
The most substantial change resulting from these discussions, which was included with 
other  recommendations  in  the  PPAC’s  August  2019 memo  (see  Appendix  F)  to  the 
Common Council, was the recommendation to  implement a metered parking system 
only in City‐owned off‐street lots and not in on‐street areas.  It was recommended that 
on‐street areas be governed by time limits only so as to not disincentivize downtown 
visitation by those patrons wishing to shop or eat downtown.  Those with long‐term 
parking needs such as residents and employees would be encouraged to park  in off‐
street lots and permits would be made available to these parkers at reasonable rates. 
 
Regarding competition from online retailers like Amazon, the increasing prevalence of 
online shopping represents a  structural economic shift  that  the  implementation of a 
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paid parking system in downtown Plattsburgh is not likely to substantially affect.  As to 
competition  from  commercial  establishments  in  the  Town  of  Plattsburgh,  the 
recommendation that on‐street downtown parking areas be exempt from parking fees 
substantially reduces any incentive for customers to drive out to the Town in pursuit of 
free parking. See Response 3.43 for more information. 

 
Comment 3.47: The existing Durkee Street public parking  lot offers  free parking  to downtown visitors, 

workers, and residents.  If COP suddenly assesses exorbitant parking  fees  to either  the 
special assessment district, or directly to users through a paid parking scheme, such action 
could have a significant adverse impact. The impact of new parking fees should be further 
evaluated in the DGEIS as the DLMUD is causing an instant relocation of 289 free public 
parking spaces (Plattsburgh Citizens Coalition) 

 
Response 3.47: As the potential system’s operating costs and debt service are unknown at this time, 

the City cannot effectively evaluate the potential impact of any associated parking fees.  
Such  impacts  will  be  evaluated  prior  to  any  approval  by  the  Common  Council  to 
implement a paid parking system. See Response 3.43. 

 
Comment 3.48: Will diagonal parking on one‐way Durkee Street succeed? (Metz) The angled parking on 

the proposed Durkee St has already proven not to work (Ford) 
 
Response 3.48: Durkee Street is a local road that will be improved with additional parking through the 

proposed improvements. Though the specific instance of the City implementing angled 
parking  is  not  listed  in  the  comment,  it  is  assumed  the  example  the  commenter  is 
referencing  bears  little  relevance  to  proposed  plans  as  that  prior  implementation 
included back‐in angled parking rather than pull‐in angled parking which is proposed on 
Durkee Street. 

 
Comment 3.49: Unsafe angled parking on Durkee Street is proposed. The DGEIS fails to demonstrate how 

vehicle and bicycle traffic safety concerns will be mitigated with respect to angled street 
side parking. The NYS DOT has gone on record discouraging the use of angled street side 
parking.  Angled  street  side  parking  will  result  in  adverse  impacts  to  traffic  safety 
(Plattsburgh Citizens Coalition) 

 
Response 3.49: NYSDOT does not uniformly discourage the use of angled on‐street parking. NYSDOT’s 

2017 Highway Design Manual notes that “front‐in diagonal parking may be retained on 
local streets and collectors where design speeds are 35 mph (60 km/h) or less and traffic 
volumes are low.” The referenced email from NYSDOT is dated January 28, 2019 and is 
in  reference  to  implementing  angled  parking  on  Bridge  Street.  Primarily  in 
consideration of NYSDOT’s input, the City is not proposing implementing angled parking 
on Bridge Street.  

 
Comment 3.50: The proposed parking plan includes a series of new diagonal parking spaces on Durkee 

Street, however,  some of  these  spaces are  in violation of New York State Vehicle and 
Traffic  Law which  requires a minimum clear distance between parking and pedestrian 
crosswalks.  See  for  example,  NY  V&T  §1202(2)(b)  –  no  parking  within  20  feet  of  a 
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crosswalk at an intersection, and §1202(3)(b) – no parking within 15 feet of a fire hydrant. 
This diagonal parking plans presented in the GEIS are unsafe and illegal. Moreover, the 
plans result in a false count for the actual number of compensatory parking spaces being 
provided.  Since  accurate  parking  impact  evaluation  is  key  to  the  overall  GEIS,  it  is 
imperative  that  the  plans  be  corrected  to  provide  correct  number  of  parking  spaces, 
otherwise it will be impossible to evaluate the adverse impacts. The on street diagonal 
parking  plans  must  be  re‐evaluated  to  remove  the  falsely  inflated  number  of 
compensatory parking spaces currently being provided. (Plattsburgh Citizens Coalition) 

 
Response 3.50: The plans for Durkee Street are still under development. The location of parking spaces 

will  be  updated  to  reflect  the  Vehicle  and  Traffic  Law  required  setbacks  from  fire 
hydrants, crosswalks, and intersections and will also maintain access to Durkee Street 
properties  via  existing  curb  cuts.  As  noted  in  Section  2.3,  with  these  updates,  it  is 
anticipated that a maximum of five fewer new spaces would be provided on Durkee 
Street, for a minimum net increase of 38 spaces over existing conditions. 

 
  As noted in Response 3.49, the NYSDOT correspondence regarding the unsafe nature of 

diagonal parking was in reference to the concept for locating such parking along Bridge 
Street as it does serve as a NYS highway. As Durkee Street is not a NYS highway, it is not 
subject to NYSDOT. Head‐in diagonal parking on a one‐way street, as incorporated into 
the  design,  has  been  shown  in  multiple  independent  studies  to  be  a  safe  parking 
method. 

 
Comment 3.51: The proposed parking plan includes a series of new diagonal parking spaces on Durkee 

Street, however, some of these spaces block existing commercial driveways such as the 
commercial auto repair facility located at 17 Durkee Street which has four vehicle bays. 
These  are  the  types  of  inaccuracies  that  give  a  false  indication  of  the  adequacy  of 
replacement parking and lead the reader to incorrect conclusions about the viability of 
the City’s parking plan. A thorough evaluation by a professional traffic engineer should be 
conducted. The GEIS should stipulate  that all parking plans shall  follow City, State and 
Federal rules and regulations and shall be designed in accordance with industry standards 
such  as  AASHTO  and  the  New  York  State  DOT  Highway  Design Manual.  (Plattsburgh 
Citizens Coalition) 

 
Response 3.51: The plans for Durkee Street are still under development. The location of parking will 

maintain access to Durkee Street properties via existing curb cuts for driveways, such 
as  that  at  17  Durkee  Street.  The  parking  proposed  will  conform  to  all  applicable 
standards, rules, and regulations. See Response 3.50. 

 
Comment 3.52: Table 5 Construction Activities and Sequencing page 42 shows that the demolition and 

reconstruction of the DSL will take 18 months, from June 2020 to December 2021. During 
this  time  access  to  downtown will  be  severely  limited  because  of  the  loss  of  the DSL 
parking spaces. Businesses downtown do not operate on such a high profit margin that 
they can take a hit of diminished patrons for a year ante a half. Further restrictions by 
signage and parking kiosks will not solve the problems of limited parking by eliminating 
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289 parking spaces demolished in the DSL. The parking space shortage may exist for years 
until all of the new spaces are constructed. (T Palkovic) 

 
Response 3.52: As indicated in Table 5 of the DGEIS, it is the City’s intention to have completed both 

the 103‐space APMPP and the 21 additional spaces resulting from the BSMPL expansion 
prior to groundbreaking on the DLMUD.  However, the new publicly accessible spaces 
in  the DLMUD, on Durkee  Street,  and on Bridge  Street will  not  be  available  for  use 
during construction of those projects.  
 
A summary of  the anticipated total number of public parking spaces within  the SAD 
during the DLMUD’s construction is included below. As indicated in Table 15, during the 
DLMUD’s  construction,  there  will  be  a  minimum  of  691  publicly  accessible  spaces 
located within the SAD.  With an existing, observed peak parking demand within the 
SAD of 542 spaces, there would be sufficient public parking capacity to accommodate 
peak parking demand during the DLMUD’s construction with a peak utilization rate of 
78.4% within the SAD during this period. In addition, as noted in Response 3.53, Prime 
anticipates the ability to provide for all construction trades to park on‐site during the 
construction process.   

Table 15: Anticipated Total SAD Public Parking Spaces – During DLMUD Construction 

  Existing 
Public 
Supply1 

Change in Public Supply 
during DLMUD 
Construction 

Public Supply 
during DLMUD 
Construction 

Durkee Street Lot  289  ‐289  0 

Durkee Street  15  ‐15  0 

BSMPL  59  +21  80 

APMPP  0  +103  103 

Arts Park  4  ‐4  0 

Clinton County Lot  0  +69  69 

Court Street (north side 
between Margaret & Oak) 

28  ‐9  19 

Margaret Street (west 
side between Brinkerhoff 
& Division) 

9  ‐5  4 

Total On‐ and Off‐Street 
Spaces within SAD 

820  ‐129  691 

 
Comment 3.53: The GEIS describes a temporary parking scheme during construction that relies on parking 

at the City Waterfront marina. Given the walking distance of 3,200‐FT, the cold weather 
climate  in  the North Country  (especially  along  the  lake), human nature and published 
standards,  this  alternative  is  entirely  unacceptable.    Industry  standards  consider 
maximum  acceptable  walking  distance  for  levels  of  services  A  through  D  for 
outdoor/uncovered service conditions level a through D vary from 400‐feet to 1,600‐ft 
respectively. The proposed 3,200‐ft walk from the Dock Street parking lot well beyond 
any acceptable distance range and well beyond Level of Service E (the point of failure). 
This is clearly not a viable alternative whether with or without shuttle buses and is certain 
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to  have  a  significant  adverse  impact  on  businesses,  patrons  and  employees  and 
employers. The GEIS conclusion that the interim parking during construction will not have 
a significant adverse impact on the community is clearly devoid of reasoned elaboration. 
(Plattsburgh  Citizens  Coalition)  Recommendation  number  6  is  to  “Develop  a  plan  to 
utilize  the  Harbor  parking  lots  during  the  DLMUD  construction.”  What  is  the  city 
recommending? The use of shuttle buses to transport downtown workers and patrons to 
their chosen downtown destinations? This unworkable plan shows that the DLMUD has 
the potential of killing our downtown even before the Prime LLC project opens its doors 
to residents. (Beaudreau) 

 
Response 3.53: Prime anticipates the ability to provide for all construction trades to park on‐site during 

the construction process.  If at any time the need for construction vehicles to park on‐
site exceeds capacity Prime will arrange for additional parking outside of the downtown 
area and provide shuttle services for those contractors.  

 
  Utilizing the Harborside parking lots during construction of the DLMUD was a suggestion 

from the 2018 Carl Walker parking study and was briefly considered by the City. After 
various discussions with City staff, the PPAC, the Common Council, and members of the 
public, the City decided not to utilize the Harborside parking lots as the primary source 
of alternate parking during the DLMUD’s construction for many of the reasons noted in 
this  comment.   As noted  in Response 3.52,  there would be  sufficient  public parking 
capacity  within  the  SAD  to  accommodate  peak  demand  during  the  DLMUD’s 
construction.  

   
  The City proposes to utilize, on a temporary basis, existing on‐street downtown parking 

capacity as long‐term parking.  These plans would temporarily designate certain parking 
areas on Broad Street, Oak Street, Couch Street, Brinkerhoff Street, Court Street, and 
the BSMPL as long‐term parking for the duration of construction of the DLMUD, Durkee 
Street  improvements,  and  Bridge  Street  improvements.    Therefore,  the  City  has 
multiple viable options for a temporary parking plan during construction of these three 
projects. Maps of these plans are attached as an appendix to the Final GEIS. 

 
Comment 3.54: I object to the omittance of the County Lot in the DGEIS as well as its construction without 

any review. The GEIS relies on the County Government Center parking lot renovation as 
the second greatest location for replacement parking to compensate for the parking lost 
at the Durkee public lot, the City participated in negotiations with the County Government 
Center  for  design  of  the  County  Government  Center  parking  lot  renovation  including 
relinquishing  a  portion  of  the  City  Street  Right  of Way  to  the  County  for  parking  (in 
violation of City Code), the City entered into an agreement and provided financing for the 
County Government Center Parking Lot and yet omitted this parking lot from the GEIS. 
The parking lot design also did not receive a Building permit prior to construction, nor a 
Planning Board review as is required by City Code. The parking lot design is in violation of 
several City Code  standards as well  as NYSDOT Highway Design Manual  Standards  for 
pedestrian safety / access control. Not only did the city increase the number of curb cuts 
along Court Street in order to fit in more parking spaces, but these changes were made 
for  the  express  interest  of  providing  more  parking  spaces  to  accommodate  the 
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construction of the proposed development at the Durkee Street lot – and is therefore an 
example  of  segmentation  as  they  are  undeniably  interrelated.  Either  those  changes 
should have been included in the DGEIS before completion, or those additional parking 
spaces should not be considered in the count of replacement parking spaces displaced by 
the Durkee Street lot development. (Erb; Plattsburgh Citizens Coalition) The GEIS parking 
relies heavily upon the Court Street Government Center parking  lot to compensate for 
the loss of parking at the DLMUD. The City entered into an agreement with Clinton County 
for certain parking improvements to the County’s parking lot off Court Street. However, 
we do not see where the City underwent any SEQRA reviews related to this expenditure, 
nor do we see where the City coordinated any SEQRA review with Clinton County. This is 
a violation of the SEQR process. The parking lot design, financing and construction must 
be  made  part  of  this  GEIS.  Furthermore,  the  County  Government  Center  lot  is  not 
compliant with  City  zoning  code,  did  not  receive  a  permit,  did  not  undergo  Site  Plan 
review  by  the  City  Planning  Board,  does  not  comply  with  NYSDOT  Highway  Design 
Standards for number of access drives. All the design noncompliance concerns result in 
an unsafe streetscape for vehicles and pedestrians. (Plattsburgh Citizens Coalition) Why 
were the changes to the City/County parking lot not included in this Environmental Impact 
Statement? These changes were carried out to compensate for lost parking caused by the 
DLMUD,  so  why  was  the  environmental  impact  not  evaluated?  The  creation  of  an 
expanded parking lot with five entry/exit ways into the street is unconventional at best, 
and needed to be evaluated in this study. (Beaudreau) 

 
Response 3.54: As noted  in  the DGEIS,  renovation of  the County Government Center 
Parking Lot was undertaken by Clinton County and is not part of the Downtown Area 
Improvement Projects.   However,  the County was aware  that  the City was pursuing 
options for  implementing additional downtown parking capacity and,  in the spirit of 
intergovernmental cooperation, offered to augment their original expansion plans and 
make a considerable number of parking spaces in their newly reconfigured lot available 
for any public use, whereas before the public spaces within their lot were reserved for 
those on County business.  In exchange, the City agreed to pay for the difference in the 
construction costs between the County’s original expansion plan and the augmented 
plan that was ultimately implemented.   
 
The  County’s  SEQRA  review  of  its  Government  Center  Parking  Lot  project  was well 
underway prior to the City’s acceptance of the Draft Scoping Document for the DGEIS 
in August of 2019 (see Appendix H).  This County project was one of Clinton County’s 
2019 Master Plan Projects; projects for which the County Legislature created a capital 
account and authorized the solicitation of bids on April 10, 2019.  Thereafter, the County 
determined that the project was an Unlisted Action under the SEQRA Regulations.  The 
City  of  Plattsburgh  was  identified  as  a  SEQRA  Involved  Agency  and  consented  to 
designation of the County as Lead Agency.  The County completed Part 1 of the SEQRA 
Short  Environmental  Assessment  Form on  July  24,  2019.    The  County  completed  its 
SEQRA review on August 14, 2019 when it completed EAF Parts 2 and 3, and the County 
Legislature adopted Resolution #598 determining that the project would not result in a 
significant  adverse  impact  on  the  environment  and  adopting  a  SEQRA  Negative 
Declaration.  The County then awarded the bid for construction in September of 2019, 
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before the City authorized any agreement to participate in management of the parking 
lot.    The County completed  its Government Center Parking  Lot project  in November 
2019.   Under  these  circumstances,  the GEIS appropriately  reflects and  considers  the 
current status of the County parking lot. 
 
Regarding  the requirement  that  the County be subject  to  local  (City) Planning Board 
review,  the City’s Building  Inspector’s Office did  complete an analysis of  the project 
based  on  City  of  Rochester  v.  County  of  Monroe  which  established  a  nine‐point 
balancing test for governmental immunity from local zoning provisions.  That analysis 
is included in the appendices to the Final GEIS and concluded that “the reconfiguration 
of the County Parking Lot would not require local planning or zoning board review as it 
is exempt from our local zoning provisions.”  Therefore, the project was not submitted 
to  the  City’s  Planning  Board  or  Zoning  Board  of  Appeals  and  the  County  was  not 
required to obtain a building permit from the City. 
 
Regarding the assertion that the County’s expanded lot does not comply with NYSDOT 
Highway Design, Court Street is not a NYSDOT‐designated highway and is therefore not 
subject to any associated standards.  The increased number of curb cuts on Court Street, 
the fact that all entrances and exits to the County’s expanded lot are now one‐way, and 
the City’s planned elimination of on‐street parking on a portion of  the north side of 
Court Street are anticipated to create a safer environment for motorists and pedestrians 
by  providing  clearer  lines  of  sight,  reducing  the  potential  for  accidents  at  the  lot’s 
entrances and exits. 
 
Regarding the assertion that the City relinquished a portion of its Right of Way and that 
this was done in violation of City Code, no specific section of the City Code is cited.  In 
any event, the City did not formally abandon a portion of its Right of Way to the extent 
that the City’s Right of Way was not deeded or otherwise conveyed.  Rather, the City 
and County – another public entity – reallocated the use of a portion of the City’s Right 
of Way to further additional public uses of this property.  Further, the City completed a 
governmental immunity analysis pursuant to City of Rochester v. County of Monroe as 
detailed above. 

 
Comment 3.55: Table 39 Public Parking Projects is incorrect in many ways. For example, the table claims 

that there are an additional 65 public parking spaces being created, however, the recent 
renovation  resulted  in  60  visitor  parking  spaces.  Even more  importantly,  this  claim  is 
misleading as the County already 44 visitor parking spaces prior to the renovation. Since 
parking is so critical to this to this DRI, it’s imperative that the GEIS have a thorough and 
accurate  analysis  of  compensatory  parking  being  provided.  (Plattsburgh  Citizens 
Coalition) 

 
Response 3.55: Based on additional information provided by the County, the renovation of the County’s 

Government  Center  Lot  resulted  in  69  publicly  available  parking  spaces  being made 
available on that  lot, not 60 as stated by the commenter. However, even if these 69 
spaces were excluded from the public parking supply within  the SAD, Table 5 above 
shows that over 250 publicly accessible parking spaces are projected to be vacant during 
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the peak parking demand period subsequent to the completion of all the proposed GEIS 
projects.  Therefore, even with the exclusion of the 69 public spaces on the County’s lot, 
there  would  continue  to  be  more  than  adequate  capacity  to  accommodate  peak 
demand. 

 
Comment 3.56: DSL offers one large, centralized place where residents without off street parking know 

they  can park when  the  snow plows have  to come out. With  the  loss of  the DSL new 
parking spots are promised at various other locations throughout the City. This could lead 
to  drivers  scrambling  from  lot  to  lot  in  search  of  a  spot.  Not  efficient,  possibly  even 
dangerous.  not  addressed  in  the DGEIS,  or  any place  that  I  am  aware of.  (L  Palkovic) 
Nowhere in the DGEIS does the report mention the adverse impact of the loss of winter 
parking on  the Durkee Street  lot as an adverse  impact on downtown residents whose 
apartments lack off‐street parking. This is a serious flaw in the DGEIS report. Plattsburgh 
has a winter parking regime set up that uses the Durkee Street Lot for winter emergency 
parking.  The  loss  of  this  space  will  incur  potential  hardship  on  the  residents  of  the 
downtown area who  lack  off‐street parking.  The GEIS does not  address  this  question. 
(Beaudreau) 

 
Response 3.56: The  City  has  been  reviewing  proposed  changes  to  its  snow  ban  parking  system  for 

several months.  The PPAC has discussed this topic in detail during multiple meetings 
and in August 2019 the PPAC approved a recommendation to the Common Council that, 
once  construction  of  the  DLMUD  commences,  a  new  snow  ban  parking  system  be 
implemented that will utilize four City‐owned off‐street lots: the APMPP, the BSMPL, 
the City Hall Place lot, and the Court Street  lot.   The existing snow ban lights will be 
incorporated into the system in order to plow roughly 125 spaces (~50%) the first night 
following a snow event and roughly 125 spaces  (~50%)  the second night  following a 
snow  event.  This  proposed  system  will  mirror  the  City’s  current  snow  ban  parking 
system in which one half of the DSMPL is made available for parking while the other 
half  is  plowed.  The  specific  order  of  lot  plowing  in  the  proposed  system  is  to  be 
determined by DPW based on prevailing conditions during and after each snow event 
with public notice provided by the existing light system. 

 
Comment 3.57: The DGEIS  does  not  discuss  plans  for  snow  storage  at  the  offset  parking  lots  such  as 

APMPP and BSPL and the DLMUD 50 space public parking area. Storing plowed up snow 
in existing parking spaces for any period of time will result in a significant loss of parking 
spaces, causing an adverse impact to downtown parking. (Plattsburgh Citizens Coalition) 

 
Response 3.57: The  City  will  continue  its  current  practice  of  storing  excess  snow  from  City‐owned 

parking lots, including the new proposed lots, at the City’s Harborside parking lots.  The 
Harborside lots are more than capable of storing this excess snow and the City’s DPW 
will be responsible for snow removal. With over 250 publicly available spaces projected 
to be vacant during future periods of peak demand as shown in Table 5 above, the City 
anticipates that the amount of parking capacity within the SAD lost to snow storage will 
be minimal and will not result in a parking supply shortage within the SAD.  Prime will 
be responsible for the plowing and removal of snow within the DLMUD. 
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Comment 3.58:  Will parking on surface and  in garages be  included  in residents'  rent or extra charge? 
(Metz) 

 
Response 3.58: Prime anticipates that each apartment will have one parking stall included in the rent. 

Additional spaces may be leased to tenants as needed and as available. 
 
Comment 3.59: How many parking places are allocated per unit? (Metz) 
 
Response 3.59: The DLMUD will provide sufficient parking to meet all of the proposed demand from its 

site. As part of the Subdivision and Site Plan Approval process the project will request 
an alternative calculation for the residential parking demand, as stipulated in Section 
360‐26.B.e of the City Zoning Code.  

 
The Zoning Board or City’s Building Inspector has the authority to approve an alternate 
method of parking calculation if the applicant can provide sufficient justification for the 
calculation.  Instead  of  the  methods  stipulated  in  Section  360‐26,  the  project  is 
requesting that 1.5 spaces per dwelling unit be provided.  
 
Prime has 35 years of experience in the residential and hospitality industry including 
the management of over 2000 residential units.  Based upon a residential parking ratio 
of 1.5 spaces per 1 residential unit at a performing, comparable mixed use building in a 
similar environment, Prime is confident it has the experience to project the needs and 
demand of its project and to request relief for the same on the DLMUD.     

 
Comment 3.60: Prime Development has said the garages are very expensive. If underground parking is 

eventually deemed too expensive, how will loss of parking spaces be addressed? (Metz) 
 
Response 3.60: As  designed,  the  basement  parking  is  an  integral  component  to  the  success  of  the 

DLMUD.    Therefore,  the  costs  associated  with  the  current  design  of  the  basement 
parking have been accounted for in the Project pro forma. 

 
Comment 3.61: We are extremely concerned about  the  impact on the North Country Coop. Sufficient, 

near‐by parking is vitally important for people who drive from various distances (including 
Canada); to be able to carry heavy groceries to their car. (Metz) 

 
Response 3.61: The North  Country  Coop  is  located  on  the  north  side  of  Bridge  Street,  north  of  the 

DSMPL. As part of the BSPI, six new parallel parking spaces will be introduced on the 
south  side  of  Bridge  Street,  in  addition  to  minor  streetscape  improvements.  As 
discussed in FGEIS Section 2.3, accounting for project refinements that have occurred 
since issuance of the DGEIS, the publicly accessible parking supply within the SAD will 
continue to be well in excess of demand in the future with completion of the proposed 
projects, with an anticipated peak utilization rate of 67.8% and a total of 258 available 
on‐ and off‐street public parking spaces within the SAD.    
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Comment 3.62: Will there be sufficient parking for Bass tournaments, non‐event boat launching, Farmers’ 
Market,  regular marina  parking,  and  additional  traffic  from  the  proposed  city marina 
expansion? (Metz) 

 
Response 3.62: Yes,  there  will  be  sufficient  parking  for  these  activities.    While  conservatively  not 

included in the GEIS parking analysis, current plans for the new Farmers’ Market site 
include over 100 new parking spaces within the former PMLD site.  The City’s Harborside 
lots will remain available for use by participants in the many bass tournaments hosted 
by the City as well as for non‐event boat launching.  Based on observed demand, the 
current  parking  lot  at  the  City’s  marina  is  sufficiently  large  to  accommodate  the 
marina’s own needs.  The City has no current plans to expand its marina. 

 
Comment 3.63: The  location of parking  to multiple  lots  instead of one massive  lot can have a positive 

impact  by  providing  parking  closer  to  many  of  the  uses  within  the  downtown  area. 
(Clinton County PB) 

 
Response 3.63: Comment noted.  
 
Comment 3.64: The County Planning Board suggests that the City include one detailed map that shows all 

of the proposed parking modifications within the study area, with the dimensions of all 
lots shown including the width of typical parking spaces and lanes, and a numeric count 
total  on  each  lot.  Additionally,  the  DLMUD  structure  should  include  blueprints  that 
indicate  how  the  underground  parking  is  accessed,  how  these  spaces  fit  under  the 
structure, and the impacts on surface level changes that will likely need to occur by the 
construction of this building. The conceptual plan that is included appears dated and does 
not match with other sections and descriptions in the DEIS. (Clinton County PB) 

 
Response 3.64: The  City  currently  has  90%  development  drawings  for  the  APMPP  and  the  BSMPL.  

Detailed  construction  drawings  for  both  the  Durkee  Street  improvements  and  the 
Bridge Street improvements are not yet available.  Prime has provided a site plan for 
the DLMUD’s underground parking deck and related access points.  A table including all 
the currently available parking information is included below.  

     

Table 16: Parking‐related Information Per Project Site 

Parking 
Project 

Number of Publicly 
Accessible Parking Spaces 

Size of Public 
Parking Spaces 

Size of Handicap 
Accessible Spaces 

Width of Drive Lanes 

APMPP  103  9'x18'  9'x23'  24' 

BSMPL  80  9'x18'  9'x18' 
23'‐4'' (similar to 

existing conditions) 

BSPI  6 additional spaces  TBD  ‐  ‐ 

DRSI  38 additional spaces  TBD  ‐  TBD 

DLMUD  50  9'x18' 
8x18 (spaces and 
loading zone) 

24' 

County Lot  69  9'x18'  9'x18'  24' 
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Comment 3.65: How heavily is the former bank building parking lot being relied upon to meet overflow 

parking? It won’t really support the customers at the new building ‐ too far for package 
carrying. (Metz) 

 
Response 3.65: The APMPP is intended to be used for general public parking. 
 
Comment 3.66: If South building will be all residential, will the residents park under or in lot for South? 

Still need access to their unit/elevator/back door. (Metz) 
 
Response 3.66: The residents will park in the below‐ground garage.  Secure elevator access is provided 

to all residential floors. 
 
Comment 3.67:  The Board  is  concerned  that  there will  be  inadequate parking  for  the employees and 

customers of  the Clinton County Department of Social  Services Facilities at 13 Durkee 
Street. Approximately 180 employees work  in  this  facility,  and  currently park  in many 
cases in the Durkee Street and Broad Street Lots. These employees will need off street 
parking, and based on the figures provided, will nearly fill the Arnie Pavone lot and Broad 
Street  lots  during  business  hours.  The  spaces  are  also  needed  by  local  residents  and 
business owners because of the removal of the Durkee Street Lot. (Clinton County PB) 

 
Response 3.67: Employees of the County’s Department of Social Services (DSS) do utilize a significant 

portion of the downtown area’s public parking supply. Within an 1/8‐mile radius of the 
DSS facility – or an approximately 2.5‐minute walk – there will exist, between existing 
parking  and  planned  improvements,  approximately  414  publicly  available  parking 
spaces.  These spaces are detailed in Table 17. 

 

Table 17: Parking within 1/8‐mile Radius of County’s Department of Social Services (DSS) 

Public Parking Option  Publicly Available Spaces 

APMPP  103 

BSMPL  80 

DSS Off‐Street Parking Lot  40 

DLMUD  50 

Durkee Street  53 

Margaret Street  48 

Broad Street  9 

Oak Street  31 

Total  414 

 
  Given the number of public parking spaces that are located in close proximity to the DSS 

and the anticipated future public parking availability (refer to FGEIS Section 2.3), the 
supply of nearby public parking is more than adequate to accommodate the needs of 
DSS’s employees. 
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  The City’s proposed  implementation of a managed parking system  in  the downtown 
area would  provide  the  flexibility  to  designate  certain  on‐street  areas  as  long‐term 
parking.  If it is deemed necessary and proper by City authorities to classify certain on‐
street  parking  spaces  as  long‐term  parking  for  employees  or  residents,  an  actively 
managed system allows for such a designation. 

 
Comment 3.68: This parking lot allows easy and convenient access to downtown business establishments 

and parking for city residents and visitors. (Harron) 
 
Response 3.68: Comment noted. 
 
Comment 3.69: The DGEIS should explain why the east boundary of Durkee Street and the south boundary 

of Bridge Street cannot be moved further back that any street side parking spaces would 
lie exclusively within the legal bounds of the street, thus avoiding the need to rely on an 
easement and indemnity agreement to accommodate street side parking. (Plattsburgh 
Citizens Coalition) 

 
Response 3.69: The City explored the possibility of adjusting the eastern boundary of Durkee Street and 

the  southern  boundary  of  Bridge  Street  so  that  the  proposed  City‐owned  on‐street 
parking areas on Bridge Street and Durkee Street would have been contained entirely 
within City property.  Unfortunately, a title search conducted by the City of the lands 
that constitute Bridge and Durkee Streets revealed that the City does not possess a clear 
chain of  title to  those  lands.   After careful consideration of various options,  the City 
determined that maintaining the boundaries as they currently exist and executing an 
easement agreement with Prime to provide the City with the necessary access to the 
on‐street parking areas and provide Prime with the necessary protection from liability 
for those parking areas was the best course of action. 

 
Comment 3.70: The parking garage exits from the building at this corner. Vehicles exiting the garage will 

have to drive onto the sidewalk before  they can see oncoming pedestrian  traffic. This 
condition  creates  a  danger  and  adverse  impact  to  pedestrian  traffic  that  should  be 
mitigated. (Plattsburgh Citizens Coalition) 

 
Response 3.70: Driveways  crossing  sidewalks  are  a  common  occurrence.  To  promote  pedestrian 

connectivity the sidewalk should continue across the driveway apron. Detailed review 
and design of the access will occur during the design phase of the project. 

 
Comment 3.71: The GEIS relies on several non‐code compliant designs, which creates an adverse impact 

for maneuverability and  safety at  the  individual  sites and  sets a precedence  for other 
future developments  that  is detrimental  throughout  the City. To mitigate  this adverse 
impact, the GEIS should establish as criteria that all proposed parking shall be compliant 
with City Zoning Code. (Plattsburgh Citizens Coalition) 

 
Response 3.71: The Durkee Street Mixed Use Development is proposing 24’ drive aisles. The parking 

layout is based upon the common industry standard of (2) 18’ long parking stalls with a 
24’ drive aisle in between. This is a deviation from the City Zoning code, which requires 
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26’  drive  aisles.  Turning  templates  have  been  performed  on  the  proposed  parking 
layout to ensure safe maneuverability through the site. 

 
Comment 3.72: The  DMLUD  development  parking  is  deficient  by  31  spaces  as  per  GEIS.  (Plattsburgh 

Citizens Coalition) 
 
Response 3.72: As proposed, the on‐site parking supply of the DMLUD, if evaluated by the guidelines 

included in the City’s Zoning Ordinance, is deficient by 31 parking spaces.  Per the Zoning 
Ordinance, the DMLUD would need to provide 317 on‐site spaces while 286 spaces are 
proposed.  However,  the  section  of  the  City’s  Zoning  Ordinance  detailing  off‐street 
parking requirements for various uses has not been updated in many years and is out 
of date.  Included in the DGEIS is documentation supporting an alternative method of 
calculating the parking demand that can be expected to be generated by the DLMUD.  
This method is based on data taken from the Institute of Transportation Engineers (ITE) 
“Parking Generation” manual that include parking demand data for over 100 different 
land uses.   The ITE manual is an authoritative industry publication and shows a total 
demand  of  272  parking  spaces  for  the  DLMUD’s  residential  and  commercial 
components, which is 45 spaces fewer than is required by the City’s Zoning Ordinance.  
Plans for the DLMUD include 14 spaces in excess of the 272 spaces specified by the ITE 
Manual.    In  addition,  as  indicated  in  Response  3.59,  Prime’s  own  experience  with 
parking demand in other developments shows that a figure of 1.5 parking spaces per 
residential unit is sufficient for their needs.  

 
  Chapter  §  360‐21  of  the  City  Code  states  that, within  a  Planned Unit  Development, 

“Mixed or multiple uses.  In the case of mixed or multiple uses within a single structure 
or building or  in  the use of  land,  the  amount of off‐street parking  required  shall  be 
determined by the sum of the requirements of the various uses computed separately in 
accordance with § 360‐26 of this chapter, except where the applicant can demonstrate 
to  the  satisfaction  of  the  Planning  Board  that  another method  of  computation will 
adequately serve the proposed mixed or multiple use.”  If the Planning Board is satisfied 
as to the adequacy of the parking supply that will be provided within the DLMUD, then 
the Zoning Ordinance permits the Planning Board to approve the project. 

 
Comment 3.73: Will parking places in front of shops be sufficient for customers and staff  in shops and 

businesses? If not, will these people be able park behind the buildings and/or in garages? 
If so, not smart to force them to walk all the way around. (Metz) 

 
Response 3.73: The public will have access  to  the proposed public parking at  the DLMUD,  including 

customers and staff in the DLMUD’s shops and businesses. Prime is in the process of 
developing a parking agreement  for  the site’s publicly accessble parking spaces.  It  is 
possible that parking validation will be provided to customers of the DLMUD’s shops 
and businesses. 

 
Comment 3.74: I disagree that the current plan is sufficient to replace all parking being lost as a result of 

the planned development at the Durkee Street Lot. There are also adverse environmental 
impacts to the walkability of the downtown area due to specific design features of the 
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proposed Arnie Pavone Parking Lot as well as the changes made to the County Parking 
Lot. Both lots seek to increase parking capacity by eliminating through lanes within the 
lots themselves and instead increasing the number of entrances/exits, thereby increasing 
the number of curb cuts – having a negative impact on walkability in the downtown area. 
(Erb; Plattsburgh Citizens Coalition) 

 
Response 3.74: As indicated in FGEIS Section 2.3, the proposed future parking supply would be more 

than sufficient to accommodate peak future parking demand.  Recent changes to the 
design of the APMPP will provide a continuous pedestrian sidewalk between Margaret 
Street and Court Street along the southern border of the lot that will mirror the current 
configuration along Division Street.  The proposed APMPP will result in two additional 
curb cuts on Margaret Street. 

 
  As indicated in Response 3.54, the expansion of Clinton County’s Government Center 

Lot  is  not  a  part  of  the proposed project, was undertaken by  the County  subject  to 
review pursuant to SEQRA, and has already been completed.  The resulting increase in 
the number of curb cuts on Court Street,  the fact  that all entrances and exits  to  the 
County’s expanded lot are now one‐way, and the City’s planned elimination of on‐street 
parking on a portion of the north side of Court Street are expected to create a safer 
environment  for  motorists  and  pedestrians  by  providing  clearer  lines  of  sight  and 
reducing the potential for accidents at the lot’s entrances and exits.   

 
Comment 3.75: Replacement of the public parking spaces lost as a result of the proposed DMLUD project 

is one of the key adverse impacts to the community and must be thoroughly evaluated. 
While  it  is  understood  that  the  GEIS  is  conceptual  in  nature,  the  adequacy  of  the 
compensatory parking plan is critical and must be accurately detailed. There are several 
incorrect statements, sketches, plans and calculations that are included in the GEIS that 
result in a false, misleading or otherwise incorrect assessment of the parking impact. A 
far more thorough and accurate evaluation must be conducted and included for this GEIS 
to be considered complete. (Plattsburgh Citizens Coalition) 

 
Response 3.75: As noted in Section 1.1 of the DGEIS, “the  level of detail  in a Generic Environmental 

Impact  Statement  (GEIS)  is  usually  provided  at  a  conceptual  level  of  detail  and 
presented  in  broader  scale/prospective.  The  level  of  detail  of  associated  technical 
studies and evaluations will vary within a GEIS depending on the type of action, the 
availability of information, the scope of the project and the planned use of the GEIS.” 
As  presented  in  the  FGEIS,  several  of  the  parking  plans  have  been  updated,  or  are 
anticipated to be updated, as part of the project design refinement process (refer to 
FGEIS  Section  2.3).    Accounting  for  project  refinements  that  have  occurred  since 
issuance of the DGEIS, the public parking supply will continue to be well  in excess of 
demand in the future with completion of the proposed projects, with an anticipated 
peak utilization rate of 67.8% and 258 available on‐ and off‐street public parking spaces 
within the SAD during periods of peak during as shown in Table 5. 

 
Comment 3.76: Section 3.4 indicates that 27 or 43 additional parking spaces will be created on DRSI in the 

two direction or  one direction  scenarios,  respectively,  but  does  not  provide  sufficient 
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plans to demonstrate those numbers. In fact, those numbers are incorrect and therefore 
misleading as documented within these comments. Accurate, safe, legal parking schemes 
designed  in accordance with city, state and federal highway design standards must be 
adequately detailed in order to correct the errors and to support the dubious claims being 
made in this GEIS report (Plattsburgh Citizens Coalition) 

 
Response 3.76: As noted in Response 3.50, the plans for Durkee Street are still under development. The 

location of parking spaces will be updated to reflect the Vehicle and Traffic Law required 
setbacks from fire hydrants, crosswalks, and intersections and will also maintain access 
to Durkee Street properties via existing curb cuts. Accounting for these changes,  the 
public parking supply will continue to be well in excess of demand in the future with 
completion of the proposed project (refer to FGEIS Section 2.3). 

 
Comment 3.77: The  proposed  parking  plan  is  inconsistent  with  adopted  community  plans.  The  City 

accepted  the  parking  plan  conducted  by  professional  parking  consultant  Carl  Walker 
recommends  that off  street parking should be compensated with an equal amount of 
long‐ term off‐street parking and cautions, “The current Durkee St. Lot provides 65% of 
the off‐street public parking supply downtown. Eliminating these parking spaces without 
replacing  them would  result  in  hundreds  of  parkers  being  displaced  during  and  after 
development.” The GEIS fails to demonstrate that these objectives for alternative parking 
have been met. Clearly, an inadequate alternative parking plan will result in a significant 
adverse impact. (Plattsburgh Citizens Coalition) 

 
Response 3.77: As indicated in the DGEIS, the Carl Walker study was completed (in 2018). Subsequent 

to the City’s resumption of active enforcement of its downtown parking regulations in 
January of 2019, the City’s Community Development Office has conducted 89 separate 
off‐street parking lot counts and 32 separate on‐street parking counts of the entire SAD 
in  support  of  the  PPAC’s  deliberations.  These  121  counts  were  conducted  over  the 
course  of  six months  at  various  times  of  the  day  during  the work week;  additional 
surveys were conducted on the weekend. As shown in FGEIS Section 2.3, these surveys 
indicated a total existing on‐ and off‐street parking supply of 820 spaces; therefore, the 
DSMPL’s 289 spaces comprise approximately 35% of the total existing parking supply 
within the SAD. That supply will continue to be well in excess of demand in the future 
with completion of the proposed projects. 

 
Comment 3.78: The development plans presented to the public by the developer, by the City Common 

Council,  by  the  Community  Development  Office  and  by  the  Parking  Committee  has 
consistently under represented the parking demand that will result from the proposed 
development because they did not acknowledge the restaurant component which has a 
higher demand than commercial. Now, during the GEIS the restaurant component of the 
DLMUD  is  acknowledged  and  causes  additional  onsite  parking  demand  increasing  the 
total to 317 parking spaces. This actual demand has not been accounted for in the parking 
calculations.  The  City’s  parking  plan  must  be  re‐evaluated  to  provide  compensatory 
parking for this new actual parking demand being presented in the GEIS for the first time. 
(Plattsburgh Citizens Coalition) 
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Response 3.78: This  comment  implies  that  the City  endeavored  to  conceal  the proposed  restaurant 
component within the DLMUD and its effect on expected parking demand.  This is not 
the case. Development plans initially developed by Prime did not include rehabilitating 
the current PFCM building, and early versions of the DLMUD’s site plan showed that 
area  listed  as  “Future  Development.”    The  City’s  Planning  Board  subsequently 
requested additional information relating to Prime’s plans for the area. Subsequently, 
an inspection of the PFCM building by Prime determined that the structure could be 
rehabilitated and put to use rather than demolished. 

   
The  DGEIS  included  parking  demand  created  by  the  interior  portion  of  the  PFCM 
building based on the most restrictive use  in the City’s Zoning Ordinance: restaurant 
space.  It was only at this point that the parking requirement of the DLMUD, per the 
Zoning  Ordinance,  was  increased  to  317  spaces.    As  presented  in  the  DGEIS, 
conservatively  including  this  demand  in  the  parking  calculations,  the DLMUD would 
provide sufficient supply to accommodate project‐generated demand. 

 
Comment 3.79: The City and developer contended that the DLMUD will provide the parking for its own 

demand on site. Only now during the GEIS is that standard being abandoned and the GEIS 
is  offering  that  the  parking  supply will  supposedly  adhere  to  some nefarious  national 
average in lieu of compliance with the City zoning code. This is unacceptable. The DLMUD 
must provide onsite parking to meet its own demand in strict accordance with the City 
code and as has been represented to the public on numerous occasions.   The DLMUD 
parking plan and the City’s parking plan must be re‐evaluated to provide adequate parking 
onsite  to meet  the  demand  for  the  proposed  development  and  to  provide  adequate 
compensatory public parking elsewhere in the downtown location. (Plattsburgh Citizens 
Coalition) 

 
Response 3.79: See Responses 3.59 and 3.72. 
 
Comment 3.80: DLMUD includes vagueness about the types of shopping, retail and restaurant enterprises 

that might occupy the new commercial spaces in DLMUD, and therefore it is impossible 
to assess whether the parking infrastructure is adequate. Restaurants require additional 
parking  on  top  of  those  required  for  retail/commercial  space,  and  it  is  unclear  if  the 
current parking spaces allotted fulfill these requirements because the plan is not clear on 
the specific establishments that might occur in the development. (Gervich) 

 
Response 3.80: See Response 3.75. The DLMUD is proposing a total of 13,400 sf of commercial / retail 

/ restaurant space. At this time, it is too early in the development process to identify 
tenants for the commercial space.  However, Prime has been approached with requests 
for information on the proposed space by office, retail and food & beverage tenants.  
Based on  this,  as  part of  the  approval Prime  is  requesting  the maximum amount of 
restaurant space supported by the on‐site project parking. Therefore, the project has 
assumed the most conservative possible scenario. The highest use demand for parking 
is restaurant; therefore, for the purposes of GEIS, the project is requesting approvals 
for maximum square footage (SF) of restaurant space allowed based on the available 
on‐site parking spaces.  The maximum allowable restaurant space that is supported by 
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the current on‐site parking design is up to 6,150 sf of restaurant space with a 60% (3,960 
sf) front of house / 40% (2,460 sf) back of house split. The remaining 6,900 sf would be 
permitted as non‐restaurant commercial / retail space. 

 
Comment 3.81: It is unclear how the 50 parking spaces that will be owned by Prime will be made available 

to the public. Will Prime charge for use of those spaces? If so, how much? Will there be 
other  conditions  placed  on  the  use  of  those  50  spaces?  The  uncertainty  regarding 
arrangements for the use of 50 downtown parking spaces results in an adverse impact on 
downtown  parking.  A  draft  agreement  between  the  Prime  and  the  City  regarding 
arrangements for the use of those 50 parking spaces should be discussed and appended 
to the DGEIS. (Plattsburgh Citizens Coalition) 

 
Response 3.81: The City of Plattsburgh is currently working with Prime on proposed terms for a parking 

agreement for the publicly accessible parking spaces to be provided on the DLMUD site.    
 
  It is envisioned that Prime will be responsible for the management of all the off‐street 

parking available on the project site.   The off‐street parking on the project site will be 
maintained and regulated in a similar manner to the other off‐street parking provided 
by the City.  Prime intends to charge market rates for parking and it is expected this will 
be at a rate consistent with other parking facilities in the City.  

 
Comment 3.82: According to the DEIS, the current zoning would require 317 new off street parking spaces 

for the proposed DLMUD. The City makes a case for less than this number, and states that 
286 spaces will be available off street for this project and be adequate for the project. 
However, 50 of these spaces are also claimed to be a part of the public parking not related 
to this project, and are being double counted. The document also states that 165 spaces 
are available  in underground parking, but does not provide a blueprint / site plan that 
shows  this  parking on paper,  fitting  under  the building.  It  appears  that  there  are  236 
parking  spaces  dedicated  for  only  the  DLMUD  project,  and  that  the  50  extra  spaces 
realistically would be used by the DLMUD project to total 286, which may be adequate to 
serve the project, but does not meet the City code. The Board believes this project should 
meet the City zoning requirements for parking, or better justify how less parking is to be 
adequate.  (Clinton  County  PB)  The  City  has  stated  that  in  order  to meet  downtown 
parking demands of visitors, workers, and residents, the loss of those 289 spaces shall be 
compensated by developing new parking elsewhere  in the downtown area. The DGEIS 
states  that  the City will  offset  this  loss of  parking by  creating 289 new public  parking 
spaces  elsewhere  throughout  downtown.  The  DLMUD  project  claims  it  will  make  50 
public parking spaces available on the DLMUD site after construction.  The City is including 
the above mentioned 50 parking spaces in its 289 offset total. Those 50 spaces will not be 
available  for  over  one  year  during  construction.    Loss  of  parking  spaces  during  the 
construction  period  will  result  in  adverse  impacts  to  the  local  economy  for  an 
unacceptable period of time. (Plattsburgh Citizens Coalition) 

 
Response 3.82: Accounting for project refinements that have occurred since issuance of the DGEIS, the 

public parking supply will continue to be well in excess of demand in the future with 
completion of the proposed projects (see FGEIS Section 2.5.3). Even if the 50 publicly 
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accessible parking spaces proposed as part of the DLMUD were to be excluded from the 
analysis,  the  future public parking  supply within  the  SAD would  significantly  exceed 
capacity and remain well below 85% utilization during periods of peak demand.  85% is 
a  standard  industry  benchmark  and  represents  the  ideal  peak  utilization  rate  for 
parking. 

 
Comment 3.83: Please review the parking replacement once again.  Your replacement numbers are off 

from what we are losing as a total.  We lost all 289 spots in Durkee Street, 4 spaces in 
Westelcom Park, 3‐4 spaces on Court Street. (Ford) 

 
Response 3.83: See Response 3.82. 
 
Comment 3.84: Table 39, page 162 shows the Prime LLC building will essentially displace all of the public 

parking spaces in the DSL to other sites in the City. Furthermore, the construction of 
289  parking  spaces  will  require  a  significant  investment  of  time  and  material  and 
expense to replace the parking spaces that the City has now in the DSL. The DSL serves 
the  City  now  and will  continue  to  do  so  into  the  future  if  it  is  not  demolished  and 
replaced by the Prime LLC building. (T Palkovic) 

 
Response 3.84: The public parking supply will continue to be well in excess of demand in the future 

with completion of the proposed project (see FGEIS Section 2.3). 
 
Comment 3.85: The current 289 spaces of the DSL will be distributed throughout the City but at great 

expense  and  for  what  good  purpose?  (T  Palkovic)  The  net  loss  of  parking  in  the 
downtown area will have a negative impact on the existing businesses and structures 
in  the downtown business  district.  Though  the  addition of  parking  closer  to  certain 
facilities will improve those locations, the overall net loss will impact the availability of 
parking. This in turn impacts the viability of the downtown area to grow and expand 
both  businesses  and  residential  apartment  spaces  above  the  existing  downtown 
business district. (Clinton County PB) 

 
Response 3.85:  The  future on‐  and off‐street publicly  accessible parking  supply within  the  SAD  is 

anticipated to be 800 spaces. While this represents a net loss of 20 public spaces in 
the SAD compared to existing conditions, the public parking supply will continue to 
be well in excess of projected peak parking demand in the future with completion of 
the proposed projects (see FGEIS Section 2.5.3).  See also Comment 3.63. 

 
Comment 3.86: The project will be eliminating 289  spaces  in  the  current Durkee Street Parking Lot, 

potentially making 50 available to the general public after redesign as shared parking. 
However, these spaces are likely needed to meet the daily requirements of the DLMUD 
project and should not be double counted. The parking spaces that will be created in 
either new lots, lot reconfigurations, lot expansions, or other shared agreements with 
other agencies / governments ideally would equal the number of spaces lost from the 
Durkee Street Lot. The DEIS states that parking lots should generally have less than 85% 
of the spaces filled, and the Durkee lot often exceeds this number at 87% during peak 
hours daily. Though spaces may be available elsewhere in other lots, and there may be 
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“just enough” parking, this greatly reduces the ability for the downtown business area 
to  grow  from  the  current  condition, which  is  a  goal  of  the project.  If  the parking  is 
adequate now, but this project  is  removing a great deal of  the available spaces,  the 
ability for businesses to expand or fill vacancies in the downtown area is reduced and 
impacted negatively by the lack of available parking. (Clinton County PB) 

 
Response 3.86: See Response 3.82 
 
Comment 3.87: The DEIS proposes that 400 spaces will be available after the project for general public 

parking in the downtown study area, while 394 are currently available. However, the 
spaces included double counts the 50 spaces within the newly proposed parking within 
the DLMUD. If these spaces are counted only once, there is quickly a reduction of 50 
parking spaces. Additionally, the 66 shared spaces at the County Government Center 
realistically  are  not  completely  available  as  replacement  parking  ‐  though  they  do 
greatly improve parking availability in the area around the Government Center. The lot 
reconfigurations by the County added a total of 53 new spaces — however 9 spaces 
were moved off  from Court  Street  into  the parking  lots,  for  a  real  total of 44 more 
spaces in the vicinity. There is an argument that can be made that there are now 44 
more parking spaces around the Clinton County Government Center, primarily available 
to the public. As a result of the expansion project, there are now adequate spaces on 
the Government Center Complex for employees, when previously there was a shortage 
of as many as two dozen. Many of these employees were parking in city public parking 
spaces. This board believes that the number gained would be more conservatively 44 
rather  than  66,  which  reduces  the  400  claimed  spaces.  The  final  determination  is 
difficult because of the lack of blueprints for the underground parking and site plans for 
the above ground parking, but it appears that in total there will be a reduction of public 
parking within the downtown area of approximately 70‐100 spaces. The board believes 
this would have a  significant negative  impact on  the downtown area, especially  the 
ability for the downtown business district to grow and revitalize. (Clinton County PB) 

 
Response 3.87: Accounting for project refinements that have occurred since issuance of the DGEIS, 

the publicly accessible parking supply within the SAD will continue to be well in excess 
of projected demand  in  the  future with  completion of  the proposed projects  (see 
FGEIS Section 2.5.3). Even if (1) the 50 public parking spaces proposed as part of the 
DLMUD were  to  be  excluded  from  the  analysis;  and  (2)  only  44 new  spaces were 
assumed for the County Lot, the future public parking supply within the SAD would 
be 725 spaces rather than the 800 shown in Table 5 above.  That supply would still 
well  above  the  peak  demand  of  542  spaces,  and  would  result  in  a  peak  parking 
utilization rate of only 74.8%. 

 
3.6 FISCAL AND ECONOMIC CONDITIONS 
 
Comment 3.88: Mayor Read has consistently asserted that  the developers would be targeting affluent 

single individuals and retired couples, and that no school‐age children were projected to   
live in this development. This assertion is now contradicted by the DGEIS. (Plattsburgh 
City School District) 
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Response 3.88: The assertions of public officials are based on the best information available at the time.  

Prime’s target demographic for the proposed residential units was and remains active 
seniors and young professionals. A conservative analysis of the DLMUD was conducted 
based on the assumption that all 115 units within the DLMUD would generate school 
aged children. However, the number of new school age children may in fact be less than 
what is portrayed by the multipliers (which are based only on unit size and rent).    

 
Based on similar developments in similar markets, the proposed residential units are 
expected  to  be  mostly  rented  by  young  professionals,  empty  nesters  and  retirees.  
While this demographic carries within the possibility of school aged children residing in 
the development, the school aged children analysis is calculated by the type of units 
within the development (e.g. studio, 1‐bedroom, 2‐bedroom, etc.).  This analysis was 
provided in the DGEIS at Section 3.6 and has been refined in Section 2.5.4 of the FGEIS. 

 
Comment  3.89:  The  narrative  which  follows  Table  45  suggests  that,  because  the  districts’  student 

population  has  decreased  over  the  past  two  decades,  the  projected  increase  of  2.3 
students  per  grade  “is  not  anticipated  to  have  a  significant  impact  on  facilities".  This 
assumption  is  flawed.  In  contrast  to  decades  past,  schools  currently  feature  much‐ 
expanded special education and student‐support programming — which is highly space‐
intensive. So, despite a decreased student population since 2000, I assure you that our 
buildings are full. (Plattsburgh City School District) 

 
Response 3.89: The original analysis used a single demographic multiplier to calculate the number of 

new school age children, regardless of residential unit size. The number of new school 
age children will vary based on bedroom count of new residential units and anticipated 
rental rates. According to Prime, rents on these market rates units are expected to start 
around  $1,200/month.  Using  a  widely  accepted  methodology  and  demographic 
multipliers  for New York State  from Rutgers University,  the  increase  in students per 
grade is predicted to be lower. A revised version of DGEIS Table 45 is included below in 
FGEIS Table 18 and shows that using this more specific methodology the total number 
of new school age children will be approximately 22. This results in a projected average 
increase of 1.7 students per grade.  

 
  Based on proposed rents and the type of development, it is reasonable to expect that 

these  units  will  primarily  attract  young  professionals,  empty  nesters,  and  retirees. 
Therefore,  the  number  of  new  school  age  children may  in  fact  be  less  than what  is 
portrayed by the multipliers (which are based only on unit size and rent). However, for 
the  new  school  aged  children  that  will  reside  in  the  development,  the  intangible 
benefits of having more families with children in the community, some of which include 
increased  household  spending,  balancing  out  the  aging  of  the  community,  and 
strengthening  the  community’s  fabric  and  levels  of  volunteerism, will  outweigh  the 
impact on school facilities. 
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Table 18: DLMUD ‐ Estimated School‐Age Children in Public Schools 

# 
Bedrooms 

Number of 
Units 

Multiplier for 
School‐Age 
Children1 

Number of School‐
Age Children 

1‐bedroom  52  0.08  4 

2‐bedroom  59  0.23  14 

3‐bedroom  4  1.0  4 

Total  115    22 

  1 “Residential Demographic Multipliers for NY,” Rutgers University, June 2006. All multipliers are based on 

multifamily developments with 5+ units in NYS. Multipliers for 1‐bedroom units are based on rent of $1,000+, 
2‐bedroom units are based on rent of $1,100+, and 3‐bedroom units are based on rent of $1,250+. 

 
Comment 3.90: The assumption that 30 additional students will be evenly spread across all grade levels is 

equally‐flawed. Though there is no way to predict such,  it  is certain that the degree of 
enrollment increase would vary across our grade levels and schools, and it is possible that 
while  certain grade  levels may  see no  increase, others might  increase by S or 8 or 10 
students.  Increases of this magnitude at certain grade levels would very likely necessitate 
the creation of an additional class section and may present physical space constraints. 
(Plattsburgh City School District) 

 
Response 3.90: As discussed in response to Comment 3.89, more specific demographic multipliers show 

that the number of new students will be closer to 22 than 30. It is correct that there is 
not a way to more accurately predict the number of new students in each grade level 
other than by taking the average of the number of new students. Therefore, the best 
assumption  is  that  there will be an average of 1.7 new students  in each grade  level. 
Although there will be some variation from this in reality, the community will reap many 
intangible benefits from having more families with children in the community. 

 
Comment  3.91:  The  report’s  narrative  stated  that  the  development  “...is  not  anticipated  to  have  a 

significant impact of facilities," and did not specifically attest to non‐impact on budgets 
and programming. But to be clear, the addition of 30 students  is projected to have a 
significant budgetary impact. Specifically, the local costs (ie. after State aid is removed) 
to taxpayers for an influx of students of this magnitude is projected to be $335,400 per 
year. an increase in student enrollment will most certainly result in budgetary increases.  
And, as  the developer  is petitioning  for a significant payment  in  lieu of  taxes  (PILOT) 
abatement, these increased costs, with the developer paying an effective tax rate far 
below  that  of  other  taxpayers,  may  well  have  a  negative  impact  on  educational 
programming. (Plattsburgh City School District) Page 25 states that “the addition of 30 
students is not anticipated to result a significant impact on facilities.” According to Jay 
LeBrun, the Director of the Plattsburgh City School District, the cost per student is 25K 
per  year.  At  that  cost,  30  new  students  would  cost  the  School  Board  $750,000  per 
annum. But according to the Clinton County IDA, Prime LLC will only be paying $75,000 
in taxes per year for the first 20 years. This will result in a significant tax burden on the 
taxpayers of  the  city.  The DEIS  also  states  that  the DRI will  “result  in  a  considerable 
increase in tax revenue, putting the City in a more fiscally sound position”. Once again, 
this is a problematic statement. According to Plattsburgh City School Board Director the 
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PILOT agreement will be a significant burden to the taxpayers of the City.  (Beaudreau)  
 

Response 3.91: The number of new school age children was recalculated using demographic multipliers 
that  are  specific  to  the  number  of  bedrooms  in  each  unit  and  projected  rents  of 
approximately  $1,200/unit.  Using  these multipliers,  22  new  school‐age  children  are 
expected in the City (see response 3.89). 

 

Table 19: DLMUD ‐ Estimated School‐Age Children in Public Schools 

# 
Bedrooms 

Number of 
Units 

Multiplier for 
School‐Age 
Children1 

Number of School‐
Age Children 

1‐bedroom  52  0.08  4 

2‐bedroom  59  0.23  14 

3‐bedroom  4  1.0  4 

Total  115    22 

  1 “Residential Demographic Multipliers for NY,” Rutgers University, June 2006. 
 

To determine the fiscal impact of these new students, per pupil costs and revenue were 
calculated. 

 
  In calculating  the per pupil  costs,  information  from the 2019‐2020 PCSD budget was 

used. We used the budget to determine which specific school budget functions would 
be  impacted  by  the  addition  of  new  students.  In  other  words,  fixed  costs  such  as 
administrative and facilities costs that are not impacted by the number of students are 
not included in this analysis. These budget functions used are referred to as “variable” 
items and include the following budget functions: 1670, 1910, 2110, 2250, 2610, 2630, 
2850, 2855, and 2870 as cited in the PCSD budget. These nine variable budget functions 
and their corresponding expenses are outlined in Table 20. Total variable costs for the 
school year equal $19,764,236. 

 

Table 20: 2019‐2020 PCSD Budget Functions 

Budget Function  Expenses 

1670 (BOCES printing and 
copying) 

$53,959 

1910 (student insurance)  $113,600 

2110 (instructional costs‐ 
salaries and supplies) 

$11,314,059 

2250 (special education staff)  $6,337,595 

2610 (library supplies)  $492,389 

2630 (computer supplies)  $1,005,958 

2850 (co‐curricular)  $76,465 

2855 (sports equipment)  $360,211 

2870 (supplies)  $10,000 

Total Variable Expenses  $19,764,236 
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  Dividing these expenses by the 1,790 current students reveals variable expenditures per 

student  of  $11,041.  The  addition  of  22  new  students would  result  in  $239,931  new 
expenses to the PCSD. 

 
  For the purposes of this evaluation, we have assumed a simplified method of calculating 

state  aid  to  the  school  district  and  used  the  current  aid  divided  by  the  student 
population.  Under  this  method,  approximately  $11,061  is  provided  per  pupil.  The 
addition of 22 new students would result in an additional $240,380 in annual state aid. 

 
  Based on these calculations, the per pupil revenue from state aid covers the per pupil 

expenses. Total new state aid of $240,380 covers the new expenses of $239,931‐ a flat 
net impact. Beginning in year 5, the school district will receive $81,178 in PILOT revenue 
under the most recent schedule‐ a positive net impact of $81,626. 

   
  Table 21 outlines these calculations, demonstrating the positive net impact. 

Table 21: Net School Impact 

Total Variable School Expenditures  $19,764,236 

Total School Enrollment  1,790 

Expenditures per Student  $11,041 

New Students  22 

New Expenditures  $239,931 

   

Total State Aid  $19,801,172 

Total School Enrollment  1,790 

Per Pupil State Aid  $11,062 

New Students  22 

Estimated New State Aid  $240,380 

   

New PILOT Revenue (Year 5)  $81,178 

   

New Expenditures  ($239,931) 

New State Aid  $240,380 

New PILOT Revenue  $70,879 

Net Impact  $81,626 

 
 
Comment 3.92: I disagree that the proposed development will not have any adverse impacts on the public‐

school  system,  as  does  the  Plattsburgh  City  School  Board.  (Erb;  Plattsburgh  Citizens 
Coalition) 

 
Response 3.92: The new students will generate a cost of approximately $11,041 per pupil, or $262,014 

for the anticipated 22 new students as outlined in the response to comment 3.91. This 
accounts for the costs that will vary based on the addition of new students. Total state 
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aid per pupil is currently $11,062, which covers the anticipated new costs per pupil. The 
PILOT revenue generated by the development contributes to a positive net impact of 
$81,626  for  the  school  district  beginning  in  year  5  (see  response  to  comment  3.91). 
Additionally, the addition of more households with children to the community will have 
a number of intangible benefits, including contributing to a vibrant culture and a strong 
sense of place for the City, helping to make it a place that is attractive to current and 
future residents and businesses. 

 
Comment 3.93: Page 175  states  that median household  income  in  the  city  is  just over $43,000. The 

household income in larger Clinton County is reposed as $59,000. These figures are used 
to estimate household spending in table 52, page 176. But no reference is made to the 
income  level  necessary  to  rent  the  units  in  the  Prime  building.  The  DGEIS  does  not 
directly address demographics of potential tenants. This omission is the source of much 
speculation. The speculation is that the Prime LLC units will bring new wealth to the city 
based on these tenant projections. This is speculation. (T Palkovic) 

 
Response  3.93:  Prime  indicates  that  it  utilizes  the  Yardi  Residential  Tenant  Criteria  (YRTC)  for 

qualification  purposes  at  its  properties.  Although  the  Yardi  approach  is  utilized  for 
general underwriting purposes, Prime indicates that based on its 35 years of experience 
in the industry and experience in managing over 2,000 residential units, Prime has also 
applied a  less conservative approach  to qualification criteria when supported by  the 
market environment.  

 
According  to  the  most  recent  HCR  /  NYS  report7  released  on  5/9/19,  the  Median 
Household  Income (MHI)  in Clinton County  is $68,300.   Using the more conservative 
YRTC  the MHI  for  Clinton  County  would  support  a  qualifying  rent  of  $1,707.50  per 
month. Clinton County, like the Capital Region, has very strong Education, Health Care 
and Government employers as well as growing private sector employers which further 
strengthen the market environment.   Based on this  information and experience, this 
approach is accurate and the industry standard for this type of Project.  

 
Comment 3.94: New household spending, Table 52, Page 176, is estimated as 1 1/3 million dollars per 

year in the City of Plattsburgh but the graph fails to mention that most goods and services 
are  not  located  in  the  City  but  in  the  Town  of  Plattsburgh.  (T  Palkovic)  DGEIS  report 
estimates these new residents will spend 40% of their Annual Per Unit Spending (APUS) 
in the City. Where will they spend it? (page 176, Table 52) Did the company preparing the 
DGEIS actually tour the City, and specifically the downtown area to see what is available 
to people living there now? The majority of current City residents use the supermarkets 
and stores in the malls outside the City in the Town of Plattsburgh to meet their shopping 
needs because we have  few  to no  comparable  businesses within  the City  limits. Why 
should we  expect  new  residents  to  be  any  different?  Brick  and mortar  retail  is  being 
challenged by Internet sales. We can expect these new residents to be computer savvy. 
Many empty store fronts currently exist on Margaret and Clinton Streets. What plans are 

 
7 New York State Homes and Community Renewal. Affordable Housing Corporation/Maximum Grant Amount and 
Income Limits. https://hcr.ny.gov/system/files/documents/2019/06/2019%20AHC%20Income%20Limits.pdf. 
Webpage accessed January 27, 2020. 
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being made to encourage new, unique businesses to locate in those areas? What plans 
are  being  made  to  make  this  part  of  Plattsburgh  so  attractive  and  welcoming  that 
residents and visitors and tourists would prefer to visit and shop downtown Plattsburgh 
rather than online or up at the malls? (L Palkovic) 

 
Response 3.94: Additional analysis on the availability of goods within the City of Plattsburgh versus the 

Town was conducted using Esri Business Analyst. Based on data provided by Esri’s Retail 
Marketplace  Profile  and  Business Mapping  capabilities,  it was  determined  that  it  is 
reasonable to assume that 25% of Annual Per Unit Spending (APUS) will occur within 
the  City  at  retailers  such  as  Aldi,  Ashley  HomeStore,  Aubuchon  Hardware,  and 
DressCode.  This  means  that  the  estimated  new  household  spending  in  the  City  of 
Plattsburgh  is  revised  to  $841,513  per  year.  In  bringing  new  commercial  space  and 
residential units to the area, this project is contributing to making the City a place where 
residents and visitors want to spend their time. 

 
  Revised DGEIS Tables 52 and 53 are shown in Tables 22 and 23, as follows: 

Table 22: New Household Spending 

Category  Annual Per Unit 
Spending 

Amount Spent in 
City (25%) 

Total Net New City 
Spending (115 units) 

Food  $7,168  $1,792  $206,080 

Household Furnishings & 
Equipment 

$1,970  $493  $56,638 

Apparel & Services  $1,514  $379  $43,528 

Transportation  $9,158  $2,290  $263,293 

Health Care  $4,739  $1,185  $136,246 

Entertainment  $2,392  $598  $68,770 

Personal Care Products & 
Services 

$668  $167  $19,205 

Education  $731  $183  $21,016 

Misc.  $930  $233  $26,738 

Annual Discretionary 
Spending 

$29,270  $7,318  $841,513 

 
Based on the $841,513 in new household spending, additional sales and new jobs and 
wages will be created. Table 23 (revised DGEIS Table 53) outlines the related impacts. 

 

Table 23: Annual Economic Impact of New Household Spending, City of Plattsburgh 

  Direct  Indirect  Total 

Jobs  9  2  11 

Earnings  $284,718  $94,003  $378,720 

Sales  $841,513  $271,608  $1,113,120 
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Comment  3.95:  The  DGEIS  does  not  provide  adequate  information  to  make  a  determination  of  no 
significant adverse impact to fiscal/economic conditions. The DGEIS provides estimates of 
the numbers of residents and jobs that might be generated by the DRI projects but fails 
to  consider  what  may  occur  in  Plattsburgh  if  these  irreversible  projects  are  not  as 
successful as intended or are unmaintained over time. What will be the economic impact 
of an underutilized DLMUD? What will be the impact if housing and business occupancy 
goals are not met? Historically, development projects have struggled to realize their full 
potential in Plattsburgh, and evidence to support the conclusion that these projects will 
be different has not been provided. Unfortunately, on this point we are left to take the 
project  applicants  and  City  at  their  word.  There  is  some  probability  that  portions  of 
DLMUD site  sit vacant  for periods of  time,  struggle  to  fill or experience a high  rate of 
turnover.  Yet,  the  DGEIS  does  not  provide  adequate  information  to  assess  the 
probabilities  of  risks/rewards,  and  therefore  informed  decision  making  is  impossible. 
(Gervich) This statement shows that only 4 full time jobs will be directly created by the 
developers  themselves.  35  jobs  are  expected  to  be  provided  by  the  tenants  of  the 
commercial and/or restaurant space created by the developers, but there is no guarantee 
of  occupancy  in  those  spaces.  The  inclusion  of  an  additional  58  jobs,  $1.9  million  in 
earnings, and nearly $5.2 million in sales is highly speculative and optimistic.  I strongly 
object to these assertions. Will the developer be held accountable for ensuring that these 
projections  be  met  within  the  terms  of  their  PILOT?  What  protections  does  the 
community have against economic downturn in return for the large investment we are 
making in terms of the DRI grant money, public land, and tax incentives being offered to 
this developer? (Erb; Plattsburgh Citizens Coalition) 

 
Response 3.95: Prime  performed  an  internal  market  study  on  the  area  as  part  of  its  standard 

preliminary due diligence.  Prime typically contracts with a national company to do a 
more detailed analysis, however, they were unable to assist in the Plattsburgh market 
due to lack of comparable inventory or products.   
 
As  part  of  its  ongoing  due  diligence  Prime  conducts  periodic  market  analyses 
throughout the permitting process to ensure the financial feasibility of the project. An 
online  review  conducted  on  January  10,  2020  of  reasonably  ascertainable  listings 
provided on CDC Real Estate, LoopNet (National), Century 21 Commercial, Commercial 
Real  Estate  Plattsburgh,  Whitbeck  Commercial  and  Fesette  Commercial  Real  Estate 
demonstrated only three Class A commercial spaces available in the downtown area.  
Currently  Prime’s  anticipates  lease  rates  for  the  proposed  project  to  start  at 
approximately $16 per square foot.   Although the available commercial  leases in the 
downtown  area  are  identified  as  Class  A  commercial  spaces  and  are  similar  to  the 
anticipated  price  per  square  foot  of  the  proposed project;  the  condition,  grade  and 
desirability of the available spaces are not fully comparable with the proposed project.  
However, as they are presented herein to show the lack of available comparable space 
within the downtown area.    
 

 20 Miller  Street  offering  6,209 SF of office  space  and 1,223 SF of  garage  space 

located at 20 Miller Street, Plattsburgh NY 
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Clinton County Real Property Records 
Effective Year Built:      1950 
Overall Condition:      Normal 
Overall Grade:       Average 
Overall Desirability:      3 

Rental Rate (provided by others:    $15.00 / SF/Year (nnn)   

 

 Investors Corporation of Vermont (ICV) offering 1,234 SF of office space located at 

14 Durkee Street, Plattsburgh NY 

 

Clinton County Real Property Records 
Effective Year Built:      2007 
Overall Condition:      Normal 
Overall Grade:       Good 
Overall Desirability:      3 

Rental Rate (provided by others:    $14.50 / SF/Year (nnn)        

 Westelcom Suites offering 800 ‐ 1600 SF of office space located at 24 Margaret 

Street, Plattsburgh, NY 

 
Clinton County Real Property Records 
Effective Year Built:     1997 
Overall Condition:      Normal 
Overall Grade:       Average 
Overall Desirability:      3 
Rental Rate (provided by others):   not provided   

 
Although the project has not received approvals, Prime has already been contacted by 
various office, retail and food & beverage industry tenants with interest in the proposed 
space.  With  the  lack  of  comparable  newer  /  renovated  commercial  space  in  the 
redeveloping downtown market, the Project’s commercial space will be absorbed with 
a good mix of tenants.  Amenities such as onsite parking, walkability to new downtown 
amenities, live/ work opportunities and built to suit options will allow for the proposed 
mixed‐use development to be successful and revitalize the Durkee site. 

 
Comment 3.96: “The City’s public and private partnership with Prime to develop the DLMUD will spur 

economic  development  on  the  underutilized  property…”  The  DLMUD  will  build  an 
apartment  complex  for units  that  few downtown  residents will  be able  to afford, and 
create  retail  space  that  most  likely  fail  to  attract  tenants.  I  fail  to  see  how  that  will 
“dynamize” the downtown economy. (Beaudreau) 

 
Response  3.96:  Prime  indicates  that  it  utilizes  the  Yardi  Residential  Tenant  Criteria  (YRTC)  for 

qualification  purposes  at  its  properties.  Although  the  Yardi  approach  is  utilized  for 
general underwriting purposes, Prime indicates that based on its 35 years of experience 
in the industry and experience in managing over 2,000 residential units Prime has also 
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applied a  less conservative approach  to qualification criteria when supported by  the 
market environment.  

 
According  to  the  most  recent  HCR  /  NYS  report8  released  on  5/9/19,  the  Median 
Household  Income (MHI)  in Clinton County  is $68,300.   Using the more conservative 
YRTC,  the MHI  for  Clinton  County would  support  a  qualifying  rent  of  $1,707.50  per 
month. Clinton County, like the Capital Region, has very strong Education, Health Care 
and Government employers as well as growing private sector employers which further 
strengthen the market environment.   Based on this  information and experience, this 
approach is accurate and the industry standard for this type of Project.  Therefore, the 
Project can be reasonably anticipated to result in additional populations living in the 
Plattsburgh  downtown  area,  which  results  in  various  economic  development 
opportunities in the downtown area, as designed in the DRI. 

 
Comment 3.97: “The overall DRI project is expected to bring in 500 temporary jobs, 100 permanent jobs, 

about $11 million  in downtown revenue…” According to the Clinton County DRI PILOT 
agreement the main part of the DRI project, the DLMUD, will create 4 permanent jobs. 
But under construction jobs, which I assume are temporary, there are NONE listed. The 
figure of $11 million in downtown revenue may partially be made up of people eating in 
downtown restaurants and drinking  in bars, but as  for  shopping,  the 114 high‐income 
residents of the DLMUD will have precious few shopping options in the downtown core. 
And they will have cars and buy their groceries uptown (not  in  the city) and will  shop 
online. So it is hard to see where the $11 million figure comes from. And this statement 
fails to account for the significant tax burden that the PILOT agreement will impose on 
residents and taxpayers of the City. (Beaudreau) 

 
Response 3.97: See Response 3.94. 
 
Comment 3.98: The text suggests that “The positive economic impacts of the project are significant, the 

total economic impacts of the proposed projects construction equate to 56 jobs, nearly 
$2.2 million in earnings…” Will the project be employing local/regional contractors and 
construction workers? If so, why does the PILOT agreement list ZERO construction jobs 
created for the county? (Beaudreau) 

 
Response  3.98: Prime  anticipates  securing  a General  Contractor  to manage  the  construction  of  the 

project.   The General Contractor typically utilizes a standard competitive bid process 
that involves the preparation of a bid package detailing the procurement process, work 
to be performed and bid requirements. Qualified contractors, including local, regional 
and others have the opportunity to respond to with a proposal for services. Please note 
that  Section  D.12  of  the  Application  for  Financial  Assistance  states  not  to  include 
construction workers in worker estimates. 

 

 
8 New York State Homes and Community Renewal. Affordable Housing Corporation/Maximum Grant Amount and 
Income Limits. https://hcr.ny.gov/system/files/documents/2019/06/2019%20AHC%20Income%20Limits.pdf. 
Webpage accessed January 27, 2020. 



City of Plattsburgh Downtown Area Improvement Projects 
Final Generic Environmental Impact Statement (DGEIS)  Page 94   

Chazen Project #91922.00     

Comment 3.99: The GEIS cites that “the restaurant component will create an additional 35 employees.” 
The number of employees  is grossly exaggerated. Additional study should be provided 
that includes a survey of actual local restaurants to better document the actual number 
of employees that may be expected. Furthermore, the employee classification (i.e. full 
time vs. part time) as well as worker pay should be included in this additional analysis. 
(Plattsburgh Citizens Coalition) 

 
Response  3.99:  The  developer  has  received  interest  in  this  site  from  a  variety  of  tenant  types 

(restaurant, retail, office, etc.). At this point in the process, it is unknown which tenants 
will ultimately lease the space and how the space will be divided by use type. Therefore, 
a standard assumption of 383 square foot per employee in generic commercial space 
was  used  to  calculate  the  35  new  employees  in  the  13,400  square  foot  space. 
Assumptions of square feet per employee vary from 134 SF/employee in a restaurant 
to 588 SF/employee in a community retail store. At 134 SF/employee there would be 
100  new  employees  on  site  while  at  588  SF/employee  there  would  be  23  new 
employees on site. Upon completion, it is likely that there will be a mix of use types in 
the development. Therefore, 383 SF/employee or 35 employees is a good estimate of 
what this will look like. Square feet per employee data is sourced from the Institute of 
Transportation  Engineers,  the  U.S.  Department  of  Energy,  and  the  San  Diego 
Association of Governments. Note that when calculating the economic impacts of the 
commercial space, the impacts are adjusted to account for the portion of demand that 
results from new household spending. This adjustment means that 32 of the 35 jobs are 
considered to be net new and that 32 new jobs are used as  the direct  impact  in  the 
economic impact model. 

 
Comment 3.100: The PILOT tax exemption will burden City taxpayers. (Harron) The PILOT agreement flies 

in the face of this documents’ claim that the DLMUD will result in a significant growth of 
the City’s tax base. The PILOT agreement currently being sought calls for an 83% reduction 
in taxes for Prime LLC over a 20 year period. This means that while it should be paying 
approximately $18 million in taxes over that period,  it will be paying only $2.7 million. 
Local taxpayers will have to make up the difference. The PILOT agreement negotiated by 
the Clinton County IDA should itself be considered an “adverse impact” on the Plattsburgh 
community. (Beaudreau) On page 180 Table 46: Municipal Fiscal Costs; the bottom line 
is  that  Prime  Co.’s  proposed  development  of  the  Durkee  St  lot  will  cost  the  City 
$71,509.24 per year with no tax recouped for the first 3 years and only a 34% assessed 
value after that – the first 20 years the City will be in DEBT for associated Municipal costs.  
At the 20 year PILOT end the City is only receiving $58,359.82 in tax revenue.  After the 
20 year PILOT, the City will receive $834,400 in tax revenue but Prime’s development will 
have cost the City $1,430,184.80; that is a loss to the City of $595,784.80.  All of this loss 
just for the “potential economic impact” of the project and complete loss of downtown 
character. (Ford) Homeowners and businesses will pay the taxes on the property for the 
next  20  years.  Prime will  then build  a  structure  that will  directly  benefit  perhaps  250 
people, the tenant, at the cost of higher taxes for the rest of us. This is a plan that does 
not  provide  an  incentive  for  people  except  possibly  the  Prime Apartment  dwellers  or 
businesses to move into Plattsburgh. On the contrary, it may well cause homeowners and 
businesses to move out. (L Palkovic) Please provide a complete analysis of potential costs 
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and impacts which include the effects of the proposed PILOT agreement on the rest of 
the taxpayers. (Erb; Plattsburgh Citizens Coalition) 

 
Response 3.100:  Under existing conditions, no property tax revenues are accrued or collected by the 

City, County, or school district for the DSMPL, or any of the remaining project sites. As 
noted in Section 3.6.2.1 of the DGEIS, the proposed development of the DLMUD has 
requested a tax abatement from CCIDA; project applications are evaluated on the basis 
of  a  cost  benefit  analysis,  the  number  of  jobs  created,  spinoff  employment,  local 
business  impact,  and/or  community  investment,  educational  benefits,  and  real 
property  value.  One  of  the  primary  goals  of  PILOTs  is  to  induce  development  by 
providing  financial  assistance  to  make  projects  work  that  otherwise  would  not  be 
financially  feasible,  thereby  facilitating  revitalization and eliminating blight. See also 
Response 3.94.  

 
Comment 3.101: The proposed PILOT agreement is inconsistent with previous others granted in the area 

and  will  create  a  tax  burden  for  the  citizens,  property  owners  and  business  owners 
throughout  the City of  Plattsburgh and  the Plattsburgh  School District. A  comparative 
analysis should be conducted to detail and compare other PILOT agreements provided for 
say the last 20 or 30 years. The analysis should include, but not necessarily be limited to, 
the  comparative  number  of  full‐time  jobs  created,  the  amount  and  percent  of  tax 
abatement and the duration of each PILOT. The GEIS should establish as a criteria that 
any  PILOT  agreement  that  results  in  a  tax  increase  for  citizens must  be  considered  a 
significant adverse impact. (Plattsburgh Citizens Coalition) 

 
Response 3.101: The requested tax abatement from Clinton County IDA (CCIDA) is consistent with the 

CCIDA  Uniform  Tax  Exemption  Policy.   The  CCIDA  has  not  yet  finalized  the  PILOT 
agreement.  The fiscal/economic analysis shows positive benefits. See Section 2.5.4 of 
the FGEIS for more information. 

 
Comment 3.102: The economic impact of the proposed development is grossly conflated and is presented 

as mitigating justification for what will in fact be a tax increase for city, school and county 
taxpayers.  A  fact‐based  PILOT  agreement  should  be  performed  that  includes  the 
evaluation of an alternative in which there is no tax increase suffered by the taxpayers 
separate  from the conflated economic  impact used  to  justify  the project. The analysis 
should factor in all of the costs (purchase of properties for alternative parking locations, 
demolition of buildings such as the Glens Falls National Bank, design and construction of 
parking lots, etc.) and loss of tax revenue (removal of Glens Falls Bank from the tax rolls, 
etc) that comprise the true impact of the development to taxpayers. Only through this 
analysis can a true evaluation of the severity of the  impact be measured.  (Plattsburgh 
Citizens Coalition) 

 
Response 3.102: The economic impact analysis contained in the DGEIS and FGEIS is consistent with the 

SEQRA Scoping document and performed according to accepted industry practices.  The 
CCIDA will perform its own evaluation of the tax abatement application for the DLMUD 
consistent with  its policy and practices.   Each of the planned locations for  increasing 
parking capacity is City owned.  See Section 2.5.4 of the FGEIS. 
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Comment 3.103: The building itself is a liability not an asset: (1) The DGEIS PILOT program excuses city 

land and school taxes on a prorated schedule for 20 years. (The schedule is reported on 
page24.) (2) The land will be sold to Prime LLC for one dollar (3) The water and sewage 
services are a City liability (4) The upgrade and maintenance of surrounding walkways and 
street spaces are the responsibility of the City (5) S) Rental payment does not stay in the 
City;  it will  be  paid  to  an  absentee  landlord,  Prime  LLC,  an  Albany  based  firm  that  is 
publicly traded on the stock exchange. (6) The chart on page 173 states that the Prime 
LLC building will require $71,509.24 annually in municipal service expenditures. (7) New 
construction  appears  to  be  an  asset  when  new,  but  in  time  will  need  repair  and 
refurbishing. In 20 years, when the pilot program runs out the building will need to be 
refurbished and likely need a new roof. It will fall to the city to make these upgrades or 
demolish the building if the Prime LLC abandons its support of refurbishing. (T Palkovic) 
The give‐away of our  land  to a  large corporation  for profit‐motive along with a PILOT 
scheme to evade taxation is a serious abuse of the citizenry of Plattsburgh. (Woods) 

 
Response 3.103: Following project completion, the development will have positive impacts on the City 

as it stimulates additional investment in the downtown area.  
 
  Direct impacts will result from on‐site operations (employment and spending) as well 

as  from new household spending by tenants.  It  is anticipated  that approximately 32 
new jobs will be present on‐site with wages totaling $997,375 and new expenditures of 
nearly  $2.6 million occurring. As  the  businesses make purchases  from  suppliers  and 
employees spend their earnings, a portion of this will also occur within the City. This is 
referred to as the  indirect  impact and will  result  in an additional 7  jobs, $291,738  in 
earnings, and $841,412 in sales. 

 

Table 24: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures 

  Direct  Indirect  Total 

Jobs  32  7  39 

Earnings  $997,375  $291,738  $1,289,112 

Sales  $2,571,669  $841,412  $3,413,081 

   
  A portion of spending by new households will also occur within the City and have similar 

ripple effects  throughout  the economy. The portion of  spending by new households 
that will occur within the City equals $841,513. This spending will result in 9 new jobs 
at retailers within the City, along with $284,718 in new earnings. As these retailers and 
their employees make additional purchases, 2  indirect  jobs, $94,003 in earnings, and 
$271,608 in sales 
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Table 25: DLMUD ‐ Direct and Indirect Jobs, Wages, and Expenditures within the City of Plattsburgh 

  Direct  Indirect  Total 

Jobs  9  2  11 

Earnings  $284,718  $94,003  $378,720 

Sales  $841,513  $271,608  $1,113,120 

   
  The positive impacts that will result from this development are not limited to the above 

direct  and  indirect  impacts.  Investment  of  this  scale  tends  to  beget  additional 
investment, as  the City becomes a more desirable place  to  live, work, and visit. The 
addition of 115 new households creates a new market for existing retailers within the 
City, and creates opportunities for additional retailers to move in. The result will be a 
more vibrant downtown area, which will expend dividends for the community for years 
to come. 

 
Comment 3.104: The City is in a healthy if fragile economic position. The proposed five story 200,000 SF 

Prime LLC building on the DSL will harm the City. (T Palkovic) 
 
Response 3.104: See Section 2.5.4. 
 
Comment 3.105: Does this project pay an appropriate PILOT for the impacts on County, Local and school 

budgets as a result of the project? (Clinton County PB) 
 
Response 3.105: As noted in Section 3.6.2.1 of the DGEIS, the CCIDA maintains three schedules for tax 

abatements. Project applications are evaluated on the basis of a cost benefit analysis, 
the  number  of  jobs  created,  spinoff  employment,  local  business  impact,  and/or 
community  investment,  educational  benefits,  and  real  property  value.  A  copy  of 
CCIDA’s  Uniform  Criteria  for  the  Evaluation  of  Project  Policy  and  the  Prime  PILOT 
application are provided in Appendix D of the DGEIS.  

 
Comment 3.106: The hard‐working farmers, bakers, and crafters will suffer financial distress due to this 

worse‐possible location for the Market. (Woods) 
 
Response 3.106: Once Building 4 of the former PMLD site was identified as a potential relocation site 

for  the  PFCM  and  vendors  were  provided  with  a  tour  of  the  facility,  the  PFCM’s 
leadership  conducted  another  survey  of  those  vendors  to  determine  their  level  of 
support  for  the  proposed  plan.  The  vendors  voted  overwhelmingly  in  favor  of  the 
proposed plan. The results of that survey were as follows: 

 

 22 votes in favor of relocating to Building 4 

 votes against 

 2 votes who said they needed more information  

On their own initiative, the PFCM has also conducted a market survey of their customers 
asking whether they would continue to patronize the PFCM after its relocation to the 
Harborside area.  The results of this survey were favorable to the proposed relocation 
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and  have  reinforced  the  City’s  belief  in  the  PFCM’s  continued  success  at  its  new 
proposed location. 

 
3.7 HISTORIC AND CULTURAL RESOURCES 
 
Comment 3.107: The project will have an impact on the historical quality of our downtown. (Beaudreau) 

The  EIS  fails  to  demonstrate  how  impacts  to  those  unique  historic  qualities  will  be 
avoided. (Plattsburgh Citizens Coalition) 

 
Response  3.107:  An  analysis  of  the  proposed  project’s  potential  impacts  on  historic  and  cultural 

resources is provided in Section 3.7 of the DGEIS. The proposed project was reviewed 
by  NYSOPRHP,  including  a  review  of  the  proposed  “site  plan  along  with  building 
elevations and any available renderings of the proposed new construction” (see page 
183 of the DGEIS). In a letter dated December 23, 2019, NYSOPRHP concluded that the 
proposed project would result in no adverse effects to historic properties, including 
archaeological and/or historic resources. See Appendix D. See also Responses 3.2, 3.3 
and 3.4.  

 
Comment 3.108: Nearly every area adjacent to the downtown core has been designated on the National 

Register  of  Historic  Places,  and  somehow  the  actual  business  districts  has  not  been 
designated. The DGEIS does not take into account that the entire downtown business 
district constitutes a largely intact collection of 19th century commercial buildings and 
is itself a National Register eligible historic district (see October 17, 2019 letter of the 
NYOPRHP cited on page 183). Given the sensitivity of the entire area which surrounds 
the  Durkee  Street  Parking  Lot,  it  very  well  may  be  that  the  Prime  LLC  project 
considerably  alters  its  status  as  an  intact  historic  district. More  importantly,  should 
construction be allowed to proceed in this area, it should be all the more congruent with 
the historic nature of this district. And nothing in the Prime LLC plan aside from color 
choice indicates a pleasing conformity with the chaotic, quaint jumble of buildings that 
surrounds it and makes this area so attractive. It is not OK to simply state, as is the case 
on page 184, that “the proposed project will not adversely impact the adjacent DPHD or 
other  listed  or  eligible  for  listing  resources”.  (Beaudreau)  Consider  pursuing  the 
suggestions made and add  the Plattsburgh Downtown Historic District  to  the official 
registry list prior to development of any land within the district to ensure protection of 
the historic  and  cultural  resources of  our downtown area.  (Erb; Plattsburgh Citizens 
Coalition) 

 
Response  3.108:  As  noted  in  the  Phase  1A  Literature  Search  and  Sensitivity  Assessment  City  of 

Plattsburgh  Downtown  Area  Improvements  Project  included  in  Appendix  E  of  the 
DGEIS,  the  Plattsburgh  Downtown  Historic  District  is  “considered  eligible  as  an 
architecturally  and historically  significant  intact  city  business  core  that  reflects  the 
growth and development of Plattsburgh as a regional commercial hub and industrial 
center from the early nineteenth to the mid‐twentieth century.” The proposed project 
would not result in any direct impacts to contributing features of the nineteenth and 
early twentieth century commercial and industrial center of downtown Plattsburgh. 
Nor  would  the  proposed  project  alter  the  Plattsburg  Downtown  Historic  District’s 
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status as an eligible historic district. In a letter dated December 23, 2019, NYSOPRHP 
concluded  that  the proposed project would  result  in  no  adverse effects  to historic 
properties,  including archaeological  and/or historic  resources,  see Appendix D. See 
also Responses 3.2, 3.3, and 3.4. 

 
Comment 3.109: I am glad to see that the city is consulting with the NYSOPRHP to determine if there are 

any adverse environmental impacts; though I would prefer it to be recognized that this 
is required by law, as the Plattsburgh Downtown Historic District is listed as “eligible” on 
the  State  Historic  Registry  and  the  NYSOPRHP  should  therefore  be  considered  an 
“Involved Agency” rather  than an “Interested Agency” as  indicated  in  the GEIS.  (Erb; 
Plattsburgh Citizens Coalition) 

 
Response 3.109: An Involved Agency is defined in Section 6 NYCRR 617.2 of the SEQRA Regulations as 

“an  agency  that  has  jurisdiction  by  law  to  fund,  approve  or  directly  undertake  an 
action.”   The City  is not aware of OPRHP having any authority  to  fund, approve or 
directly undertake  the Downtown  Improvement Projects.   However,  it does  fit  the 
definition of an Interested Agency, meaning “an agency that lacks the jurisdiction to 
fund, approve or directly undertake an action but wishes to participate in the review 
process because of its specific expertise or concern about the proposed action.”  The 
definition  of  Interested  Agency  specifies  that  an  Interested  Agency  “has  the  same 
ability to participate in the review process as a member of the public.”   

 
Comment 3.110: “The Point” historic district, which includes the area directly across the Saranac River 

from  the  proposed  development  on  the  Durkee  Street  Lot  is  listed  on  the  National 
Registry of Historic Places. As such, any negative  impacts on the historic and cultural 
integrity of that area should also be considered, and the National Park Service should 
also be consulted as to impacts on that area. Specifically, negative impacts of the view 
from the area and its character due to the imposing nature and scale of the proposed 
project  at  the  Durkee  Street  Lot  directly  adjacent  should  be  considered.  (Erb; 
Plattsburgh Citizens Coalition) The open space also provides for unmitigated views of 
the river and the Point Historic District which will be almost completely blocked by the 
oppressive size of the proposed structure. (Erb) 

 
Response 3.110: The Point Historic District is a National Register‐listed historic district located on the 

east side of the Saranac River on portions of the blocks bounded by Pike Street to the 
west, Bridge Street to the north, Hamilton Street to the south, and Jay Street to the 
east. The Point Historic District is located over 500 feet east of the Riverwalk project 
site  and  over  400  feet  south  of  the  proposed  PFCM  relocation  site;  the  remaining 
project  sites  are  located  further  from  the Point Historic District.  The Point Historic 
District is not visible from the project sites due to the distances between the project 
sites and the historic district and the presence of intervening buildings, topography, 
structures, and vegetation. The proposed project,  including the new Riverwalk, will 
open up new viewing opportunities from the west side of the Saranac River. In a letter 
dated  December  23,  2019,  NYSOPRHP  concluded  that  the  proposed  project would 
result  in  no  adverse  effects  to  historic  properties,  including  archaeological  and/or 
historic resources. See Appendix D. 
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Comment 3.111: Inventory of all cultural and historical resources in the DRI area is incomplete. A full 

accounting  and  inventory  of  all  resources  should  be  thoroughly  documented. 
(Plattsburgh Citizens Coalition) 

 
Response  3.111:  A  Phase  1A  Literature  Search  and  Sensitivity  Assessment  City  of  Plattsburgh 

Downtown Area Improvements Project was prepared for the proposed project, which 
was included in Appendix E of the DGEIS. In addition, Figure 39 of the DGEIS indicates 
the location of all eligible and listed historic buildings, in addition to National Register 
building sites and districts, that are located within or in close proximity to the project 
area. In a letter dated December 23, 2019, NYSOPRHP concluded that the proposed 
project  would  result  in  no  adverse  effects  to  historic  properties,  including 
archaeological and/or historic resources. See Appendix D. 

 
Comment 3.112: The EIS does not provide or adequately demonstrate how impacts to historic character 

of downtown will be mitigated. Specifically, a series of visual renderings a be provided 
that illustrate how views of the river will be impacted from each property along Durkee 
Street, Broad Street and Bridge Street. (Plattsburgh Citizens Coalition) 

 
Response 3.112: See Response 3.108. Currently, due to existing vegetation and the steep bank of the 

Saranac River as it passes by the DSMPL, there are no views of the Saranac River from 
properties west, north, or south of the proposed development that would be impacted 
by the proposed DLMUD, therefore existing conditions will not be impacted.  With the 
proposed project, access to the Saranac River will be enhanced and redeveloped to 
provide for more meaningful waterfront access for residents and visitors to enjoy. 

 
Comment 3.113: The EIS briefly mentions the fact that the entire Downtown Plattsburgh Historic District 

is eligible for  listing on the National and State Registers of Historic Places but fails to 
describe the specific unique historical and architectural characteristics of that district. 
(Plattsburgh Citizens Coalition) 

 
Response  3.113:  As  noted  in  the  Phase  1A  Literature  Search  and  Sensitivity  Assessment  City  of 

Plattsburgh  Downtown  Area  Improvements  Project  included  in  Appendix  E  of  the 
DGEIS,  the  Plattsburgh  Downtown  Historic  District  is  “considered  eligible  as  an 
architecturally  and historically  significant  intact  city  business  core  that  reflects  the 
growth and development of Plattsburgh as a regional commercial hub and industrial 
center from the early nineteenth to the mid‐twentieth century.” In addition, Section 
3.7.1 of the DGEIS (page 182) presents portions of NYSOPRHP’s eligibility evaluation 
criteria selected for the District’s inclusion in the National Register for Historic Places.  

 
Comment  3.114: Durkee  Street  contains  two buildings which  have  the  potential  to  be  listed  on  the 

National Register of Historic Places. Both Durkee Street west and the corner of Bridge 
and City Hall place constitute some of the most historically valuable intact 19th century 
commercial architecture that the city has to offer. Both of these areas offer pleasingly 
quaint  and  chaotic  sightlines  which  contribute  considerably  to  Plattsburgh’s  historic 
character. If you are interested in historic preservation and placemaking, you should be 
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mindful that any attempt to insert a massive contemporary structure into this human‐
scaled cityscape poses  the distinct possibility of marring  its historic character and  its 
architectural identity. (Beaudreau) 

 
Response 3.114: See Responses 3.2, 3.3, 3.4 and 3.108. 
 
Comment  3.115:  This  plan,  in  general,  fails  to  coordinate  the  cultural  and  historical  assets  that 

Plattsburgh does have. While they may not all be in the Special Assessment District, how 
does this plan co‐ordinate the Kent DeLord House, the Macdonough Monument and City 
Hall, the County Court House, the Strand Theater, the Monopole, Margaret Street, the 
Coop, the Farmers and Crafters Market, the harborfront, the Saranac River and Terry 
Gordon  Bike  trails  that  lead  to  the  historic  U.S.  Oval,  the  Clinton  County  Historical 
Museum  and  Transportation  Museum?  Plunking  a  giant  apartment  complex  does 
nothing to enhance the connectivity of these places. (Beaudreau) 

 
Response 3.115: The proposed project  is  intended to  improve pedestrian connectivity  in  the City’s 

downtown, including improving connections to the City’s many historic and cultural 
resources. Plan components like the proposed Riverwalk will serve this goal. It should 
also be noted that while downtown Plattsburgh does contain many historic resources 
and is considered an eligible historic district,  it contains both contributing and non‐
contributing buildings.  

 
Comment 3.116: How can that not adversely  impact the Downtown Plattsburgh Historic District?  It’s 

going to “stick out like a sore thumb”. The overwhelming size of this project means it 
will overpower the historic downtown area, and that in itself is an “adverse impact”. The 
initial DRI plan called  for 45  residential units and approximately 47,000  feet of  retail 
and/or commercial space.” At 115 residential units, and 200,000 SQ FT this five‐story 
behemoth is more than three times the size of the originally proposed building. Its size, 
despite  cosmetic  elements  designed  to  disguise  its  scale,  will  change  the  feel  and 
authentic atmosphere of this historic district. (Beaudreau) 

 
Response 3.116: The DLMUD, as currently proposed, is the result of an extensive public engagement 

process  throughout 2019. As part of  this process,  the Prime proposal was  reduced 
from  its  original  proposal,  which,  as  outlined  in  their  RFP  response,  included 
approximately 127 apartments, 13,515 SF of commercial space, and 7,883 SF of civic 
space.  See  also  Responses  3.2,  3.3  and  3.4.  In  a  letter  dated  December  23,  2019, 
NYSOPRHP concluded that the proposed project would result in no adverse effects to 
historic properties, including archaeological and/or historic resources. See Appendix 
D. 

 
3.8 ENVIRONMENTAL CONTAMINATION 
 
Comment 3.117: An urgent issue is the proposed demolition of the Glens Falls National Bank building and 

replacing it with a parking lot. Table 5, page 42 indicates that the demolition is scheduled 
to begin in January 2020. The DGEIS, ironically, makes no mention of the environmental 
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impact of the demolition of this building. How much will it cost to take away the material 
from the demolished bank building? Where will it be dumped? (T Palkovic) 

 
Response 3.117:  Temporary demolition and construction activities are discussed in DGEIS Section 2.3.2 

which  acknowledges  that  demolition  and  construction  activities  related  to  the 
development of the proposed projects may result in dust emissions.  However, these 
impacts are expected to be temporary and short‐term.  In addition, the DGEIS states 
that fugitive dust control plans will be required as part of the contract specifications. 
 
Potential environmental contamination is discussed in Section 3.8.2 of the DGEIS.  Prior 
to demolition of the former bank building and drive‐through canopy, the building will 
undergo abatement for ACM and lead paint.  The building contains a limited amount of 
ACM  (approximately  300  SF),  which  will  be  removed  as  part  of  the  proposed 
rehabilitation  according  to  applicable  regulations.    The  proposed  Downtown  Area 
Improvement  Projects  are  not  anticipated  to  result  in  significant  adverse  impacts 
related  to  environmental  contamination  issues  as  all  handling  and  processing  of 
contaminated  materials  and  construction  on  controlled  sites  will  be  undertaken 
according to applicable codes and regulations. 
   
Section 5.0 of the DGEIS identifies an increase in solid wastes during construction as an 
unavoidable adverse impact.  Section 3.3.3.2 of the DGEIS indicates that construction 
and  demolition  waste  will  be  sorted  so  that  materials  can  be  salvaged  as  desired.  
Materials  that are not salvageable will be transported to  the Clinton County Landfill 
located on Sand Road in the Town of Schuyler Falls. 
 
The contractual cost of the abatement and demolition of the Glens Falls National Bank 
building  is $218,110.   This  includes all  costs  related  to disposal of material  from the 
demolished  bank  building.    All  of  the  construction  and  demolition  waste  will  be 
disposed of at the Clinton County Landfill.  The concrete blocks will be disposed of at a 
hardfill site in Keeseville, NY.  The abatement and demolition of the structure will be 
carried out in accordance with all applicable local, state, and federal regulations. 

 
Comment 3.118: There is known remediation of asbestos in both the former Glens Falls National Bank 

and  the  former MLD building. While  the  chart  states  that hazardous materials will  be 
handled  according  to  regulations,  it  concludes  that  therefore  there  are  no mitigation 
measures needed. I would argue that the measures needed to dispose of the hazardous 
materials are the mitigating measures, and therefore need to be specified and listed along 
with  the  projected  costs  of  such  remediation.  This  statement  should  also  include  the 
results of any environmental and ground soil tests completed at all proposed project sites. 
(Erb) 

 
Response 3.118: See Appendix F of the DGEIS for environmental records related to the proposed action. 

See also Response 3.117. 
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Comment  3.119:  The  report  should  incorporate  the  potential  health  risks  associated  with  coal  tar 
contamination from the current NYSEG ‐ Saranac St. Former MGP Site (DEC Site # 510007). 
(Plattsburgh Citizens Coalition) 

 
Response 3.119: The NYSEG remediation of the Saranac River is discussed in Section 3.8 of the DGEIS. 

Figures 40 and 41  in  the document  identify  the  location of  the NYSDEC  remediation 
operable units in relation to the project sites. The intent of the remediation work is to 
address contamination and public health concerns.  

 
Comment 3.120: The City proposes to relocate the PFCM to a building within 200 feet of the COP sewage 

treatment  plant.  The  DGEIS  is  silent  on  the  impact  of  odors  from  the  COP  sewage 
treatment plant on  the PFCM. Noxious odor and hauling of  raw sewage adjacent  to a 
farmer’s market could have adverse impacts to the health of PFCM customers and should 
be addressed in the DGEIS. (Plattsburgh Citizens Coalition) The fact that is smells at all is 
reason for me and many others not to go to the Plattsburgh Farmers' and Crafters Market. 
But what is so troublesome to me is the fact that the settling tanks (clarifiers) are right 
there. What type(s) of bacteria are airborne? Escherichia coli? Staphylococcus? That  is 
why I am asking the question about having the Plattsburgh Farmers' and Crafters Market 
in such close proximity to the wastewater treatment facility and if there has ever been 
any air samples taken? Is that part of the General Environmental Impact Statement? I am 
aware that such things as temperature, wind velocity and specific humidity etc. is going 
to influence the spread and the ability of the microorganisms to survive in the air. In the 
same meeting there was mention of odor abatement and the use of screens. How is this 
odor  abatement  going  to  work?  Is  it  going  to  work  by  mechanical  means?  Chemical 
means? How? The use of screens is to make it more aesthetically pleasing but it  is not 
going to prevent airborne particles from being released into the air. The Mayor has gone 
on record stating that he will clean up the smell, that there will be no microscopic human 
waste in the air, but so far we have not seen any credible plans to accomplish this goal. 
(Beaudreau) The Farmer’s Market adjacent to the sewer plant is disgusting and air quality 
tests  of  contaminants  have  not  been  done.    The  very  perception  of  the  E‐coli 
“possibilities”  will  deter  shoppers  to  buy  here.   More  “wholesome”  produce  at  large 
grocery stores will displace these sales. (Harron) What airborne biological contaminants 
were present in air, water, and soil samples at the proposed Farmer’s Market site?  Were 
these tests even performed during the environmental study??  I suspect they were not 
and that, too, is reckless and unconscionable. (Woods) 

 
Response 3.120: As part of the PFCM relocation, on‐site air quality tests will be conducted as required 

by  NYS  Office  of  Community  Renewal  (NYSOCR)  which  is  providing  the  bulk  of  the 
funding for that project.  Furthermore, the PFCM’s leadership and vendors were invited 
to take a tour of the relocation site and the WRRF to better understand the area and 
the operations of the WRRF first hand.  After these tours, the PFCM stated publicly that 
they are not concerned about perceived odor or health effects and that they are looking 
forward  to  their  relocation.   A  survey of  its  customers  conducted by  the PFCM also 
indicated strong support for the relocation plans. 
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  While bacterial samples have not been collected near the WRRF, wastewater treatment 
plants  are  an  integral  part  of  most  communities  and  are  a  critical  component  of 
protecting public health  and  the environment.    They  are  frequently  located  in  close 
proximity to heavily trafficked public areas.  The City’s WRRF is located in a frequently 
used public recreation area and no adverse health effects resulting from its presence 
there have been documented.  

 
  The City has plans to cover the plant’s influent channel and primary clarifiers to provide 

better containment of odors.  This contained air will be sent, along with air from the 
enclosed headworks area, to a new activated carbon scrubber for treatment.  Prior to 
the covering of the influent channel, it is anticipated that, during the PFCM’s operating 
hours, use of the WRRF’s influent channel will be suspended to minimize the effect of 
odors on nearby areas.      

 
  See also Responses 2.13 and 2.15. 
   
Comment 3.121: You are proposing moving a main food source away from a densely populated residential 

area  to  a  “no‐man’s”  land  with  no  residences  within  500ft  of  the  building,  requiring 
walking over the pedestrian bridge past a hazardous needle waste receptacle or walking 
over federal rail road tracks or walking around a sewage treatment plant to access a local 
food source (Ford) 

 
Response 3.121: The proposed relocation site for the PFCM at 26 Green Street is located less than half 

a  mile  from  the  PFCM’s  current  building.    The  various  connections  between  the 
downtown core and the proposed PFCM site on Green Street noted in this comment are 
being considered for improvement as part of the City’s planning efforts to increase the 
attractiveness  of  the  Harborside  area  and  will  be  addressed  in  a  master  planning 
document for the area for which the City has recently received grant funding. 

 
Regarding  the  process  that  led  to  the  proposed  relocation  of  the  PFCM  to  the 
Harborside area, the initial development proposal for the DLMUD submitted by Prime 
included, as required by the City’s RFP, 7,863 sq. ft. of interior space within the DLMUD 
to house the PFCM.  After reviewing Prime’s proposal with the leadership of the PFCM, 
they expressed concern regarding both the availability of parking for their customers 
and access to the proposed space.   A poll of the PFCM’s vendors revealed that there 
was little to no support for the originally proposed arrangement and, consequently, the 
City began exploring other options to accomplish the relocation of the PFCM.  While not 
originally envisaged by the DRI, the PFCM’s relocation became necessary to ensure its 
continued success.  

 
See also Response 2.15. 

 
3.9 RECREATION AND OPEN SPACE 
 
Comment 3.122: The project also has the potential to have a significant adverse impact on the Saranac 

River Trail (SRT) Phase 2 project which is funded by NYSOPRHP. SRT Phase 2 includes 
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bike lanes or an accessible bike route along Durkee Street. The DRI project proposes to 
abolish  this  important  aspect  of  the  NYSOPRHP  funded  SRT  Phase  2  Project. 
Furthermore,  the  GEIS  provides  virtually  no  analysis  or  evaluation  of  this  important 
concern.  Also,  please  note  that  bicycles  are  prohibited  by  law  from  travelling  on 
sidewalks,  therefore,  the Riverwalk and sidewalk along Broad Street are not a viable 
alternative. A full alternatives analysis should be conducted to demonstrate how this 
NYSOPRHP  funded project will  not be  adversely  impacted.  (Erb; Plattsburgh Citizens 
Coalition) 

 
Response 3.122: The SRT Phase 2 project does propose the addition of a bike lane on Durkee Street 

but only on that portion of Durkee Street south of Broad Street and these plans are 
not anticipated to be affected by the GEIS projects.  Between Broad Street and Bridge 
Street, no bike lanes are planned for implementation as part of SRT Phase II. No other 
improvements proposed as part of SRT Phase 2 are anticipated to be affected by any 
of the GEIS projects.  The proposed DLMUD and Riverwalk do include improvements 
for cyclists and pedestrians.  The Riverwalk is proposed as a 10‐foot‐wide multi‐use 
trail and can accommodate cyclists. No adverse impacts to the SRT Phase II project are 
proposed and no additional analysis is warranted.   

 
Comment 3.123: I strongly object to the conclusion made that there are no adverse impacts to recreation 

and open space as a result of the proposed project in the Durkee Street Lot. This area is 
currently public land that is often used for more activities than just parking. It also has the 
potential to be converted to more useable and attractive public space. Multiple public 
attractions could be constructed  in this  lot to create a public destination, which was a 
core component of the DRI application and proposed plan to the State. This opportunity 
and resulting positive impacts on both the downtown economy and quality of life will be 
lost if we are to give the lot away to a private entity for one dollar. (Erb) The Durkee Street 
Parking Lot constitutes the city’s only large open space, which hosts many events. The 
GEIS  does  not  address  how  this  open  space  will  be  replaced  once  the  Prime  LLC 
development is built. (Beaudreau) 

 
Response 3.123: The DSMPL is currently occupied by a paved, public parking lot and a seasonal, metal‐

sided building with an adjacent pavilion, and is not considered to be open space. As 
described in the DGEIS, the proposed project includes the development on the Durkee 
Street Lot of a 2,400‐SF, publicly accessible civic space in an open air pavilion with access 
from the new pedestrian walkway. The proposed project would also  include several 
improvements to recreation and open space facilities, including improvements to the 
deteriorated Riverwalk and Westelcom Park. 

 
Comment 3.124: The GEIS does not provide any comparative analysis of the economic impact of creating 

a public gathering space of interest to attract visitors to the downtown area, which was 
the stated goal of the DRI. It is impossible to evaluate the proposed project unless and 
until  such  a  comparative  economic  analysis  is  performed.  This  GEIS  provides  a  highly 
questionable study of the economic impact that 114 residential units might have but does 
not  provide  any  alternative  evaluation  for  the  impact  that  attracting  visitors  to  the 
downtown might have. (Erb) 
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Response 3.124: Three alternatives to the proposed project are analyzed in the DGEIS: Alternative A: 

The  No‐Action  Alternative;  Alternative  B:  Planned  DLMUD  with  Downtown  Parking 
Garage at Broad Street; and Alternative C: Reduced Residential Count and  Increased 
Commercial Square Feet. As outlined in the NYSDEC’s SEQR Handbook, “The goal of the 
alternatives discussion in an EIS is to investigate means to avoid or reduce one or more 
identified potentially adverse environmental impacts. Part 617 further requires that the 
alternatives discussion  include a  range of  reasonable alternatives which are  feasible 
considering  the  objectives  and  capabilities  of  the  project  sponsor.”  The  three 
alternatives  that are  included  in the DGEIS were  identified during the public scoping 
process.  

 
It  should also be noted  that,  as part of  the DRI planning process, multiple potential 
alternatives  were  discussed  and  assessed.  Specifically,  as  noted  in  the  DRI  SIP, 
“Development  at  Durkee  Street  has  been  the  subject  of  significant  local  study  and 
discussion.”  This  work  effort  included  a  Development  Feasibility  Study  funded  by 
Empire  State Development  that  found  that, with  some gap  financing,  the  return on 
investment  could  be  sufficient  to  attract  private  sector  investment  to  complete  the 
development of the site. 

 
Comment  3.125:  I  disagree  that  adding more  residents  to  the  downtown  area  does  not  increase  the 

demand for open space. Adding residents will increase the demand for open space. (Erb) 
 
Response 3.125: As presented in the DGEIS, the proposed residential units are expected to introduce 

236 new residents. Based on 2017 ACS 5‐Year Estimates, the City of Plattsburgh has an 
existing population of 19,734. Therefore,  the 236 new residents would  represent an 
increase of 0.1 percent over the City’s existing population. This level of increase would 
not result in a notable change in open space demand. It should further be noted that 
the City’s population has declined in recent years (from a high of 19,974 in 2010) and, 
therefore,  the 236  residents would not  increase  the City’s population  (or  associated 
open space demand) above its recent (2010) level. 

 
Comment 3.126: This development will effectively curtail the potential for Saranac riverside leisure and 

recreational possibilities. (Harron) 
 
Response 3.126: As shown in Figure 2 of the DGEIS, the DLMUD will include an open space pedestrian 

corridor connection to the Riverwalk. This connection will serve as both a physical and 
visual connection to the Riverwalk and Saranac River from points west. The proposed 
project will  also  include  improvements  to  the  Riverwalk.  Specifically,  the  Riverwalk 
improvements will include replacement of the existing deteriorated boardwalk with an 
approximately ten‐foot‐wide, multi‐use path, which will connect (via a crosswalk over 
Bridge Street) to MacDonough Park to the north and the soon to be constructed Phase 
II of the SRTG to the south (via a path between the Gateway Complex and Broad Street) 
at Broad and Durkee Streets. 
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3.10 VISUAL RESOURCES 
 
Comment 3.127: From page 179 to page 184, the report makes  it sound  like this development  is very 

much in keeping with the feeling and scale of the downtown area, and I don’t really think 
it does. It’s 8 times the size of the average building in its immediate surrounding area. So, 
to my view,  it  is not the size and scale of the surrounding area. The average height of 
buildings in the downtown area is three stories high, and this building is 5 stories high. So 
I think it’s a huge building that I think will overpower the downtown area. (Beaudreau) 

 
Response 3.127: See Responses 3.2, 3.3, 3.4 and 3.10. 
 
Comment 3.128: A  visual  impact  analysis  of  the project  from  the Riverwalk  should be provided as  to 

demonstrate the visual impacts of this project on the trail, to include conceptual drawings 
similar  to  those provided  from  the  front  side of  the DLMUD project,  and  indicate  the 
height differences, if any from the Riverwalk and the rear of the DLMUD project, and how 
the entrance to the underground parking will work. Also concerned about safety along 
this  section of  the Riverwalk  if  there becomes a  “boxed  in  section” as a  result of  this 
project. (Clinton County PB) 

 
Response 3.128: Access to the basement parking garage is from Bridge Street.  The entire eastern edge 

of the basement parking deck will be enclosed and screened by a heavily landscaped 
base, with a landscaped buffer that will blend with the Riverwalk treatment.  The east 
edge of the courtyard will be one level above the Riverwalk and will feature an amenity 
terrace for housing residents with opportunities for formal and informal activities.    The 
pedestrian walkway that provides access from Durkee Street to the Saranac Riverwalk 
will be appropriately illuminated. See Appendix C for more information. 

 
4.0 ALTERNATIVES 
 
Comment 4.1:   The  narrative  on  page  198  under  heading  “4.3  Alternative  C:  Reduced  Residential 

Count...” mentions again the smaller 45 unit residential unit structure. Yet no reason is 
given for the decision approving the adopted larger apartment structure. The large Prime 
LLC  building  is  the  core  issue  damning  the  proposed  projects.  A  smaller  apartment 
building of 45 units or less would not irreparably damage the DSL’s other functions and 
would not create as significant a parking problem in the city. The PFCM could remain on 
the site and still allow for enlarged garden islands within the DSL. (T Palkovic) 

 
Response 4.1:  Section 4.3, page 200 of the DGEIS describes why this alternative was not selected.  
 
Comment 4.2:   Reclaiming  the  Glens  Falls  National  bank  building  as  a  condominium  building  or 

apartment building would be a good service to the city. It sits on the axis of the Westelcom 
Park running between Margaret and Durkee Streets.  It would require  far  less expense 
than  new  construction  and  already  has  attached  parking  spaces  that  can  be  used  for 
tenants. The Glens Falls National Bank building is attractive and sits on a grassed parkland. 
It  is  an  ideal  building  for modification  and  reuse.  The modification  of  the  Glens  Falls 
National bank building is one of many options other than a 115 unit Prime LLC building in 
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the  DSL,  is  also  more  conservative,  therefore  potentially  less  of  a  financial  risk.  (T 
Palkovic) 

 
Response 4.2:  Consideration  and  analysis  of  redevelopment  of  the  Glens  Falls  National  Bank  as 

anything other than a parking lot  improvement as part of the City’s Downtown Area 
Improvement  Projects  is  outside of  the  scope of  this GEIS  per  the  accepted  scoping 
document for this SEQR review. 

 
Comment 4.3:   Clear out all the offices on this floor of City Hall. Move down to the sewage treatment 

plant and conduct city business there. Let the farmers market set up shop here. It’s a nice 
location and I’m sure they’ll prosper. (L Palkovic) 

 
Response 4.3:  Comment noted.  
 
Comment 4.4:   I would prefer you give the grant money back and leave things as they are, rather than 

force us to bear the long term cost of such an expensive, risky endeavor that may profit a 
few and ultimately burn the rest of us to pay for an edifice of which the vast majority of 
citizens will gain little daily benefit. (L Palkovic) The analysis should leave open the option 
of doing nothing at the lot and leaving it as is. Please include this in the chart on page 13 
(Comparison of Project Alternatives) for comparison. (Erb) 

 
Response 4.4: The DGEIS includes a “No Action Alternative,” which assumes no changes to the project 

sites. The No Action Alternative is presented as Alternative A in Section 4.1 of the DGEIS 
and is summarized in Table 4 on Page 13 of the DGEIS. 

 
Comment  4.5:  The City  is  encouraged  to  review  the  scope of  the  project,  to  see  if  downscaling  is  an 

option/alternative. (Clinton County PB) 
 
Response 4.5:  The  DLMUD,  as  currently  proposed,  has  been  shaped  by  an  extensive  public 

engagement process conducted throughout 2019, which has resulted in a scaling down 
of  the  project  size.  The  initial  project  proposal  from  the  January  18,  2019 meeting 
included  two  multi‐story  buildings  encompassing  approximately  127  market  rate 
residential units with 13,515 square  feet of  commercial  /  retail  space. This proposal 
allowed  for  a  total  of  254  parking  spaces  including  238  on‐site  parking  spaces,  (70 
below‐grade parking spaces) and 16 on‐street parking spaces as well as relocating the 
existing Farmers Market within the site. 
 
Based upon the feedback from the January meeting, in May 2019 the footprint of the 
buildings  was  adjusted  to  improve  pedestrian  access  and  on‐street  parking  along 
Durkee  Street,  allow  additional  space  for  the  Riverfront  project  and  widen  the 
pedestrian pathway that connects the proposed Arts Park with the proposed Riverwalk 
area. The redesign of the buildings and associated footprint increased the number of 
residential units to 139, reduced the commercial / retail space to 13,000 square feet 
and implemented underground parking in both buildings to include 288 on‐site parking 
spaces.   
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Also, as a result of this meeting the green space was increased, the residential amenities 
were relocated to be more enclosed and Prime agreed to work together with the City 
in a Public‐Private partnership to relocate the Farmers Market.   
 
The feedback from the May 19, 2019 meeting focused heavily on parking, improving the 
integration  of  the  green  space  and  concerns  over  the  modern  architecture  of  the 
proposed buildings.  To incorporate the public’s concerns while maintaining a successful 
project,  significant  changes  were  made  including  implementing  features  from  a 
successful existing project that is similar in size and demographics.  
  
The proposal now includes 115 residential units and approximately 13,400 square feet 
of commercial / retail space contained in one, U‐shaped building. The revised structure 
of  the  building  addresses  the  parking  concerns  with  the  addition  of  a  full  access‐
controlled parking garage below the building that allows for 165 parking spaces and 35 
street level parking spaces. The removal of the second building allows for an additional 
86 space open‐surface lot parking for a total of 286 parking spaces.  In addition to the 
increased  parking  spaces,  the  removal  of  the  second  building  improves  the  visual 
connectivity  from the proposed Arts Park to the proposed Riverwalk area while also 
allowing  for  an  additional  2,300  square  feet  of  public  civic  space  adjacent  to  the 
proposed Riverwalk. 
 
While increasing the areas of the project site that will be made available to the public, 
the overall size of the project has been reduced from two buildings to one which has 
reduced the residential unit count.  Prime requires the current minimum of 115 units 
and associated  commercial  space  to  appropriately  address  expenses and employees 
required to operate the proposed Class A residential and commercial space in a manner 
consistent with its other properties. 

 
Comment 4.6:   Another alternative that does not appear in the DEIS is to provide closer vehicular and 

pedestrian  access  to  the  harborside  parking  area.  The  City  may  want  to  determine 
whether a foot crossing of the railroad tracks near the west end of the harborside lot, or 
a sidewalk to the far east that does not cross the tracks. This may allow better access to 
the lot for businesses and residences in the Bridge Street area and beyond, which could 
reduce the on street parking pressure from the nearby businesses and residences. This 
could have a similar effect as the County Government Center parking expansion, allowing 
parking to “shift” to less used areas, and allowing for more on street parking nearer to 
the downtown. (Clinton County PB) 

 
Response 4.6:   The Harborside area is currently accessible via Green Street from the south, Dock Street 

from the east, and via a pedestrian bridge over  the Saranac River  to  the west.    It  is 
proposed to remove the bulk of perimeter fencing around the former PMLD site to allow 
for increased pedestrian connectivity. The City is exploring future access improvements 
including  sidewalk  connectivity  along  Green  Street  and  improved  vehicular  and 
pedestrian access from the Harborside parking lots. In addition, the City was recently 
awarded  a  NYS  DOS  grant  to  develop  a master  plan  for  the  Harborside  area.  Both 
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vehicular and pedestrian connectivity from downtown to the Harborside will be primary 
components of that master planning document. 

 
Comment 4.7:   The City may want to add additional alternative actions and explore those actions, which 

include but are not  limited to: Reduction  in the commercial square footage within the 
project (especially the restaurant use which requires the highest parking per square foot, 
and  the  commercial  reuse  of  the  farmer’s  market  structure);  Reduction  in  the  total 
number  of  apartments;  construction  of  a  public  parking  garage  on  the  DLMUD  site; 
construction  of  a  public  parking  garage on  the Arnie  Pavone parking  lot  site.  (Clinton 
County PB) 

 
Response 4.7:   Please refer to Response to Comment 1.2. As outlined in the NYSDEC’s SEQR Handbook, 

“The goal of  the alternatives discussion  in an EIS  is  to  investigate means to avoid or 
reduce  one  or more  identified  potentially  adverse  environmental  impacts.  Part  617 
further  requires  that  the  alternatives  discussion  include  a  range  of  reasonable 
alternatives which are feasible considering the objectives and capabilities of the project 
sponsor. In general, the need to discuss alternatives will depend on the significance of 
the  environmental  impacts  associated  with  the  proposed  action.  The  greater  the 
impacts,  the  greater  the  need  to  discuss  alternatives.” Given  the  significance of  the 
environmental impacts of the proposed action, the inclusion and analysis of the three 
alternatives satisfies SEQRA requirements. 
 
It should also be noted that, as part of the DRI planning process, a series of potential 
alternatives  were  discussed  and  assessed  by  the  City  in  consultation  with  Prime 
representatives (see also Response 4.5). 

 
Comment 4.8:   The alternatives included in this DGEIS are hollow. They do not represent the range of 

reasonable  options  for  the  site,  nor  do  they  represent  the  range  of  opinions  in  the 
community  over  the  private  vs.  public  benefit  created  by  this  project.  Instead,  the 
alternatives included simply play at the margins of the same basic development program. 
If  this  project  were  completed  with  100%  private  investment  the  current  range  of 
alternatives might be acceptable. However, the project includes significant public funds, 
allocated  to  the  community  for  the  purpose  of  creating  wide  community  benefits. 
Throughout the DRI planning process the public discussed a much broader range of ideas 
for  the  Durkee  Lot  and  a  long‐term  benefit‐cost  analysis  of  these  proposals  was  not 
conducted.  This  is  vital  information  to  have.  There  are  alternative  visions  within  the 
community of how this space could be used, and the current DGEIS does not acknowledge 
them. This  ignores community members’ requests for "eyes wide open" and evidence‐
based  decision making.  Rather  than  three  alternatives  that  represent  the  same  basic 
outcome,  the  DGEIS  should  include  alternatives  that  represent  a  range  of  public‐to‐
private benefits and public‐to‐private uses so that stakeholders can accurately assess the 
benefits  and  losses  of  all  potential  uses  of  the  site.  Scenario  planning methodologies 
provide a roadmap for this type of analysis. (Gervich)  

 
Response 4.8:  Please refer to Responses 1.2 and 4.7.  
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Comment 4.9:   I would like to see a fourth option included in this comparison which the land remains 
public,  and  DRI  money  is  instead  put  towards  public  open  space  improvements  to 
approximately one acre of the space (or about 1/3 of the lot) as well as the construction 
of a new Farmers Market building in its current location. The remaining land would remain 
a  public  parking  lot  until  the  improvements  made  attract  more  interest  in  private 
development more  scalable  to  the  downtown  area without  the  need  for  such  drastic 
monetary and tax incentives. This plan of action – investing DRI funds in the public land 
improvements first ‐ was actually suggested in the Strategic Investment Plan for the DRI 
and represents a much more lucrative and less risky plan of action for the city in the long 
run  when  compared  to  the  costs  and  risks  associated  with  the  current  plan  and  its 
necessary PILOT. (Erb) 

 
Response 4.9:   As described in Response 1.2, “as outlined in the NYSDEC’s SEQR Handbook, “The goal 

of the alternatives discussion in an EIS is to investigate means to avoid or reduce one or 
more identified potentially adverse environmental impacts. Part 617 further requires 
that the alternatives discussion  include a range of  reasonable alternatives which are 
feasible considering the objectives and capabilities of the project sponsor. In general, 
the need to discuss alternatives will depend on the significance of the environmental 
impacts associated with the proposed action. The greater the impacts, the greater the 
need to discuss alternatives.” The suggested alternative is outside of the scope of this 
GEIS per the accepted scoping document. 

 
Comment 4.10: A smaller, more compatible DLMUD should be added as Alternative D and evaluated. 

Alternative D should consider the following: A four story DLMUD (instead of five) would 
be more compatible with the neighborhood. The DLMUD setbacks should match or be no 
less than the existing street side setbacks of the Gateway building located on the south 
end of the site (part and purpose of the original 2004 PUD). A 114‐unit apartment building 
is unprecedented in downtown Plattsburgh. Alternative D should include a building with 
significantly fewer units. It is important to note that the 2017 North Country Downtown 
Revitalization  Initiative:  Plattsburgh  Award  booklet  acknowledged  “approximately  45 
residential units.” (Plattsburgh Citizens Coalition) 

 
Response 4.10: See Responses 1.2 and 2.1. 
 
Comment 4.11: The proposed parking plan relies heavily on the concept of replacing long‐term off‐street 

parking with on‐street parking. This concept is inherently and fundamentally harmful to 
local downtown businesses who rely on short  term parking  in close proximity  to  their 
business establishment to maintain a viable business in a small City with a cold climate. 
The occupation of on street parking spaces by long‐term parking will have a direct and 
severe impact on local businesses. The GEIS should evaluate an alternative in which the 
long‐term  off‐street  parking  is  replaced with  long‐term  off‐street  parking  to  avoid  an 
adverse impact to businesses. (Plattsburgh Citizens Coalition) 

 
Response 4.11: The City is currently evaluating a series of parking management strategies which will 

include  both  short‐term  and  long‐term  parking  options.    The  goal  is  to  provide  an 
adequate supply, at affordable rates, that is equitable and sensitive to the needs of local 
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businesses.    The  replacement of  long‐term parking  as  outlined  in  Section 3.5 of  the 
DGEIS and further described in FGEIS Section 2.5.3 will occur through establishment of 
additional off‐street spaces at multiple locations.  See also Comment 3.63. 

 
Comment 4.12: The EIS  fails  to provide alternatives analysis  to demonstrate  that  there may be better 

development alternatives more in keeping with the unique characteristics of downtown 
Plattsburgh. Size and height alternatives should be considered as part of the evaluation 
of consistency with community character. (Plattsburgh Citizens Coalition) 

 
Response 4.12: See Response to Comment 1.2. 
 
Comment 4.13: Why, as an alternative, does the City not keep the half of the Durkee Street Parking lot 

that will constitute the public parking, and retain the 2,400 SQ FT space occupied by the 
PFCM for public usage, preserved as such for generations to come? (Beaudreau) 

 
Response 4.13: See Response to Comment 1.2. 
 
Comment 4.14: An alternate design proposal, which is part of Prime LLC’s potential offerings, seems to fit 

more seamlessly into the current streetscape of downtown Plattsburgh. The GEIS should 
note that other options for the site in terms of size, scale, and design, could be considered. 
(Beaudreau) 

 
Response 4.14: See Response to Comments 1.2 and 4.5. 
 
Comment 4.15:  The GEIS should note that the now‐available site of the Glens Falls National Bank could 

be  used  for  something  other  than  a  parking  lot.  Developing  a  multi‐use  apartment 
complex  or  hotel  on  this  site  would  restore  the  original  streetscape  and  unify  the 
Margaret Street corridor. (Beaudreau) 

 
Response 4.15: See Response 4.2. 
 
Comment 4.16: A smaller scale residential apartment building could co‐exist with the current Market site 

and would alleviate so much of the opposition to the current plan. (Woods) 
 
Response 4.16: See Responses to Comments 1.2, 2.7 and 2.17.  
 
5.0 ADVERSE UNAVOIDABLE IMPACTS 
 
Comment 5.1:  The  board  believes  that  this  project  requires  a  positive  declaration  of  environmental 

impact as submitted. The board suggests that a revised / supplemental DEIS be submitted 
that addresses these many concerns adequately. (Clinton County PB) 

 
Response 5.1:  As  required  by  the  SEQRA  Regulations,  this  Final  GEIS  contains  comprehensive 

responses to substantive comments received on the Draft GEIS at the Public Hearing 
and  during  the  Public  Comment  Period.    As  noted  in  the  SEQRA  Handbook,  in 
determining  whether  comments  received  are  substantive,  the  Lead  Agency  should 
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assess the relevance of the comments to identified impacts, alternatives and mitigation 
or whether the comments raise important new environmental issues which were not 
previously  addressed.    The  Lead  Agency  may  also  explain  why  an  impact  is  not 
significant, why a topic is not included in the Final EIS or how an alternative or proposed 
mitigation  would  address  concerns  in  its  responses  to  comments.    Clarification  of 
scientific terms, concepts or data interpretation may also be necessary in a Final EIS. 
 
A Supplemental EIS may be required, at the Lead Agency’s discretion, if (a) proposed 
Project changes may result in one or more significant adverse environmental impacts 
not addressed in the original EIS, (b) the Lead Agency discovers new information, not 
previously  available,  concerning  significant  adverse  impacts,  (c)  a  change  in 
circumstances arises which may result in a significant adverse environmental impact or 
(d)  site‐specific  or  project‐specific  analysis  of  potential  significant  adverse 
environmental impact(s) is needed for actions following a Generic EIS.  Supplemental 
EISs may be required for actions initially contemplated in a GEIS to address future site‐
specific or project‐specific issues.  However, the Common Council does not believe that 
there have been any changes in the Project, newly discovered information or a change 
in circumstance that have the potential to result in any new, previously undisclosed or 
unevaluated impacts that would require preparation of a Supplemental EIS at this time. 

 
6.0 IRREVERSIBLE IRRETRIEVABLE COMMITMENT OF RESOURCES 
 
Comment 6.1:  This  section  does  not  properly  address  the  large  impact  of  the  Durkee  Mixed  Use 

Development  project  and  the  long  term  effects  of  development.  Please  provide 
clarification regarding the intent of Section 6.0. (Plattsburgh PB) 

 
Response 6.1:  NYSDEC’s 2019 SEQR Handbook indicates that “The extent to which a proposed action 

may cause permanent loss of one or more environmental resources should be identified 
as specifically as possible based upon available information. Resources which should be 
considered  include  natural  and  manmade  resources  that  would  be  consumed, 
converted or made unavailable for further uses due to construction, operation, or use 
of the proposed project, whether those losses would occur in the immediate future, or 
over the long term. Examples include the filling of wetlands; paving over or construction 
on valuable agricultural soils; use of non‐renewable, or non‐ recyclable materials in new 
structures; and use of fossil fuels in construction or operation of the project.” In this 
context, the conversion of the Durkee Street parking lot to the DLMUD is not considered 
an irreversible irretrievable commitment of resources.  

 
The  DGEIS  identifies  that,  “the  various  improvement  projects  would  require  the 
commitment and use of a variety of resources, which would no longer be available for 
future  use.  Construction  related  materials,  including  concrete,  wood,  steel,  and  fill 
materials and construction equipment operation utilizing water and fossil fuels would 
be  irreversibly  and  irretrievably  committed  to  the  projects.  The  projects,  in  their 
operational  state,  would  irreversibly  and  irretrievably  utilize  water  and  fossil  fuels. 
Labor  resources,  during  construction  and  operation,  would  be  committed  to  the 
proposed projects, but this is anticipated to result in a beneficial impact.” 
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Comment 6.2:  The DLMUD represents an irreversible commitment of a large, publicly owned property 

in  the  downtown  core,  yet  the  land  base  and  natural  resources  of  the  site  are  not 
discussed in this portion of the plan (page 201). Once this project is constructed it is likely 
that the City will never regain the Durkee Lot space or another site with similar centrality 
in the downtown center. Yet, a comprehensive benefit‐cost analysis of the project has not 
been conducted. Prior to assessing the impact of this irreversible commitment of land and 
other  resources,  and  prior  to  comparing  the  preferred  alternative  to  others,  a 
comprehensive  ecosystem‐services  based  benefits‐cost  analysis  should  be  conducted. 
(Gervich) 

 
Response 6.2:  See Response 6.1. 
 
Comment 6.3: The Durkee Street Municipal Parking Lot is a publicly owned waterfront parking property. 

Conveyance of this property to a Private Development Corporation (i.e. Prime Companies) 
would result in an irreversible irretrievable commitment of resources. it is also noted that 
the  parking  lot  here may  very well  also  be  protected  by  the  public  trust  doctrine,  in 
addition  to  the  issues  surrounding  New  York  General  City  Law  §20(2).  In  the  City  of 
Plattsburgh, this parking lot, and indeed other similar parking lots within the downtown 
parking district, are held for the benefit of that parking district. Taxpayers are charged a 
special tax for the maintenance, repair and upkeep of those parking lots, evidencing an 
intention by the City of Plattsburgh to hold those public parking spaces in trust for this 
district. Thus, no parking property may be alienated without addressing the underlying 
special taxing district. The continuing wrong evidenced by the Agreement in violation of 
New York General City Law §20(2) must be reversed. The City of Plattsburgh does not 
possess the legal authority to enter into the Agreement and doing so would result in an 
irreversible  irretrievable  commitment  of  public  resources.  (Plattsburgh  Citizens 
Coalition) 

 
Response 6.3:  The City does not propose to convey any waterfront property to Prime.  As detailed in 

the  DGEIS,  the  City  proposes  to  retain  ownership  of  all  waterfront  property  on  the 
DSMPL.   

 
  Additionally, public parking lots within the SAD are not constrained by the public trust 

doctrine.  It is within the Common Council’s authority to convey these parking lots and 
also to establish new parking.   

 
Those downtown property owners subject to the special tax for maintenance, repair, 
and upkeep of parking within the SAD will continue to benefit from the establishment 
of new  lots and  the expansion of existing  lots.    In  this way, parking capacity  can be 
relocated within the SAD without resulting in an irreversible, irretrievable commitment 
of public resources.   
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APPENDICES 
 
Comment A.1:  DRI  Strategic  Investment  Plan  and  Original  Application:  These  documents  should  be 

included in the appendix, and appear to be omitted. (Clinton County PB) 
 
Response A.1:  These  documents  are  available  on  the  City’s  website  at 

http://www.cityofplattsburgh.com/428/Downtown‐Revitalization‐Initiative. 
 
Comment A.2:   Please provide a glossary of the acronyms that appear throughout. It will help maintain 

coherence and comprehension (L Palkovic) 
 
Response A.2:  An acronym glossary has been added to the FGEIS. 
 
Comment A.3:   The  DGEIS  references  the  Development  Agreement  between  Prime  and  the  City.  The 

Development  Agreement  should  be  appended  to  the  GEIS.  (Plattsburgh  Citizens 
Coalition) 

 
Response A.3:  The Agreement has been referenced in the GEIS only to the extent that it reflects the 

developer’s proposed plans.  It is anticipated that the Development Agreement will be 
amended or superseded.  Any new Agreement will be made available to the commenter 
and any other member of the public.  Nonetheless, some of the information presented 
in the DGEIS is that which was earlier presented by the proposed developer and is still 
accurate and valid, other than as modified in the FGEIS.  

 
GENERAL 
 
Comment G.1:  My overall response to this report  is that much of what  is being proposed is based on 

speculation, with little concrete data specific to the City of Plattsburgh to back it up (the 
classic “Build it and they will come” approach. (L Palkovic) 

 
Response G.1:  Comment noted. 
 
Comment G.2:  It’s an overall huge loss for residents and visitors – loss of parking, loss of access to open 

spaces,  and  an  unacceptable  financial  burden  with  no  in‐kind  amenities  for  the 
Plattsburgh community.  Prime LLC is the ONLY winner in this ill‐conceived DRI. (Harron) 

 
Response G.2:  See Response to Comment 3.15 

 



Final Generic Environmental Impact Statement (FGEIS) 
City of Plattsburgh 

Downtown Area Improvement Projects 

Clinton County, New York 
 
 
 

Appendices 
   



Appendix A:  
State Environmental Quality Review Information 

   



State Environmental Quality Review Act (SEQRA) 
NOTICE OF COMPLETION OF DGEIS 

and 
NOTICE OF SEQRA PUBLIC HEARING 

Lead Agency: City of Plattsburgh Common Council Date: November 21, 2019 

This Notice is issued pursuant to Part 617 of the implementing regulations pertaining to 
Article 8 (State Environmental Quality Review Act) of the Environmental Conservation 
Law. 

A Draft Generic Environmental Impact Statement (DGEIS) has been completed 
and accepted by the Lead Agency for the proposed action described below.  A Public 
Hearing on the DGEIS will be held on Monday, December 9, 2019 at 5:00 p.m. in the 
Common Council Chambers of Plattsburgh City Hall, 41 City Hall Place, 
Plattsburgh, New York 12901.  Written comments on the DGEIS will be accepted 
until 2:00 p.m. on Monday, December 23, 2019 and must be submitted in writing 
to the following address: 

Plattsburgh Common Council 
c/o Beth Carlin, Mayor’s Office 
Plattsburgh City Hall 
41 City Hall Place 
Plattsburgh, NY 12901 

Name of Action:  Downtown Area Improvement Projects 

Description of Action:  The Downtown Area Improvement Projects include: (a) Durkee 
Lot Mixed-Use Development (multi-story mixed-use development replacing existing 289-
space Durkee Street Municipal Parking Lot located at 22 Durkee Street and rehabilitation 
of existing Plattsburgh Farmers’ and Crafters’ Market building for use as commercial 
space and publicly-accessible civic space); (b) Saranac Riverwalk (construction of a 
Riverwalk along the Saranac River to replace existing pedestrian walkway); (c) Durkee 
Street Reconfiguration and Streetscape Improvements (reconfiguration of Durkee Street 
to one-way traffic with streetscape improvements and 43 additional public parking spaces; 
(d) Westelcom Park Improvements (redesign of existing Westelcom Park to include multi-
tiered park with sculpture areas, water feature, plaza, bicycle infrastructure and
pedestrian walking areas; (e) Bridge Street Parking Improvements (streetscape
improvements and six new on-street parking spaces; (f) Arnie Pavone Memorial Parking
Plaza (109-space municipal public parking lot at the former Glens Falls National Bank site
and associated parking area including abandonment of Division Street and incorporation
of that street’s footprint; (g) Broad Street Municipal Parking Lot (minor expansion and
restriping of existing 59-space lot to accommodate 22 additional parking spaces); (h)
Plattsburgh Farmers’ and Crafters’ Market (PFCM) Relocation and Expansion (relocation



2 

of PFCM to former Building 4 of Plattsburgh Municipal Lighting District buildings at 26 
Green Street within City’s Harborside Area.) 

Location: City of Plattsburgh, Clinton County, New York 
See attached Location Map. 

Potential Environmental Impacts: See attached Table 3: Summary of Potential 
Significant Adverse Environmental Impacts and Mitigation Measures. 

A copy of the DGEIS may be obtained from: 
Contact Person: Matthew Miller, Director of Community Development 
Address: 41 City Hall Place 

Plattsburgh, NY  12901 
Telephone: (518) 536-7520

A copy of the DGEIS can also be accessed on the City’s website at 
https://www.cityofplattsburgh-ny.gov/604/DRI-Environmental-Impact-GEIS. 

A copy of this Notice and the DGEIS have been sent to: 
Mayor, City of Plattsburgh 
City of Plattsburgh Common Council 
All SEQRA Involved Agencies 
Department of Environmental Conservation, Division of Environmental Permits 
Any person who has requested a copy 

https://www.cityofplattsburgh-ny.gov/604/DRI-Environmental-Impact-GEIS
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ENB - Region 5 Notices 12/4/2019
Adirondack Park Agency Completed Applications
County: Essex

Applicant: Crowe Family Investments, LLC

Contact for this Project: Chris Crowe
Crowe Family Investments, LLC
P.O. Box 455
Littleton, NH 03561

Office: Adirondack Park Agency (APA)
P.O. Box 99, Route 86
Ray Brook, NY 12977
Phone: (518) 891-4050

APA Contact: Matthew Brown

APA Project Number: 2019-0153

Project Title: Crowe Family Investments, LLC

Location: Wells Hill Road in the Town of Lewis, New York.

APA Land Use Classification: Moderate Intensity Use

For Adirondack Park Agency: Comment Period Ends: December 19, 2019

Project Description: The project involves the operation of a sawmill using pre-existing structures.

Notice of Acceptance of Draft GEIS and Public Hearing
Clinton County - The City of Plattsburgh Common Council, as lead agency, has accepted a Draft 
Generic Environmental Impact Statement on the proposed Downtown Area Improvement Projects. A 
public hearing on the Draft GEIS will be held on December 9, 2019 at 5:00 p.m. at the Common 
Council Chambers, Plattsburgh City Hall, 41 City Hall Place, Plattsburgh, NY 12901. Written 
comments on the Draft GEIS will be accepted until December 23, 2019. The Draft EIS is available from 
the Plattsburgh City Clerk's Office, Plattsburgh City Hall, 41 City Hall Place, Plattsburgh, NY 12901 and 
on line at: https://www.cityofplattsburgh-ny.gov/604/DRI-Environmental-Impact-GEIS.

The action involves the following: (a) Durkee Lot Mixed-Use Development (multi-story mixed-use 
development replacing existing Durkee Street Municipal Parking Lot and rehabilitation of the existing 
Plattsburgh Farmers' and Crafters' Market building for use as commercial space and publicly-
accessible civic space); (b) Saranac Riverwalk (construction of Riverwalk along Saranac River to 
replace existing walkway); (c) Durkee Street Reconfiguration/Streetscape Improvements 
(reconfiguration of Durkee Street to one-way traffic with streetscape improvements and 43 additional 
public parking spaces; (d) Westelcom Park Improvements (redesign of existing Westelcom Park; (e) 
Bridge Street Parking Improvements (streetscape improvements and six new on-street parking spaces; 
(f) Arnie Pavone Memorial Parking Plaza (109-space municipal public parking lot at former Glens Falls 
National Bank site; (g) Broad Street Municipal Parking Lot (minor expansion and restriping of existing 

Page 1 of 3ENB - Region 5 Notices 12/4/2019 - NYS Dept. of Environmental Conservation
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lot to accommodate 22 additional parking spaces); (h) Plattsburgh Farmers' and Crafters' Market 
(PFCM) Relocation/Expansion (relocation of PFCM to former Building 4 of the Plattsburgh Municipal 
Lighting District buildings at 26 Green Street within the City's Harborside area. The project is located in 
the City of Plattsburgh, New York.

Contact: Matthew Miller, City of Plattsburgh, 41 City Hall Place, Plattsburgh, NY 12901, Phone: (518) 
356-7510, E-mail: millerma@cityofplattsburgh-ny.gov.

Notice of Acceptance of Draft SEIS, Notice of Public Hearings and 
Public Comment Period
Essex, Franklin and Hamilton Counties - The New York State Department of Environmental 
Conservation (NYS DEC) and New York State Department of Transportation (NYS DOT), as lead co-
agencies, have accepted a Draft Supplemental Environmental Impact Statement on the proposed Draft 
Unit Management Plan Amendment / Draft Supplemental Environmental Impact Statement for the 
Remsen-Lake Placid Travel Corridor. In accordance with applicable law, there were three 
previously scheduled public hearings held on the Draft UMP Amendment, Draft SEIS, and River 
Area Management Plans:

Date: Tuesday, December 3, 2019
Time: 6:00 to 8:00 p.m.
Location: Tupper Lake Middle-High School Auditorium
25 Chaney Avenue
Tupper Lake, NY 12986

Date: December 4, 2019
Time: 6:00 to 8:00 p.m.
Location: Lake Placid Conference Center
2608 Main Street
Lake Placid, NY 12946

Date: December 5, 2019
Time: 6:00 to 8:00 p.m.
Location: The View Arts Center
3256 Route 28
Old Forge, NY 13420

A fourth public hearing has been scheduled for:

Date: Thursday, December 19, 2019
Time: 6:00 to 8:00 p.m.
Location: State Office Building
207 Genesee Street
Utica, NY 13501

Written comments are welcome and the previous deadline, December 20, 2019, will be extended. 
Written comments will now be accepted, by mail or e-mail, by the contact person until January 
8, 2019. Copies of the Draft UMP Amendment/Draft SEIS are posted on the NYS DEC website at: 
http://www.dec.ny.gov/lands/62816.html

Copies of the Draft UMP Amendment/Draft SEIS will also be available on CD, upon request in person, 
at the DEC Region 5 Office, Route 86, Ray Brook, NY and DEC Headquarters, 625 Broadway, 5th 
Floor, Albany NY.

Page 2 of 3ENB - Region 5 Notices 12/4/2019 - NYS Dept. of Environmental Conservation
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The action involves proposed amendment to remove the rails along the corridor between the Village of 
Tupper Lake and the Village of Lake Placid and convert it to a multiple-use recreational trail; to leave in 
place the existing rails between the Village of Remsen and the Big Moose Station; and to rehabilitate 
the rails between the Big Moose Station and the Village of Tupper Lake. The amendment includes 
River Area Management Plans, pursuant to 6 NYCRR section 666.7, for the Main Branch Saranac 
River, Main Branch Raquette River, Middle Branch Moose River, and North Branch Moose River.

The project is located in the Towns of North Elba in Essex County, Towns of Harrietstown, Santa Clara, 
and Tupper Lake in Franklin County, Town of Long Lake in Hamilton County, Town of Webb in 
Herkimer County, Towns of Forestport, Steuben, and Remsen in Oneida County, and Towns of Colton 
and Piercefield in St. Lawrence County, New York.

Contact: John Schmid, NYS DEC - Division of Lands and Forests, 625 Broadway, 5th Floor, Albany, 
NY 12233-4254, Phone:(518) 473-9518, E-mail: AdirondackPark@dec.ny.gov
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DGEIS 
(DRAFT GENERIC ENVIRONMENTAL IMPACT 

STATEMENT) 

PUBLIC HEARING 

DECEMBER 9, 2019 

· 5:00 P.M.

COMMON COUNCIL CHAMBERS 
41 City Hall Place 

Plattsburgh, New York 12901 

Transcribed By: ADK Transcription Service 
Ruth A. Peterson 



DGEIS - Public Hearing 
Common Council Chambers 

1 Public Bearing 

2 December 19, 2019 

3 

4 

5 

6 

7 

8 

CR: 

MS: 

LP: 

TP: 

SB: 

JB: 

Chris Rounds 

Mark Schachner 

Laura Palkovic 

Tim Palkovic 

Sylvie Beaudreau 

Julie Baughn 

9 Transcribed by ADK Transcription Service 

10 

11 (DGBIS Public Bearing Starts at 5:03:01) 

12 CR: 

13 

14 

15 

16 MS: 

17 

18 CR: 

19 

20 MS: 

21 CR: 

22 

23 MS: 

24 

25 

Chris Round with the Chazen Companies. We're 

here tonight, we're going to share a brief 

presentation with you and open up the public hearing 

for Generic Environmental Impact Statement. 

Yeah, so, I'll start up and then we'll 

(inaudible) 

Yeah, yeah. Matt, if you would just slide -

a couple of slides. 

I'll do the intro stuff first. 

Yeah, so go right ahead with the next slide, 

Matt. 

Okay. So, good evening everybody. I'm Mark 

Schachner. I'm one of the city's special counsel, 

meaning special attorneys, that's helping the city 
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DGEIS - Public Hearing 
Common Council Chambers 

through the process that we're about to talk about 

briefly, and then you'll hear something about it. With 

me tonight, as part of our project team, is my partner 

Jackie White sitting over there, and Chris Round, who 

just introduced himself. 

I'm going to briefly describe the nature of 

the exercise that we're undertaking and why we're 

here. And a little of that, or maybe most or all of 

that, will be a little bit boring, but I'm just going 

to try to set the stage, so we're all on the same 

page, knowing what we're doing here, and a little bit 

of what we're not doing here. 

Can people hear me okay? I'm seeing heads 

nodding yes. 

So the nature of the exercise, and why we 

are here is the city -- the Common Council is pursuing 

its responsibilities under a New York State Law called 

the New York State Environmental Quality Review Act. 

The acronym is S-E-Q-R-A, SEQRA, it's up there on the 

slide, S-E-Q-R-A schedule. The general idea behind the 

New York State Environmental Quality Review Act, or 

SEQRA, is that decision makers are supposed to take 

potential environmental impacts when they make 

decisions; that's the very broad brush mandate of 

SEQRA. 
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Bow the city is implementing that broad 

brush mandate of SEQRA, in the last few months and 

tonight, is that the downtown area improvement 

projects, and I say projects, plural, the downtown 

area improvement projects are being treated together 

for the purposes of a SEQRA review analysis. That 

means that the potential environmental impacts of a 

slew of downtown area improvement projects are being 

considered together. This is not the only way that the 

city could have fulfilled its SEQRA responsibilities, 

but it's an extraordinarily responsible way to do so, 

because instead of looking at potential environmental 

impacts of separate projects separately in a piecemeal 

fashion, the city decided to prepared what's called a 

Generic Environmental Impact Statement analyzing 

potential environmental impacts of all of the downtown 

area projects together. This occurred after convening 

a public -- what's called a scoping process where 

there was a public scoping session held in this very 

room a number of weeks ago in which the city solicited 

input on what potential environmental impacts should 

be analyzed in this Generic Environmental Impact 

Statement. There now has been prepared, largely by 

Chazen, Chris Round introduced himself from Chazen 

Companies, there has now been prepared a draft Generic 
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Environmental Impact Statement analyzing potential 

environmental impacts of these downtown area 

improvement projects. The draft Generic Environmental 

Impact Statement by definition had to hit the topics 

that were identified as a result of that scoping 

process, as I mentioned a few minutes or a few seconds 

ago, and it did that, and the council accepted that 

draft Generic Environmental Impact Statement as 

complete a little while ago, and that required then 

scheduling a public comment period and a public 

hearing. 

The public comment period goes from whenever 

it started until December 23rd, so written public 

comments will be accepted until December 23rd, and the 

public hearing is what we're doing right now tonight. 

It's a public hearing, there's a public comment 

period. That means that anybody who wishes to speak 

can do so, but let's please try to keep in mind that 

the purpose of comments is you should be addressing 

potential environmental impacts, and especially as 

related to or as discussed in the document, in the 

drafter Generic Environmental Impact Statement. So, 

the purpose of public comments is to address potential 

environmental impacts as reflected in the Generic 

Environmental Impact Statement. This is not really the 
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time to say, I love these projects because •.• I hate 

these projects because ••• these are wonderful 

projects because ••• these are horrible projects 

because ••• they will be subject to further public 

hearings when they are reviewed by the City Planning 

Board and by others on a project specific basis. But 

the purpose of the SEQRA public hearing and public 

comment period is to make comments about the potential 

environmental impacts as discussed in the Generic 

Environmental Impact Statement. 

What will happen next is that a final 

Generic Environmental Impact Statement will be 

prepared, and the most important part of that 

document, not the only part of that document, but the 

most important part of that document will be responses 

to comments on the draft Generic Environmental Impact 

Statement. Now it doesn't necessarily mean that each 

and every comment will be responded to, but if it's a 

material, relative comment about potential 

environmental impacts, as discussed in the Generic 

Environmental Impact Statement, then the final 

Environmental Impact Statement will respond to that 

comment or to those comments. 

Now tonight is not a question and answer 

session. You may have questions, you can ask the 
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questions, they'll be treated as comments. If they are 

material and relevant, they will be responded to in 

the final EIS. But it's not a question and answer 

session tonight. Just as something to keep in mind, 

not all environmental impacts are avoidable, and SEQRA 

does not require avoiding all environmental impacts. 

It certainly requires trying to minimize or avoid 

environmental impacts as much as possible. 

And that's really me done setting the stage. 

We are going to establish some ground rules for the 

hearing, and before we finalize them, how many people 

intend to speak? Raise of hand please. All right. So, 

we're seeing a handful. I think we're going to go with 

the -- unless somebody tells me otherwise, we'll go 

with the city's usual practice of a five minute limit 

on comments. You can only speak once for your five 

minutes, but it shouldn't be a problem because we 

don't have a ton of people looking to speak. We are 

going to ask you to speak, as I hope I am doing, 

slowly and loudly. And the reason is because we are 

going to end up having a stenographic transcript 

prepared of the comments so that we know that we've 

captured them and are able to respond to those that 

are relevant and material. So, try to speak slowly and 

loudly. !n our experience, it's hard to do that in a 



1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

DGEIS - Public Hearing 
Common Council Chambers 

MS: 

CR: 

public setting but try to as best we can so that when 

the stenographer has the tapes to prepare the 

transcript, he or she does the best job they can. 

Are there any questions or comments about the setting 

of the stage? 

(No audible comments) 

Then Chris, why don't you do your 

presentation? 

I think this is working, Matt. This is a 

snapshot of the Generic EIS cover. I have copies with 

me tonight, they are rather thick. The document is 

organized with an executive summary for those of you 

who are not interested in pouring into a document, 

these executive summary (inaudible, low audio) in 

that. It describes each of the projects, the existing 

conditions, and you know, the things that have been of 

interest that came up during scoping and they were 

parking, traffic, fiscal and economic impacts, 

historic and cultural resources. 

So, there are a series of analyses of those 

subject matters, as well as others, and I'm just going 

to go through really what is the project that's being 

analyzed and then what are each of those components? 

And so you see, here is a map that appears in the EIS 

and identifies those eight component projects. And as 
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Mark said, they do look at each one of those. So, the 

way that EIS is organized, it describes each of the 

projects and then describes the impacts from each of 

those projects. And so, at the center is the Durkee 

Street municipal parking lot and then you'll see the 

various -- I won't go through each of them, but you'll 

see those locations of each of the component projects 

that we're analyzing. 

It is largely focused on the mixed-use 

development that's being proposed, and then the 

parking and streetscape enhancements that are going 

along with the project, the Durkee lot mixed-use 

development is a 115 unit apartment complex and a mix 

of one, two and three bedroom apartments, as well as 

commercial space on the first floor. It's envisioned 

today as a restaurant. It could be for other uses. And 

then repurposing the former farmer's market site, both 

with civic space and future retail or commercial 

development. This project does displace public parking 

as it exists today and replaces that parking as I 

mentioned both on-site and through the distribution of 

new facilities across the city, the downtown area. 

Here's two images that are in the EIS of the 

mixed-use development, so you see it here and you'll 

see a separate view from either end, so one from Bank 
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CR: 

and one from ••• 

Bridge. 

Bridge. 

Bridge, thank you. The next component is the 

Saranac River Walk and that river walk is basically a 

replacement and improvement of the existing trail that 

exists along the Saranac, a much more robust, much 

more esthetically pleasing project component. 

There is an addition of parking on Durkee 

Street with a conversion of Durkee Street to one-way. 

This is the Westelcom Park improvements, so 

you see a series of pedestrian features, landscape 

improvements, a potential performance area, a plaza, 

et cetera. These components are designed to build on 

the DRI investments that the city is making. 

Next is the establishment of a parking lot 

at the former Glens Falls National Bank building, as 

well as abandonment of Division Street that exists 

there. 

Expansion and improvement of the Broad 

Street municipal parking lot. 

Relocation, as we mentioned of the Farmer's 

Market and that's been a separate conversation focused 

on that. And you'll see it's repurposing of a building 

that's on the former municipal (inaudible) site. And 
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if you see an image, I apologize, it's down here, this 

is an early rendering of what that facility might look 

like. 

That's really quick. We wanted to be very 

brief tonight just to give you an idea with that. The 

EIS is available online, it's available in the City 

Clerk's Office, it's available in the (inaudible) Loan 

Office on the second floor. We encourage you, if you 

haven't obtained it or (inaudible) please do so. Go 

online, it is available in component pieces, and we 

look forward to your c011ll1lents tonight. 

As Mark mentioned, please use the 

microphone, speak your name for the record, please 

sign in, so when we capture your name, we get it 

spelled correctly. If you're not in a position to 

speak tonight, and you do have comments, those 

comments are to be directed back to the Mayor's Office 

and they will be accepted through the 23rd, which is a 

Monday before the holiday, and I'll leave with that. 

So, it doesn't matter what order, anybody who wishes 

to speak, step up, state who you are and speak away. 

Sign in? 

Yes. 

Good afternoon. My name is Laura Palkovic 

and I live with my husband, Tim, in a home that we own 
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in Plattsburgh. An�·r would like to give my opinion on 

two areas of the drafter Generic Environmental Impact 

Statement. 

First, I would like to voice my support for 

the Farmer's and Crafter's Market located in the 

Durkee Street lot; hereafter, referred to as DSL, and 

my opposition to its forced removal to the sewage 

treatment plant lot. I find the idea of having a 

market that sells fresh produce and other food located 

there repugnant and repulsive. I wouldn't buy food at 

that location and I doubt there are many who would. 

A farmer's market is more than a store. It 

is a meeting place, a place for the local community to 

gather, to talk, to exchange news and ideas and 

opinions and to honor the people who grow food, bake 

food and in so many ways use the work of their hands 

to make their living and enrich the lives of their 

friends, neighbors and visitors to the City of 

Plattsburgh. 

To relocate the Farmer's and Crafter's 

Market to an area where raw sewage is being processed 

is an insult to all of us. I know the city has said 

that the area will be cleaned up� there will be odor 

abatement and hopefully there will be some sort of 

screening to avoid visual pollution. That being said I 
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suggest the city lead by example. Here's how you do 

it. Clear out all the offices on this floor of City 

Hall. Move down to the sewage treatment plant and 

conduct city business there. Let the Farmer's and 

Crafter's Market set up shop here. It's a nice 

location and I'm sure they'll prosper. 

Second, if the Prime LLC Plan is adopted, 

the city will sell DSL to Prime for one dollar and the 

city, that is the homeowners and businesses, will pay 

the taxes on the property for the next 20 years. Prime 

will then build a structure that will directly benefit 

perhaps 250 people, the tenants, at the cost of higher 

taxes for the rest of us. This is a plan that does not 

provide an incentive for people except possibly the 

Prime Apartment dwellers or businesses to move into 

Plattsburgh. On the contrary, it may well cause 

homeowners and businesses to move out. 

Now I want to address the price tag the city 

has put on the DSL. One dollar for Prime LLC to buy 

the lot, tear it up, build an apartment building and 

destroy the parking spaces and the Farmer's Market 

Pavilion. One dollar. Well, I can make you a better 

deal. Here's two dollars. Sell the DSL to me with the 

provision that everything stays as it is. No 

apartment. Farmer's Market stays. City continues to 
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TM: 

provide maintenance and the local businesses support 

costs as part of the special assessment district. 

You may think my commitments -- my comments 

are frivolous. You may think they are insulting. But I 

would just like to finish by saying that if the Prime 

LLC is what you really want, if it must be that or 

nothing, then personally I would prefer you give the 

grant money back and leave things as they are, rather 

than force us to bear the long term cost of such an 

expensive, risky endeavor that may profit a few, and 

ultimately burn the rest of us to pay for an edifice 

of which the vast majority of citizens will gain 

little daily benefit. Thank you. 

Anyone else wish to speak? 

I'm Tim Palkovic. I live with Laura in town. 

I am a city dweller. I took environmental to mean 

social environment as Laura did, so I have some 

comments, I've been studying the report. 

The document and the report shows the 

proposed Durkee lot mixed-use development will have a 

potentially devastating impact on the economic and 

social life of a city. 

Page 24 quotes from the awards booklet that 

the award "may include approximately 45 residential 

units." I take that statement to mean that the 
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apartment building is not required at all to fulfil 

the requirements of this grant. 

Page 18 states that all of the Durkee Street 

lot will be owned by the Farmer -- the Prime LLC. Of 

the 86 space surface parking lot proposed to remain at 

the south end of the lot, only 50 spaces will be 

available for public parking. The Prime LLC will 

purchase all of the DSL turning the new public space 

into an exclusively, private space. 

The park land part of the Durkee Street lot 

will be limited to only four trees, the park land 

element essentially vanishing. The DSL together with 

the Trinity Park are now traditional sites of outdoor 

community activity. The restructuring of the Durkee 

Street lot will be reformed into a private use 

apartment building. This is a civic loss. I have 

witnessed and participated in countless activities in 

the Durkee Street lot over the years. Even Mayor Read 

has chosen to make a community presentation in his 

proposed restructuring of the center city in the 

parking pavilion, the Plattsburgh Farmer's Market 

Pavilion. 

The land use map on page 17, which you just 

saw behind us here, graphically shows the remote 

location of the proposed Farmer's and Crafter's 
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Market. This alone shows the undesirable proposed 

location of the Farmer's and Crafter's Market. To 

mention, no mention is made of the market, just one 

city lot from the sewage treatment pools, nor is any 

mention made of the need for odor abatement. 

The safety of angled parking on the proposed 

one-way traffic reconfiguration on Durkee Street is a 

hazard. It limits traffic on the street and service 

trucks will block oncoming traffic when unloaded. 

Angled parking on a narrow one-way street creates a 

hazard; reversing cars backing into oncoming traffic. 

The report does not directly address the 

demographics of proposed tenants. The omission is the 

source of much speculation. For example, my Ward 4 

Councilor, Peter Ensel, has stated in a conversation 

with me that the tenants of a new building may come 

from Burlington, workers who find housing on the other 

side of the lake too expensive. This speculation is 

that the Prime LLC units will bring new wealth to the 

city based on the tenant projections. This is 

speculation. 

Table 52 estimates that one and a third 

million dollars per year will be spent in the city by 

the new tenants of the City of Plattsburgh. The graph 

fails to mention that goods and services are not 
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TP: 

located in the city but in the town of Plattsburgh. 

For example, the city does not have a department 

store, a clothing store or a movie theater. 

Furthermore, none of the services mentioned, except 

for the North County Food Co-op exists in downtown 

Plattsburgh. 

No reference is made to current thinking and 

strong tones. The book proposes a guiding principle 

that small projects are better than large ones because 

the risk of failure is smaller in a smaller project 

and not as potentially devastating. If a large 

building fails to attract tenants that can afford the 

rental fees, the city will suffer the consequences. 

Table five shows that the demolition and 

reconstruction of the Durkee Street lot will take 18 

months, from June 2020 to December 2021. During that 

time access to the downtown will be severely limited 

because of the loss of the Durkee Street lot parking 

spaces. The Durkee Street lot now contains sufficient 

spaces for parking without further building. Why not 

leave the Durkee Street lot essentially as it is? 

Excuse me for interrupting. You're over 

you're just at your five minutes. Are you close, 

somewhat near? 

This much. 
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Go right ahead. 

An urgent issue is the proposed demolition 

of the Glens Falls National Bank and replacing it with 

a parking lot. Table 5 indicates that the demolition 

is scheduled to begin in January 2020. The report 

ironically states no mention of the environmental 

impact of a demolition of the building. How much will 

it cost to take away the material from a demolished 

bank building and where will it be dumped? Reclaiming 

the Glens Falls National Bank building as a 

condominium building or apartment building would be a 

good service to the city. It sits on the access of the 

Westelcom Park, running between Margaret and Durkee 

Streets. It would require less expense than new 

construction and already has attached parking spaces 

that can be used by tenants. The modification of the 

Glens Falls National Bank building is one of many 

option, other than the 115 unit Prime LLC building in 

the Durkee Street lot, and more conservative; 

therefore, potentially less of a financial risk. This 

is just one of many options that should be reconsider. 

All of the issues in the report stem from 

the large Prime LLC building slated for development on 

the Durkee Street lot. The city is healthy, if 

fragile, in its current economic position. The 
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SB: 

proposed five-story, 200,000 square foot Prime LLC 

building on the Durkee Street will harm the city. 

Would you be able to give us a copy of that 

perhaps? 

Yes, well it's sort of messed up, but sure. 

Well, it could be a prettier one, you can 

submit it. I feel like it just would help us 

(inaudible, voice over) that's all. 

Oh, sure. 

Anyone else wish to speak? 

(No audible response) 

Okay, if no one else wishes to speak, then 

we can close -- oh, you wish to speak? 

Yeah. 

(Inaudible) are on the table. 

(Inaudible) are on the table. All right. My 

name is Syl Beaudreau. I live at I live here in 

Plattsburgh and would have a lot of various areas I 

would like to address, but given that I only have five 

minutes, I'm just going to talk about the historical 

impact or the impact on the historical quality of our 

downtown. 

My comments stem from the fact that I think 

that cities do well and attract residents and visitors 

and tourists when they -- whey they stay faithful to 
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what they are and don't try to be something they're 

now. I'd like to point maybe your attention a city, 

you probably never heard of it, it's called Galena, 

Illinois, and it's nothing to write home about, but 

what Galena, Illinois has done is preserved its 

Victorian character. It's considered one of the best 

preserved Victorian small towns in America, and as a 

result is constantly referred to as a model and a 

place to visit. 

And my concern with the GDEIS statement, the 

one that regards the historical quality of the area, 

is that the statement sort of -- on page 184 or from 

page 179 to page 184, the report makes it sound like 

this development is very much in keeping with the 

feeling and the scale of the downtown area, and I 

don't really think it does. Because I was looking at 

the introductory slide, and I saw the size of the 

Prime development, and it looked as if there were 

eight on the other side of Durkee Street, I counted 

eight different building. So it's eight times the size 

of the average building in its immediate surrounding 

area. So, to my view it is not the size and scale of 

the surrounding area. The average height of buildings 

in the downtown area is three stories high, and this 

building is five stories high. So, I think it's a huge 
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building which I think will overpower the downtown 

area. 

I also would object to the description on 

page 184 that the addition of cornices, lintels above 

windows and trim details that will relate to nearby 

buildings. I see this as a modern, cookie cutter 

building. Prime has built similar buildings in other 

cities like Saratoga, virtually the same building 

exists as a luxury hotel in Saratoga. So essentially 

we have these postmodern elements like these cornices 

that are going to apparently make it blend in with the 

downtown area. And I don't think it does blend in, I 

think it really is and the use of various materials 

also is attempting to make it look like less of a 

monolith. But in my humble opinion, I think it looks 

like a very high scale chicken coop, and I don't think 

it's attractive. And I don't think people are going to 

leave Montreal to come down to Plattsburgh to see what 

a nice, big, corporate-looking building we now have in 

our downtown area. 

In short, I don't think the building of this 

project is compatible with the Victorian feel of 

small, human-scaled, quirky, colorful and at times 

decrepit, small buildings that we feel give this town 

a rather unique flavor. And I also feel really bad 
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about the fact that nearly every area adjacent to the

downtown core has been designated on the National

Register of Historic Places, and somehow the actual

business district has not been designated. I know it's
... 

eligible, but it's not. .&�nd I would prefer to see our 

city value what we have that's unique instead of 

trying to become a cookie-cutter and have some 

corporate apartments. I honestly don't think -- I 

think that's going to be an adverse impact on our 

community. I would have a lot more to say about this, 

but the time is limited. 

I also want to echo Laura's comments about 

putting the Farmer's Market so distant from the 

downtown area. I think that's another adverse impact. 

So with that being said, I will limit my 

comments at that. Thank you very much. 

Thank you. Anybody else wish to speak? 

Oh yeah. My name is Julie Baughn. I am the 

manager of the Farmer's and Crafter's Market that 

everyone is pointing out here. And I'm going to stand 

like this because this is just (inaudible, low audio) 

The impact on the environment where the 

market is moving. You know what? It can't be anything 

but good at this point. I know no one sees it, and I 

apologize for that. But we are really looking forward 
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UF: 

JB: 

to a wonderful first season. We're looking forward to 

an awesome first day. We are looking forward to 

growth, expansion and we just had an event in West 

Chazy and people came to see us (inaudible, low audio) 

Now moving around the corner by the (inaudible) Plant 

is not what everybody thinks. Has anybody bothered to 

go on tour of the (inaudible) Plant? 

Not to the (inaudible) Plant, but I've gone 

to (inaudible) 

So did I, three times. Two of them 

unexpected. There's nothing wrong. I've been misquoted 

that I said something about it smells -- a litter box 

smells worse. It was a small misquote, very small. The 

time that I was there, it did. It did not smell that 

bad and I've been there three times and it did not 

smell that bad. 

The impact, I'm trying to keep this comment, 

what it's going to do towards the environment. I think 

environmentally, let's see. We are going to get some 

positive outlooks down there. We are going to get -

it's going to be so much better. We're going to start 

with the market and then we're going to move onto a 

children's playground, maybe a dog park, maybe why 

no one wants to take into consideration the 

development down there. I don't understand. Is it bad 
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that we're going to be near a sewage plant? I don't 

know. Bow do we know? You all have written it off and 

we don't even know what is going to happen yet. 

Environmentally speaking, it's better than nothing. 

It's better than what we have now and you've been at 

that market. The building is not the greatest. The 

parking is atrocious. We want something to call our 

own and we are getting a very nice building. We're 

getting very nice everything down there. But nobody 

has taken the time to really kind of ask what we 

wanted. Nobody. And I just think that it would be nice 

if people took the time to come and ask the Farmer's 

Market Board of Directors, ask me. Ask me. I mean 

you're not going to like my answers, but I'm sorry. I 

really am. I know I am letting you down in this, I'm 

sorry, but we are looking forward to it. It's going to 

make a great area if we just allow that to happen if 

we all stop being so negative. We are due for a move, 

we're due for something better and we're due for 

something nicer and we're going to take it up on it 

and we're going -- we're going to make it awesome. We 

are going to make a great, great place down there. 

They are doing studies. They are doing -

they are doing things to prove that it's going to 

be -- or to show, not to prove, to show that it's 
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going to be okay, that we're going to, you know, get 

things underway down there. I don't even know how to 

say it. I'm -- I'm -- in honor of a great man that 

just passed away, and that I just went to the service 

for, Mike Agoney, who has been there for 20 years. If 

we let this go, if we let this pass us by, he would be 

so upset, and we're going to dedicate that to him and 

we're going to let him know that we are going to make 

it phenomenal down there. I just wish everyone would 

just give it a shot. That's it. Thank you. 

ll MS: Anybody else wish to speak? Okay, at this time I think 

12 we really don't see anybody additional, so we can 

13 close the public hearing. As we said earlier, public 

14 comments will be accepted until December 23rd and I 

15 think we've already explained what the rest of the 

16 process will entail. So thank you for your comment and 

17 thank you for attending. 

18 (DGBIS Public Bearing Bnds at 5:36:45) 
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From: Kim & Kye Ford 
Tax Payers, City Residents, local real estate developers 
Developed over $7million in assessed property value in the City 

 

 

To City Council Members, Mayor, Members of the Community Development Office, and all others 

concerned, 

 

We have the following concerns with the proposed GEIS for the downtown projects: 

 

1) One way northbound traffic on Durkee St 

    - the proposed parallel parking on the West side blocks 2 operating garage bays of an existing 

successful downtown business (owned by a volunteer Planning Board member), Big Apple Audio 

-the proposed one way lane of traffic will be blocked several times a week during work hours 

by trucks delivering to the existing business that access their stores/restaurants from Durkee St. 

-the proposed new parking on the west side will also block JCEO's access for their food 

delivery truck for their clients in need.   

  -the traffic direction proposal seems to be hurting local existing business more than helping 

them 

 

 

2) Farmers Market relocation 

 -You are proposing moving a main food source away from a densly populated residential 

area to a “no-man’s” land with no residences within 500ft of the building, requiring walking over the 

pedestrian bridge past a HAZARDOUS NEEDLE WAST RECEPICLE or walking over FEDERAL RAIL ROAD 

TRACKS or walking around a SEWAGE TREATMENT PLANT to access a local food source.    

-You are giving away a perfectly good building and replacing it with a like-kind metal building 

with asbestos, contaminated ground water, and investing $250,000 additional money (grant or no 

grant, not a good investment).  If the City could have used that $250,000 for the existing building 

along with the Streetscapes/riverfront projects – the existing Farmers Market could have been a 

wonderful Community Centered pavilion. 

-You’re giving our Farmers Market building to Prime for FREE that was built with tax payer $ 

 

 

3) Cost to Tax Payers 

 -On page 180 Table 46: Municipal Fiscal Costs; the bottom line is that Prime Co.’s proposed 

development of the Durkee St lot will cost the City $71,509.24 per year with no tax recouped for the 

first 3 years and only a 34% assessed value after that – the first 20 years the City will be in DEBT for 

associated Municipal costs.  At the 20 year PILOT end the City is only receiving $58,359.82 in tax 

revenue.  After the 20 year PILOT, the City will receive $834,400 in tax revenue but Prime’s 

development will have cost the City $1,430,184.80; that is a loss to the City of $595,784.80.  All of 

this loss just for the “potential economic impact” of the project and complete loss of downtown 

character. 

  

4) Inadequate parking 

 -Please review the parking replacement once again.  Your replacement numbers are off from 

what we are losing as a total.  We lost all 289 spots in Durkee St, 4 spaces in Westelcom park, 3-4 

spaces on Court St,  

 -The angled parking on the proposed Durkee St has already proven not to work (Court St) 

 

5)Zoning Prime Development 

 -The proposed building would be the tallest habited structure downtown exceeding the height 

restriction in the current zoning. 







December 23, 2019 
 
Plattsburgh Common Council 
c/o Beth Carlin, Mayor’s Office 
Plattsburgh City Hall 
41City Hall Place 
Plattsburgh, NY 12901 
 
Dear Councilors, Planning Board Members, Zoning Board Members, County Planning 
Board Members, Involved Agencies, Interested Agencies: 
 
Please accept and enter into the public record the comments below concerning the Draft 
Generic Environmental Impact Statement for the Plattsburgh Area Downtown 
Improvement Projects: 
 

1. Page 9 – Table 3: Summary of Potential Significant Adverse Environmental 
Impacts and Mitigation Measures 
 
• This chart assumes little to no adverse environmental impacts, and does not 

take into consideration or offer mitigation measures for many adverse impacts 
that will occur as a result of the proposed projects.  Please consider the 
following: 
 
o Land Use, Community Character, Zoning and Public Policy - There are 

several issues not considered or mentioned here.  While the Potential 
impacts mention there will be deviations from the Zoning code for a PUD 
which require Zoning board approval, it assumes that there are no adverse 
impacts.  There are many potential adverse impacts in terms of Land Use, 
Community Planning, Zoning, and Public Policy.  The Durkee Street 
Parking Lot will be transferred from public ownership to private 
ownership.  This alone has unknown and unexplored immediate and future 
impacts, severely limiting potential future uses.  What limitations on 
community use and access will result from this transfer, and how can they 
be mitigated?  The parking lot is not just used as a parking lot, but also as 
a public gathering space used for many public events and activities 
throughout the year.  The proposed structure in the Durkee Street Parking 
Lot will require the allowance of residential units on the first floor as well, 
which is against city code for the downtown area, and out of character 
with the surrounding buildings.  The size of the proposed building on the 
Durkee Street Lot is also unprecedented in Downtown Plattsburgh.  The 
structure will be imposing and overshadow the small quaint character of 
the surrounding buildings.  All proposed projects will undergo specific 
changes in land use as well, which all need to be considered for adverse 
impacts.  What will be the adverse environmental impacts as a result of 
increased foot traffic and human population in the proposed repurposing 



of the PMLD building adjacent to the sewage treatment plant?  This 
statement assumes there are none, and I strongly disagree. 

o Aquatic and Natural Resources – It seems outlandish to me that this 
statement suggests there will be no adverse environmental impacts to 
aquatic and natural resources.  The statement appears to assume this 
simply because there are no water resources directly on the parcels of any 
of the proposed projects; however, several of the projects occur on land 
directly adjacent to both Lake Champlain, and the Saranac River.  This 
warrants further investigation into what adverse environmental impacts 
might occur as a result – especially for the Durkee Street Mixed Use 
Development and the proposed new location of the Farmers market on 
Green Street.  Increased foot traffic, vehicular traffic, and human 
population present in the area surrounding the former PMLD building 
should be investigated for negative impacts on both fish, bat, bird and 
endangered species populations in that area as well as their habitats.  The 
imposing new structure proposed for the Durkee Street Lot should be 
investigated for the same impacts as well as potential adverse impacts on 
sunlight to the wildlife and vegetation surrounding and within the river 
itself. 
 

o Municipal Utilities – This section discusses water and sewer resources and 
how they are adequate enough to handle the capacity needed for the 
proposed development in the Durkee Street Lot; however, there is no 
mention of projected electric usage and what the potential negative 
impacts on the community might be as far as electric rates for city 
residents.  Please include this information as well.  What electrical zone is 
the project(s) located in.  Is the transmission and distribution to that zone 
adequate to support the additional load?  What will the electrical load be 
for the project(s)?  What type of heating is being proposed?  Will the 
existing electrical infrastructure require any upgrades to accommodate the 
proposed project(s).  If so, will the projects return on investment be able to 
justify such a capital expenditure within Public Service Commission 
regulations.  Please explain the associated costs and return on investment 
in detail so that the potential adverse impacts can be properly and 
thoroughly understood and evaluated.  In recent years nearby projects 
were told they could not install certain types of electrical equipment 
because the infrastructure was at or near its peak capacity (i.e. Plattsburgh 
Public Library, Catherine Gardens, Senior Center, etc.).  How will the 
proposed project impact the at-capacity status of the electrical system in 
that neighborhood?  What limitations will be required? 
 

o Traffic and Transportation System - The Peak Hour Traffic generation 
numbers for each project are given in the chart, but not the current 
numbers.  Please include those numbers for comparison.  The traffic 
county data includes only vehicle traffic, however, pedestrian and bicycle 
traffic counts should be also be conducted.  Typically, that data is 



collected during spring summer and fall months as well as winter. Since 
walkability and bikeability has been identified in DRI documents as a key 
objective, it is imperative that data should also be collected for these 
modes of transportation so that the projects impacts to these concerns be 
thoroughly evaluated and understood.  Within traffic and transportation 
systems, pedestrian traffic should also be considered and negative impacts 
on walkability and bikeability based on site plans for the proposed projects 
be detailed – some of which I discuss in the next section.  I would also 
suggest that the council pursue implementing a Complete Streets policy 
prior to any further changes or improvements to streets, sidewalks, or 
parking lots as a mitigating measure. 
 

o Parking – I disagree that the current plan is sufficient to replace all parking 
being lost as a result of the planned development at the Durkee Street Lot.  
There are also adverse environmental impacts to the walkability of the 
downtown area due to specific design features of the proposed Arnie 
Pavone Parkin Lot as well as the changes made to the County Parking Lot.  
Both lots seek to increase parking capacity by eliminating through lanes 
within the lots themselves and instead increasing the number of 
entrances/exits, thereby increasing the number of curb cuts – having a 
negative impact on walkability in the downtown area.  I also object to the 
omittance of the County Lot in the DGEIS as well as its construction 
without any review.  The GEIS relies on the County Government Center 
parking lot renovation as the second greatest location for replacement 
parking to compensate for the parking lost at the Durkee public lot, the 
City participated in negotiations with the County Government Center for 
design of the County Government Center parking lot renovation including 
relinquishing a portion of the City Street Right of Way to the County for 
parking (in violation of City Code), the City entered into an agreement and 
provided financing for the County Government Center Parking Lot and yet 
omitted this parking lot from the GEIS. The parking lot design also did not 
receive a Building permit prior to construction, nor a Planning Board 
review as is required by City Code.  The parking lot design is in violation 
of several City Code standards as well as NYSDOT Highway Design 
Manual Standards for pedestrian safety / access control. Not only did the 
city increase the number of curb cuts along Court Street in order to fit in 
more parking spaces, but these changes were made for the express interest 
of providing more parking spaces to accommodate the construction of the 
proposed development at the Durkee Street lot – and is therefore an 
example of segmentation as they are undeniably interrelated.  Either those 
changes should have been included in the DGEIS before completion, or 
those additional parking spaces should not be considered in the count of 
replacement parking spaces displaced by the Durkee Street lot 
development. 
 



o Fiscal and Economic Conditions – I disagree that the proposed 
development will not have any adverse impacts on the public-school 
system, as does the Plattsburgh City School Board.  Please provide a 
complete analysis of potential costs and impacts which include the effects 
of the proposed PILOT agreement on the rest of the taxpayers.  I also 
disagree with the assumed projected economic outcomes of this project.  
This statement shows that only 4 full time jobs will be directly created by 
the developers themselves.  35 jobs are expected to be provided by the 
tenants of the commercial and/or restaurant space created by the 
developers, but there is no guarantee of occupancy in those spaces.  The 
inclusion of an additional 58 jobs, $1.9 million in earnings, and nearly 
$5.2 million in sales is highly speculative and optimistic.  I strongly object 
to these assertions.  Will the developer be held accountable for ensuring 
that these projections be met within the terms of their PILOT?  What 
protections does the community have against economic downturn in return 
for the large investment we are making in terms of the DRI grant money, 
public land, and tax incentives being offered to this developer? 
 

o Historic and Cultural Resources – I am glad to see that the city is 
consulting with the NYSOPRHP to determine if there are any adverse 
environmental impacts; though I would prefer it to be recognized that this 
is required by law, as the Plattsburgh Downtown Historic District is listed 
as “eligible” on the State Historic Registry and the NYSOPRHP should 
therefore be considered an “Involved Agency” rather than an “Interested 
Agency” as indicated in the GEIS.  The project will receive significant 
amounts of State Funding.  The project also has the potential to have a 
significant adverse impact on the Saranac River Trail (SRT) Phase 2 
project which is funded by NYSOPRHP. SRT Phase 2 includes bike lanes 
or an accessible bike route along Durkee Street.  The DRI project proposes 
to abolish this important aspect of the NYSOPRHP funded SRT Phase 2 
Project.  Furthermore, the GEIS provides virtually no analysis or 
evaluation of this important concern.  Also, please note that bicycles are 
prohibited by law from travelling on sidewalks, therefore, the Riverwalk 
and sidewalk along Broad Street are not a viable alternative.  A full 
alternatives analysis should be conducted to demonstrate how this 
NYSOPRHP funded project will not be adversely impacted. It should also 
be recognized that “The Point” historic district which includes the area 
directly across the Saranac River from the proposed development on the 
Durkee Street Lot is listed on the National Registry of Historic Places.  As 
such, any negative impacts on the historic and cultural integrity of that 
area should also be considered, and the National Park Service should also 
be consulted as to impacts on that area.  Specifically, negative impacts of 
the view from the area and its character due to the imposing nature and 
scale of the proposed project at the Durkee Street Lot directly adjacent 
should be considered.  I also would ask the council to read the following 
Summary Statement of Significance from the State Registry, and consider 



pursuing the suggestions made and add the Plattsburgh Downtown 
Historic District to the official registry list prior to development of any 
land within the district to ensure protection of the historic and cultural 
resources of our downtown area:  
 

Summary Statement of Significance: 
Previously identified by SHPO as a potential historic district, the Downtown 
Plattsburgh Historic District meets Criteria A and C at the local level in the 
areas of architecture, commerce, and community planning and 
development. The district is architecturally and historically significant as a 
largely intact city business core, reflecting the growth and development 
of Plattsburgh as a regional commercial hub and industrial center from 
the early nineteenth to the mid-twentieth century. Preliminary boundaries 
were drawn based on the available desktop resources. The district is 
roughly bounded by Cornelia Street to the north, City Hall Place, the 
Saranac River, and Durkee Street to the east, Broad Street to the south, 
and Oak Street to the west. Further investigation would be required in 
order to identify all contributing and non-contributing resources. The 
district includes primarily commercial, institutional and religious buildings 
that were designed in a variety of styles including Greek Revival, 
Italianate, Colonial Revival, Renaissance Revival, and Art Deco. Attached 
commercial masonry buildings are primarily found along Clinton, 
Margaret and Bridge Streets. The district also retains free-standing 
buildings, which are occupied by religious and civic institutions. Key 
buildings that are listed in the National Register include: the Paul Marshall 
House on Cornelia Street, City Hall on City Hall Place, Clinton County 
Courthouse Complex on Margaret Street, the First Presbyterian Church 
and Strand Theater on Brinkerhoff Street, and the St. John the Baptist 
Roman Catholic Church and Rectory at the corner of Broad and 
Margaret Streets. The downtown district also includes the MacDonough 
Monument and Park located along the Saranac River, and Trinity Park 
between Trinity Place and Court Street. The City of Plattsburgh is located 
on the west shore of Lake Champlain at the mouth of the Saranac River. 
The potential water power of the Saranac and military bounty lands lured 
spectators and permanent settlers to the region after 1785. From this 
period to the middle of the nineteenth century, industrial and commercial 
development was concentrated near the river with residences dotting 
Margaret, Broad, and Brinkerhoff Streets, as well as “The Point” area east 
of the Saranac. Plattsburgh prospered as a lumber milling and lake 
shipping hub, and became a government center as the seat of Clinton 
County. The City’s physical growth and economic expansion reached a 
peak during the second quarter of the twentieth century. Subsequent 
development has extended the City’s boundaries to the west and north 
since the 1940s. The basic configuration of the City’s nineteenth century 



commercial and residential areas has changed little over time despite 
several devastating fires and subsequent redevelopment in the mid-
nineteenth century, especially within the central business district. Two 
National Register-listed historic districts are immediately west of the 
Downtown: Brinkerhoff Street and Court Street. Both districts are residential 
and represent the City’s major growth period from about 1800 to 1910. 
The buildings in these two districts are generally large and imposing in 
scale, although the Brinkerhoff Street district contains several modest 
worker dwellings. 

 
• Environmental Contamination – I would disagree that there are no 

potential adverse impacts on environmental contamination.  There is 
known remediation of asbestos in both the former Glens Falls National 
Bank and the former MLD building.  While the chart states that hazardous 
materials will be handled according to regulations, it concludes that 
therefore there are no mitigation measures needed.  I would argue that the 
measures needed to dispose of the hazardous materials are the mitigating 
measures, and therefore need to be specified and listed along with the 
projected costs of such remediation.  This statement should also include 
the results of any environmental and ground soil tests completed at all 
proposed project sites. 
 

• Recreation and Open Space – I strongly object to the conclusion made that 
there are no adverse impacts to recreation and open space as a result of the 
proposed project in the Durkee Street Lot.  This area is currently public 
land that is often used for more activities than just parking. It also has the 
potential to be converted to more useable and attractive public space once 
the city’s parking issues are resolved, which can be designed to better 
highlight the natural resource of the Saranac River and attract more 
visitors to the area as a result.  Multiple public attractions such as a skating 
rink, garden, landmark or other public gathering spaces could be 
constructed in this lot to create a public destination, which was a core 
component of the DRI application and proposed plan to the State.  This 
opportunity and resulting positive impacts on both the downtown 
economy and quality of life will be lost if we are to give the lot away to a 
private entity for one dollar. It is often used as a convenient and highly 
visible gathering and event space in the heart of the downtown, attracting 
many visitors to the area.  The GEIS does not provide any comparative 
analysis of the economic impact of creating a public gathering space of 
interest to attract visitors to the downtown area, which was the stated goal 
of the DRI.  It is impossible to evaluate the proposed project unless and 
until such a comparative economic analysis is performed.  Using the 2009 
Colin Read Study conducted for the Adirondack Visitors Bureau as a 
benchmark, it is clear that attracting visitors to this area (in that case 
fishermen) is guaranteed to result in over $8 million impact annually.  
This GEIS provides a highly questionable study of the economic impact 



that 114 residential units might have, but does not provide any alternative 
evaluation for the impact that attracting visitors to the downtown might 
have.  Clearly a thorough evaluation is required before a reasoned 
elaboration can be conducted.  The open space also provides for 
unmitigated views of the river and the Point Historic District which will be 
almost completely blocked by the oppressive size of the proposed 
structure.  I also disagree that adding more residents to the downtown area 
does not increase the demand for open space.  Adding residents will 
increase the demand for open space.   

 
2. Page 13 – Comparison of Project Alternatives 

• This chart only assumes two alternatives to the proposed development at 
the Durkee Street Lot.  This is insufficient.  I ask for the following 
alternatives to also be included: 
 

a) The analysis should leave open the option of doing nothing 
at the lot and leaving it as is.  Please include this in the 
chart for comparison 
 

b) I would like to see a fourth option included in this 
comparison which - instead of allotting the $4.3 million to 
a private developer and giving prime public land away for 
$1 - the land remains public, and DRI money is instead put 
towards public open space improvements to approximately 
one acre of the space (or about 1/3 of the lot) as well as the 
construction of a new Farmers Market building in its 
current location.  The remaining land would remain a 
public parking lot until the improvements made attract 
more interest in private development more scaleable to the 
downtown area without the need for such drastic monetary 
and tax incentives.  We must first focus on improving the 
quality of life for those already living downtown and 
creating public space that is an attraction for visitors and 
tourists before adding more housing and storefronts to the 
market.  This plan of action – investing DRI funds in the 
public land improvements first - was actually suggested in 
the Strategic Investment Plan for the DRI, and represents a 
much more lucrative and less risky plan of action for the 
city in the long run when compared to the costs and risks 
associated with the current plan and its necessary PILOT. 
 

3. Page 39 – 2.2.8 Paragraph 4 
• This paragraph states the following: The project site is zoned for industrial 

use and is located within the City’s Harborside Area immediately west of r 
the City’s Water Resource Recovery Facility (WRRF).  Per Schedule I of 
Permitted Uses of the City’s Zoning Ordinance, a public facility is a 



permitted principal use within areas zoned for industrial use.  A farmers’ 
market is not a specifically defined use in the City’s Zoning Ordinance 
and thus it’s classification as a public facility for zoning purposes is an 
appropriate substitute.” 
 

a) I strongly disagree with this statement, and do not believe it is 
appropriate to classify the Farmers’ Market as a “public facility” 
in order to allow it to be moved next to a sewage treatment plant 
in an industrial zone.  A Farmer’s Market selling fresh produce 
and crafts is more appropriately defined under Commercial 
Zoning, and should be surrounded by other commercially zoned 
sites, not industrial sites.  This placement will have adverse 
impacts on the Farmers’ Market itself as well as on the image 
and attractiveness of our city as a whole. 

 
 
Thank you for your time and consideration of these matters. 
 
Best, 
Danielle Erb 
 
Cc:  Ms. Sylvia Parrotte, City Clerk 
 

















Local Petition to Stop the Prime Company’s 
Development of the Durkee Street Parking Lot. 

 

The attached physical and online signature pages 
compile approximately 2,000 people all of whom 
are either current or past City residents, business 
owners or patrons, visitors, employers or 
employees, service providers, service recipients, 
landlords and tenants or citizens who are concerned 
for Plattsburgh and all of whom are united in 
opposition to the Prime Development Plan for 
Durkee Street Parking Lot. 



























































































































































































































 

 

 

 

 

 
 
 
December 23, 2019    
 
Ms. Beth Carlin, Assistant to the Mayor 
41 City Hall Place 
Plattsburgh, NY  12901 
carlinb@cityofplattsburgh-ny.gov 
 
Ms. Sylvia Parrotte, City Clerk 
41 City Hall Place 
Plattsburgh, NY  12901 
parrottes@cityofplattsburgh-ny.gov 
 
RE: Comments related to Downtown Revitalization Initiative Project –  

Draft Generic Environmental Impact Statement (DGEIS) 
 

Dear Ms. Carlin and Ms. Parrotte: 

As you may know, our firm is been retained by the Plattsburgh Citizens Coalition, Inc., a not for 
profit coalition and its members, of concerned citizens, property owners, and business owners in 
the City of Plattsburgh relative to the City’s proposed development plans with Prime Plattsburgh, 
LLC.  We offer the following comments in coordination with our client relative to the City’s 
DRI project, and more particularly, the Draft Generic Environmental Impact Statement (DGEIS). 
 
The following abbreviations are used in this correspondence: 
 

APMPP Arnie Pavone Memorial Parking Plaza 

BSPL  Broad Street Parking Lot 

COP   City of Plattsburgh 

DGEIS  Draft Environmental Impact Statement 

DLMUD Durkee Lot Mixed-Use Development 

PFCM  Plattsburgh Farmers’ and Crafters’ Market 

Our comments are as follows: 



 

1. Unsafe angled parking on Durkee Street is proposed.  The DGEIS fails to demonstrate 
how vehicle and bicycle traffic safety concerns will be mitigated with respect to angled 
street side parking.  The NYS DOT has gone on record discouraging the use of angled 
street side parking.  Angled street side parking will result in adverse impacts to traffic 
safety.   
 

2. Inadequate public parking during DLMUD construction period.  The DLMUD project 
will cause the loss of 289 public parking spaces.  The COP has stated that in order to 
meet downtown parking demands of visitors, workers, and residents, the loss of those 289 
spaces shall be compensated by developing new parking elsewhere in the downtown area.  
The DGEIS states that the COP will offset this loss of parking by creating 289 new public 
parking spaces elsewhere throughout downtown.  The DLMUD project claims it will 
make 50 public parking spaces available on the DLMUD site after construction.  The 
COP is including the above mentioned 50 parking spaces in its 289 offset total.  Those 50 
spaces will not be available for over one year during construction.  Loss of parking 
spaces during the construction period will result in adverse impacts to the local economy 
for an unacceptable period of time.   
 

3. It is unclear how the 50 parking spaces that will be owned by Prime will be made 
available to the public.  Will Prime charge for use of those spaces?  If so, how much?  
Will there be other conditions placed on the use of those 50 spaces?  The uncertainty 
regarding arrangements for the use of 50 downtown parking spaces results in an adverse 
impact on downtown parking.  A draft agreement between the Prime and the City 
regarding arrangements for the use of those 50 parking spaces should be discussed and 
appended to the DGEIS. 
 

4. Street side parking on private property.  The Prime project proposes that portions of the 
proposed street side parking on the east side of Durkee Street and the south side of Bridge 
Street extend beyond the street boundary, on to the Prime parcel.  Prime proposes to grant 
an easement back to the City for this condition.  This is a highly unconventional 
arrangement for street side parking.  The DGEIS should explain why the east boundary of 
Durkee Street and the south boundary of Bridge Street cannot be moved further back that 
any street side parking spaces would lie exclusively within the legal bounds of the street, 
thus avoiding the need to rely on an easement and indemnity agreement to accommodate 
street side parking. 
 

5. The existing Durkee Street public parking lot offers free parking to downtown visitors, 
workers, and residents (although the parking lot is funded by a special assessment fee 
borne by property owners within the downtown parking district).  The DLMUD will 
force the relocation of 289 of these parking spaces.  If COP suddenly assesses exorbitant 
parking fees to either the special assessment district, or directly to users through a paid 
parking scheme, such action could have a significant adverse impact.  The impact of new 



 

parking fees should be further evaluated in the DGEIS as the DLMUD is causing an 
instant relocation of 289 free public parking spaces. 
 

6. Table 4 – Comparison of Project Alternatives.  A smaller, more compatible DLMUD 
should be added as Alternative D and evaluated.  Alternative D should consider the 
following: 

• A four story DLMUD (instead of five) would be more compatible with the 
neighborhood.   

• The DLMUD setbacks should match or be no less than the existing street side 
setbacks of the Gateway building located on the south end of the site (part and 
purpose of the original 2004 PUD).   

• A 114-unit apartment building is unprecedented in downtown Plattsburgh.  
Alternative D should include a building with significantly fewer units.  It is 
important to note that the 2017 North Country Downtown Revitalization 
Initiative:  Plattsburgh Award booklet acknowledged “approximately 45 
residential units”. 

 
7. PUD variance/deviations from underlying zoning requirements.  Yes, PUD’s allow some 

latitude from underlying zoning bulk and density requirements, but it is unclear why the 
DLMUD proposes to deviate so broadly from underlying zoning (see DGEIS § 3.1.2.2 
Zoning starting on pg. 92).  For example, the northeast corner of the proposed Prime 
building is set back only 3 feet from the property line, rather than the 15 feet that the 
underlying zoning would require.  Worse yet, the parking garage exits from the building 
at this corner.  Vehicles exiting the garage will have to drive onto the sidewalk before 
they can see oncoming pedestrian traffic.  This condition creates a danger and adverse 
impact to pedestrian traffic that should be mitigated. 
 

8. Snow storage at alternative parking lots.  The DGEIS does not discuss plans for snow 
storage at the offset parking lots such as APMPP and BSPL and the DLMUD 50 space 
public parking area.  Storing plowed up snow in existing parking spaces for any period of 
time will result in a significant loss of parking spaces, causing an adverse impact to 
downtown parking.  
 

9. Development Agreement.  The DGEIS references the Development Agreement between 
Prime and the City.  The Development Agreement should be appended to the GEIS. 
 

10. Relocation of PFCM next door to COP sewage treatment plant.  The COP proposes to 
relocate the PFCM to a building within 200 feet of the COP sewage treatment plant.  The 
DGEIS is silent on the impact of odors from the COP sewage treatment plant on the 
PFCM.  Noxious odor and hauling of raw sewage adjacent to a farmer’s market could 
have adverse impacts to the health of PFCM customers and should be addressed in the 
DGEIS. 



 

11. The GEIS relies on several non-code compliant designs, which creates an adverse impact 
for maneuverability and safety at the individual sites and sets a precedence for other 
future developments that is detrimental throughout the City.  To mitigate this adverse 
impact, the GEIS should establish as criteria that all proposed parking shall be compliant 
with City Zoning Code. 
 

12. The GEIS relies on several non-code compliant designs, which creates an adverse impact 
for maneuverability and safety at the individual sites and sets a precedence that is 
detrimental to other developments throughout the City.  To mitigate this adverse impact, 
the GEIS should establish as criteria that all proposed work shall be compliant with 
generally accepted standards for highway design and traffic safety (i.e. NYSDOT 
Highway Design Manual, AASHTO, etc.). 
 

13. The DMLUD development parking is deficient by 31 spaces as per GEIS. 
 

14. The development plans presented to the public by the developer, by the City Common 
Council, by the Community Development Office and by the Parking Committee has 
consistently under represented the parking demand that will result from the proposed 
development because they did not acknowledge the restaurant component which has a 
higher demand than commercial.  This flaw has been pointed out to these committees but 
ignored.  Now, during the GEIS the restaurant component of the DLMUD is 
acknowledged and causes additional onsite parking demand increasing the total to 317 
parking spaces.  This actual demand has not been accounted for in the parking 
calculations.  The City’s parking plan must be re-evaluated to provide compensatory 
parking for this new actual parking demand being presented in the GEIS for the first time.  
 

15. Furthermore, the City and developer contended that the DLMUD will provide the parking 
for its own demand on site.  Only now during the GEIS is that standard being abandoned 
and the GEIS is offering that the parking supply will supposedly adhere to some 
nefarious national average in lieu of compliance with the City zoning code.  This is 
unacceptable.  The DLMUD must provide onsite parking to meet its own demand in strict 
accordance with the City code and as has been represented to the public on numerous 
occasions.  The DLMUD parking plan and the City’s parking plan must be re-evaluated 
to provide adequate parking onsite to meet the demand for the proposed development and 
to provide adequate compensatory public parking elsewhere in the downtown location. 
   

16. Additionally, the GEIS cites that “the restaurant component will create an additional 35 
employees.”  The number of employees is grossly exaggerated.  Additional study should 
be provided that includes a survey of actual local restaurants to better document the 
actual number of employees that may be expected.  Furthermore, the employee 
classification (i.e. full time vs. part time) as well as worker pay should be included in this 
additional analysis. 
 



 

17. GEIS should establish as criteria that the detailed site plan must include the details and 
assessment of future use and that the site plan must provide adequate parking 
 

18. Replacement of the public parking spaces lost as a result of the proposed DMLUD 
project is one of the key adverse impacts to the community and must be thoroughly 
evaluated.   While it is understood that the GEIS is conceptual in nature, the adequacy of 
the compensatory parking plan is critical and must be accurately detailed.  There are 
several incorrect statements, sketches, plans and calculations that are included in the 
GEIS that result in a false, misleading or otherwise incorrect assessment of the parking 
impact.  A few examples will be provided.  A far more thorough and accurate evaluation 
must be conducted and included for this GEIS to be considered complete. 
 

19. The proposed parking plan includes a series of new diagonal parking spaces on Durkee 
Street, however, some of these spaces are in violation of New York State Vehicle and 
Traffic Law which requires a minimum clear distance between parking and pedestrian 
crosswalks.  See for example, NY V&T §1202(2)(b) – no parking within 20 feet of a 
crosswalk at an intersection, and §1202(3)(b) – no parking within 15 feet of a fire 
hydrant.  This diagonal parking plans presented in the GEIS are unsafe and illegal.  
Moreover, the plans result in a false count for the actual number of compensatory parking 
spaces being provided.  Since accurate parking impact evaluation is key to the overall 
GEIS, it is imperative that the plans be corrected to provide correct number of parking 
spaces, otherwise it will be impossible to evaluate the adverse impacts. The on street 
diagonal parking plans must be re-evaluated to remove the falsely inflated number of 
compensatory parking spaces currently being provided.  
 

20. The proposed parking plan includes a series of new diagonal parking spaces on Durkee 
Street, however, some of these spaces block existing commercial driveways such as the 
commercial auto repair facility located at 17 Durkee Street which has four vehicle bays.  
The proposed plan, as shown, would eliminate access to two of those bays.  These are the 
types of inaccuracies that give a false indication of the adequacy of replacement parking 
and lead the reader to incorrect conclusions about the viability of the City’s parking plan.  
A thorough evaluation by a professional traffic engineer should be conducted.  The GEIS 
should stipulate that all parking plans shall follow City, State and Federal rules and 
regulations and shall be designed in accordance with industry standards such as 
AASHTO and the New York State DOT Highway Design Manual. 
 

21. Section 3.4 indicates that 27 or 43 additional parking spaces will be created on DRSI in 
the two direction or one direction scenarios, respectively, but does not provide sufficient 
plans to demonstrate those numbers.  In fact, those numbers are incorrect and therefor 
misleading as documented within these comments.  Accurate, safe, legal parking schemes 
designed in accordance with city, state and federal highway design standards must be 
adequately detailed in order to correct the errors and to support the dubious claims being 
made in this GEIS report. 



 

 
22. The proposed parking plan relies heavily on the concept of replacing long-term off-street 

parking with on-street parking.  This concept is inherently and fundamentally harmful to 
local downtown businesses who rely on short term parking in close proximity to their 
business establishment to maintain a viable business in a small City with a cold climate.  
The occupation of on street parking spaces by long-term parking will have a direct and 
severe impact on local businesses.  The GEIS should evaluate an alternative in which the 
long-term off-street parking is replaced with long-term off-street parking to avoid an 
adverse impact to businesses. 
 

23. The proposed parking plan is inconsistent with adopted community plans.  The City 
accepted the parking plan conducted by professional parking consultant Carl Walker 
recommends that off street parking should be compensated with an equal amount of long-
term off-street parking. The proposed plan does not accomplish this community adopted 
objective, but instead replaces long-term off-street parking with on-street parking.   
 

24. The proposed parking plan is inconsistent with adopted community plans.  The City 
accepted the parking plan conducted by professional parking consultant Carl Walker 
warns that on-street parking is recommend that off street parking should be compensated 
with an equal amount of long-term off-street parking.  
 

25. The proposed parking plan is inconsistent with adopted community plans.  The City 
accepted the parking plan conducted by professional parking consultant Carl Walker 
cautions, “The current Durkee St. Lot provides 65% of the off-street public parking 
supply downtown. Eliminating these parking spaces without replacing them would result 
in hundreds of parkers being displaced during and after development.”.  The parking plan 
presented in the GEIS is flawed in several ways documented within the body of these 
comments and, therefore, fails to demonstrate that these objectives for alternative parking 
have been met.  Clearly, an inadequate alternative parking plan will result in a significant 
adverse impact. 
 

26. The GEIS discriminates against persons with disabilities and is therefore in violation of 
the City’s adopted Title VI Plan as well as Federal and State Civil Rights Law.  One such 
example is the Westelcom Park plan which uses the existing non-compliant walkway to 
allow the population to traverse between Durkee Street and Margaret Street, a primary 
stated purpose of the park, but fails to provide the same opportunity for persons with 
disabilities.  The plan makes no indication of bringing this non-compliant passage into 
compliance as is required by State and Federal Law. 
 

27. The GEIS does not provide any significant evaluation of multi-modal travel within the 
project area.  Specifically, the GEIS should evaluate bicycle circulation as documented in 
the City adopted Saranac River Trail Master Plan.  The GEIS should, more specifically, 
evaluate alternatives for bicycle access on Durkee Street, Bridge Street and Green Street.  
The Saranac River Trail Phase 2 included bicycle access alternatives on Durkee Street 



 

which would complete the connection of the Saranac River Trail from the City limit 
upstream by the Plattsburgh High School and SUNY College all the way to the 
downtown business district.  The DRI Plan presented in the GEIS, however, would 
destroy that planned connections along Durkee Street, Bridge Street and Green Street and 
create an extremely unsafe passage for bicycles (see attached email from Region 7 
Traffic Safety engineer concerning angled parking) in the core of the downtown business 
district.  This would potentially jeopardize the NYSOPRHP and NYSDOT grant funds 
for the Saranac River Trail Phase 2 project and NYSDOT grant funds for the Saranac 
River Trail Phase 3 project, that have been allocated to accomplish these community 
adopted objectives. 
 

28. Pedestrian Facilities evaluation in the GEIS is limited to one sentence, “The proposed 
projects will improve pedestrian facilities through improved connectivity, improved 
crossings, and additional ADA/all access crossings.”  This evaluation is wholly 
inadequate.  The overarching objective for a DRI is to create a more walkable, more 
bikeable, more quaint feeling downtown.  The proposed plans significantly degrade 
walkability, increase within the pedestrian experience in several ways.  The GEIS should 
be modified to include critical analysis of this core aspect of the DRI.  Additional study 
must be provided to evaluate alternatives and opportunities for increased pedestrian 
mobility, pedestrian safety, opportunities for additional streetscapes beyond enhancement 
of the existing Westelcom park and the existing river walk.  The GEIS should also 
evaluate pedestrian safety as it relates to access control safety for all the proposed 
projects (i.e. APMPP, the City – County cooperative renovation of the County 
Government Center Parking Lot, diagonal parking, cross walk locations, proposed 
driveways,   
 

29. Plattsburgh drivers know that the City Hall / Bridge Street intersection is very congested 
every day especially during morning rush hour.  The traffic analysis reports the level of 
service E (poor levels of comfort and convenience).  The traffic counts for Southbound 
City Hall Place presented in the report are conspicuously low and not consistent with 
other traffic data collected at that intersection.   
 

30. The traffic count numbers are inconsistent with City commissioned traffic study 
conducted by Professional Traffic Engineers which indicated the Southbound City Hall 
Place traffic to be over three times more than the mere 110 vehicles reported in this 
traffic study.  The City of Plattsburgh commissioned a traffic study of the same 
intersection as part of a NYSDOT / Federal Highway Funded Project Number PIN 
7752.67 Margaret Street and City Hall Place Project and reported traffic counts of 330 
vehicles compared to the 110 vehicles reported in the GEIS.  While minor variations of 
5% or 10% may occur over time, the City commissioned traffic study of the same 
intersection reported a traffic volume at the most critical leg of the most critical 
intersection that is 300% higher than that reported in the GEIS.  There are numerous 
other such examples though out the traffic study portion of the GEIS, that are grossly 
inconsistent with the PIN 7752.67 project traffic study as well as the Route 9 traffic 
study.  This brings into question the validity of the entire GEIS Traffic Study.  The traffic 
study should be repeated by an independent, objective qualified 3rd party. 



 

 
31. The traffic count data provided in the GEIS traffic study also deviates significantly from 

available traffic data collected and published by the NYSDOT, such as NYSDOT traffic 
data for Station 711104.  This brings into question the validity of the entire GEIS Traffic 
Study.  The traffic study should be repeated by an independent, objective qualified 3rd 
party. 
 

32. Report claims no disturbance of Riverbank, however, it does not include Stormwater 
discharge piping to the river.  
 

33. The report should incorporate the potential health risks associated with coal tar 
contamination from the current NYSEG - Saranac St. Former MGP Site (DEC Site # 
510007).   
 

34. Inventory of all cultural and historical resources in the DRI area is incomplete.  A full 
accounting and inventory of all resources should be thoroughly documented.  

 
35. The EIS does not provide or adequately demonstrate how impacts to historic character of 

downtown will be mitigated.  Specifically, a series of visual renderings a be provided that 
illustrate how views of the river will be impacted from each property along Durkee 
Street, Broad Street and Bridge Street. 
 

36. The EIS briefly mentions the fact that the entire Downtown Plattsburgh Historic District 
is eligible for listing on the National and State Registers of Historic Places but fails to 
describe the specific unique historical and architectural characteristics of that district. 
 

37. Additionally, the EIS fails to demonstrate how impacts to those unique historic qualities 
will be avoided.  The EIS also fails to provide alternatives analysis to demonstrate that 
there may be better development alternatives more in keeping with the unique 
characteristics of downtown Plattsburgh.  Size and height alternatives should be 
considered as part of the evaluation of consistency with community character. 
 

38. The proposed 114-unit apartment complex will be by far the largest apartment complex 
in downtown Plattsburgh.  A complete inventory of housing units should be prepared for 
a more thorough evaluation of the question of consistency with community character. 
 

39. The Scoping document indicated that “The City proposes to relocate the PFCM from the 
DSMPL to a site in the City’s Harborside area near Dock Street. The site is anticipated 
to become part of a larger Master Plan considering future development along the harbor, 
which is being pursued through funding as part of a 2019 consolidated funding 
application by the City.”  However, according to the GEIS, the City has decided that the 
Plattsburgh Farmers’ and Crafters’ Market will actually be located off Green Street, not 
near Dock Street as stated in the scoping document.  Thus, the Scoping Document step in 
the SEQRA process must be amended to include evaluation of the Green Street area, not 



 

Dock Street.  The scoping   should have been immediately amended, but was not, now 
the DGEIS process is flawed.   
 

40. The GEIS parking relies heavily upon the Court Street Government Center parking lot to 
compensate for the loss of parking at the DLMUD.  The City entered into an agreement 
with Clinton County for certain parking improvements to the County’s parking lot off 
Court Street.  However, we do not see where the City underwent any SEQRA reviews 
related to this expenditure, nor do we see where the City coordinated any SEQRA review 
with Clinton County.  This is a violation of the SEQR process. The parking lot design, 
financing and construction must be made part of this GEIS. 
 

41. Furthermore, the County Government Center lot is not compliant with City zoning code, 
did not receive a permit, did not undergo Site Plan review by the City Planning Board, 
does not comply with NYSDOT Highway Design Standards for number of access drives.  
All the design noncompliance concerns result in an unsafe streetscape for vehicles and 
pedestrians. 

 
42. Table 39 Public Parking Projects is incorrect in many ways.  For example, the table 

claims that there are an additional 65 public parking spaces being created, however, the 
recent renovation resulted in 60 visitor parking spaces. Even more importantly, this claim 
is misleading as the County already 44 visitor parking spaces prior to the renovation.  
Since parking is so critical to this to this DRI, it’s imperative that the GEIS have a 
thorough and accurate analysis of compensatory parking being provided. For reference, 
we have attached hereto as “Exhibit A” a correction to GEIS Table 39.  
 

43. PILOT Agreement.  The proposed PILOT agreement is inconsistent with previous others 
granted in the area and will create a tax burden for the citizens, property owners and 
business owners throughout the City of Plattsburgh and the Plattsburgh School District.  
A comparative analysis should be conducted to detail and compare other PILOT 
agreements provided for say the last 20 or 30 years.  The analysis should include, but not 
necessarily be limited to, the comparative number of full-time jobs created, the amount 
and percent of tax abatement and the duration of each PILOT.  The GEIS should establish 
as a criteria that any PILOT agreement that results in a tax increase for citizens must be 
considered a significant adverse impact.  
 

44. The economic impact of the proposed development is grossly conflated and is presented 
as mitigating justification for what will in fact be a tax increase for city, school and 
county taxpayers.  A fact-based PILOT agreement should be performed that includes the 
evaluation of an alternative in which there is no tax increase suffered by the taxpayers 
separate from the conflated economic impact used to justify the project.  The analysis 
should factor in all of the costs (purchase of properties for alternative parking locations, 
demolition of buildings such as the Glens Falls National Bank, design and construction of 
parking lots, etc) and loss of tax revenue (removal of Glens Falls Bank from the tax rolls, 
etc) that comprise the true impact of the development to taxpayers.  Only through this 
analysis can a true evaluation of the severity of the impact be measured. 
 



 

45. IRREVERSIBLE IRRETRIEVABLE COMMITMENT OF RESOURCES 

The Durkee Street Municipal Parking Lot is a publicly owned waterfront parking 
property.  Conveyance of this property to a Private Development Corporation (i.e. Prime 
Companies) would result in an irreversible irretrievable commitment of resources.    

In reviewing the “Development Agreement” between the City of Plattsburgh and Prime 
Plattsburgh, LLC dated March 29, 2019 (hereinafter the “Agreement”), we believe this 
Agreement is a nullity. The City of Plattsburgh is without power to convey the waterfront 
property, or any portion of it, identified in the Agreement broadly as “40 Bridge Street 
and 22 Durkee Street” (hereinafter the “Properties”).  

The City may not legally convey these Properties. Pursuant to New York General City 
Law §20(2), a city is empowered to: “To take, purchase, hold and lease real…property 
within…the limits of the city;…, and to sell and convey the same, but the rights of a 
city in and to its water front,…streets,…avenues, parks, and all other public places, are 
hereby declared to be inalienable, except in the cases provided for by subdivision seven 
of this section.” Emphasis added. In this instance, New York General City Law §20(7) 
included in the foregoing exception does not apply as there connection to any of the 
exceptions contained therein. There is no question that this river front property, which 
includes the entirety of the Properties, constitutes “water front” as set forth in New York 
General City Law §20(2). See for example, Gladsky v. City of Glen Cove, 164 A.D.2d 
567, 2nd Dept. 1991 for a thorough discussion of this issue now posed to the City of 
Plattsburgh.  
 
- As in this instance, the City of Glen Cove attempted to convey a portion of property that 
included “frontage on Glen Cove Creed”. Id. at 567.  
 
- The question of whether or not the property in Glen Cove, as with the property along 
the Saranac River here, had ever been “used, acquired or dedicated” to public purpose is 
irrelevant. “While other forms of City-owned property may be converted to public use and 
thereby be rendered inalienable under the statute, waterfront property has been 
expressly declared to be inalienable, regardless of the manner in which the property is 
used. Although we recognize that the statutory restriction against the alienation of 
certain municipal property emanates, to a large extent, from the “public trust” doctrine 
(see, Matter of Lake George Steamboat Co. v. Blais, 30 N.Y.2d 48, 330 N.Y.S.2d 336, 281 
N.E.2d 147; Brooklyn Park Commrs. v. Armstrong, 45 N.Y. 234, supra; Matter of Central 
Parkway, 140 Misc. 727, 729–730, 251 N.Y.S. 577; Gewirtz v. City of Long Beach, 69 
Misc.2d 763, 330 N.Y.S.2d 495, aff'd 45 A.D.2d 841, 358 N.Y.S.2d 957) the Legislature 
did not see fit to include a public-use limitation in the statute, and we decline to engraft 
such a limitation in a statute which is otherwise clear and unequivocal on its face.” Id. at 
571. Emphasis added. Thus, in this instance, we need not delve into whether or not the 
City ever “dedicated” this property to protection under the public trust doctrine. New 
York General City Law §20(2) preempts that decision or action.’  
 
- The exceptions of New York General City Law §20(7) do not include alienation of 
water front property. See again, Gladsky: “Nor does General City Law § 20(7), upon 



 

which the plaintiff relies, compel a contrary result. This subdivision creates a 
“discontinuance” exception to the statute's blanket prohibition against the alienability of 
public property by empowering a municipality to “lay out, establish, construct, maintain 
and operate markets, parks, playgrounds and public places, and upon the discontinuance 
thereof to sell and convey the same” (emphasis supplied). Notably absent from the 
enumeration of the type of property which may be freely sold by a municipality upon 
the discontinuance of its public use is waterfront property. The reason for this absence 
is clear—waterfront property, as we have noted, is entitled to special protection by 
virtue of its geographical location rather than by virtue of its use. Unlike a public 
playground, which may cease to be a playground if its use is altered, waterfront property 
is intrinsically unique. That the discontinuance exception does not, and should not, 
apply to waterfront property becomes all the more compelling given the significant 
ecological, scenic, and aesthetic qualities inherent in it.” Emphasis added.  
 
In addition, it is also noted that the parking lot here may very well also be protected by 
the public trust doctrine, in addition to the issues surrounding New York General City 
Law §20(2) above. See generally 10 East Realty, LLC v. Incorporated Village of Valley 
Stream, 49 A.D.3d 764, Second Department 2008, as well as the related 10 East Realty 
cases at 17 A.D.3d 474, 49 A.D.3d 770. Although the Second Department found in the 
case of the village in 10 East Realty that the public trust doctrine was not violated by the 
conveyance of a parking lot there, here, we have a bit of a different scenario. In the City 
of Plattsburgh, this parking lot, and indeed other similar parking lots within the 
downtown parking district, are held for the benefit of that parking district. Taxpayers are 
charged a special tax for the maintenance, repair and upkeep of those parking lots, 
evidencing an intention by the City of Plattsburgh to hold those public parking spaces in 
trust for this district. Thus, no parking property may be alienated without addressing the 
underlying special taxing district.  

 

The continuing wrong evidenced by the Agreement in violation of New York General 
City Law §20(2) must be reversed. The City of Plattsburgh does not possess the legal 
authority to enter into the Agreement and doing so would result in an irreversible 
irretrievable commitment of public resources 

46. Municipal Utilities – This section discusses water and sewer resources and how they are 
adequate enough to handle the capacity needed for the proposed development in the 
Durkee Street Lot; however, there is no mention of projected electric usage and what the 
potential negative impacts on the community might be as far as electric rates for city 
residents.  Please include this information as well.  What electrical zone is the project(s) 
located in.  Is the transmission and distribution to that zone adequate to support the 
additional load?  What will the electrical load be for the project(s)?  What type of heating 
is being proposed?  Will the existing electrical infrastructure require any upgrades to 
accommodate the proposed project(s).  If so, will the projects return on investment be 
able to justify such a capital expenditure within Public Service Commission regulations.  
Please explain the associated costs and return on investment in detail so that the potential 
adverse impacts can be properly and thoroughly understood and evaluated.  In recent 
years nearby projects were told they could not install certain types of electrical equipment 



 

because the infrastructure was at or near its peak capacity (i.e. Plattsburgh Public Library, 
Catherine Gardens, Senior Center, etc).  How will the proposed project impact the at-
capacity status of the electrical system in that neighborhood?  What limitations will be 
required? 
 

47. Traffic and Transportation System-  The traffic count data includes only vehicle traffic, 
however, pedestrian and bicycle traffic counts should be also be conducted.  Typically, 
that data is collected during spring, summer and fall months as well as winter. Since 
walkability and bikeability has been identified in DRI documents as a key objective, it is 
imperative that data should also be collected for these modes of transportation so that the 
projects impacts to these concerns be thoroughly evaluated and understood.  Within 
traffic and transportation systems, pedestrian traffic should also be considered and 
negative impacts on walkability and bikeability based on site plans for the proposed 
projects be detailed – some of which I discuss in the next section.  I would also suggest 
that the council pursue implementing a Complete Streets policy prior to any further 
changes or improvements to streets, sidewalks, or parking lots as a mitigating measure. 
 

48. Parking – The GEIS claim that the current plan is sufficient to replace all parking being 
lost as a result of the planned development at the Durkee Street Lot is incorrect and not 
sufficiently supported with accurate data and information.  There are also adverse 
environmental impacts to the walkability of the downtown area due to specific design 
features of the proposed Arnie Pavone Parking Lot (e.g. no mention in the GEIS that the 
Division Street sidewalk will be destroyed) as well as the changes made to the County 
Parking Lot.  Both lots seek to increase parking capacity by eliminating through lanes 
within the lots themselves and instead increasing the number of entrances/exits, thereby 
increasing the number of curb cuts – having a negative impact on walkability in the 
downtown area.  We also object to the omittance of the the County Lot in the DGEIS as 
well as its construction without any review.  The GEIS relies on the County Government 
Center parking lot renovation as the second greatest location for replacement parking to 
compensate for the parking lost at the Durkee public lot, the City participated in 
negotiations with the County Government Center for design of the County Government 
Center parking lot renovation including relinquishing a portion of the City Street Right of 
Way to the County for parking (in violation of City Code), the City entered into an 
agreement and provided financing for the County Government Center Parking Lot and 
yet omitted this parking lot from the GEIS. The parking lot design also did not receive a 
Building permit prior to construction, nor a Planning Board review as is required by City 
Code.  The parking lot design is in violation of several City Code standards as well as 
NYSDOT Highway Design Manual Standards for pedestrian safety / access control. Not 
only did the city increase the number of curb cuts along Court Street in order to fit in 
more parking spaces, but these changes were made for the express interest of providing 
more parking spaces to accommodate the construction of the proposed development at 
the Durkee Street lot – and is therefore an example of segmentation as they are 
undeniably interrelated.  Either those changes should have been included in the DGEIS 
before completion, or those additional parking spaces should not be considered in the 
count of replacement parking spaces displaced by the Durkee Street lot development. 
 



 

49. Fiscal and Economic Conditions – We disagree that the proposed development will not 
have any adverse impacts on the public-school system, as does the Plattsburgh City 
School Board.  Please provide a complete analysis of potential costs and impacts which 
include the effects of the proposed PILOT agreement on the rest of the taxpayers.  I also 
disagree with the assumed projected economic outcomes of this project.  This statement 
shows that only 4 full time jobs will be directly created by the developers themselves.  35 
jobs are expected to be provided by the tenants of the commercial and/or restaurant space 
created by the developers, but there is no guarantee of occupancy in those spaces.  The 
inclusion of an additional 58 jobs, $1.9 million in earnings, and nearly $5.2 million in 
sales is highly speculative and optimistic.  My clients strongly object to these assertions.  
Will the developer be held accountable for ensuring that these projections be met within 
the terms of their PILOT?  What protections does the community have against economic 
downturn in return for the large investment we are making in terms of the DRI grant 
money, public land, and tax incentives being offered to this developer? 

 
50. Historic and Cultural Resources – We are glad to see that the city is consulting with the 

NYSOPRHP to determine if there are any adverse environmental impacts; though we 
would prefer it to be recognized that this is required by law, as the Plattsburgh Downtown 
Historic District is listed as “eligible” on the State Historic Registry and the NYSOPRHP 
should therefore be considered an “Involved Agency” rather than an “Interested Agency” 
as indicated in the GEIS.  The project will receive significant amounts of State Funding.  
The project also has the potential to have a significant adverse impact on the Saranac 
River Trail (SRT) Phase 2 project which is funded by NYSOPRHP. SRT Phase 2 
includes bike lanes or an accessible bike route along Durkee Street.  The DRI project 
proposes to abolish this important aspect of the NYSOPRHP funded SRT Phase 2 
Project.  Furthermore, the GEIS provides virtually no analysis or evaluation of this 
important concern.  Also, please note that bicycles are prohibited by law from travelling 
on sidewalks, therefore, the Riverwalk and sidewalk along Broad Street are not a viable 
alternative.  A full alternatives analysis should be conducted to demonstrate how this 
NYSOPRHP funded project will not be adversely impacted. It should also be recognized 
that “The Point” historic district which includes the area directly across the Saranac River 
from the proposed development on the Durkee Street Lot is listed on the National 
Registry of Historic Places.  As such, any negative impacts on the historic and cultural 
integrity of that area should also be considered, and the National Park Service should also 
be consulted as to impacts on that area.  Specifically, negative impacts of the view from 
the area and its character due to the imposing nature and scale of the proposed project at 
the Durkee Street Lot directly adjacent should be considered.  I also would ask the 
council to read the following Summary Statement of Significance from the State 
Registry, and consider pursuing the suggestions made and add the Plattsburgh Downtown 
Historic District to the official registry list prior to development of any land within the 
district to ensure protection of the historic and cultural resources of our downtown area. 
 

51. Temporary Parking during construction.  The GEIS describes a temporary parking 
scheme during construction that relies on parking at the City Waterfront marina.  Given 
the walking distance of 3,200-FT, the cold weather climate in the North Country 
(especially along the lake), human nature and published standards, this alternative is 



 

entirely unacceptable.  Industry standards consider maximum acceptable walking 
distance for levels of services A through D for outdoor/uncovered service conditions 
level a through D vary from 400-feet to 1,600-ft respectively. The proposed 3,200-ft walk 
from the Dock Street parking lot well beyond any acceptable distance range and well 
beyond Level of Service E (the point of failure).  This is clearly not a viable alternative 
whether with or without shuttle buses and is certain to have a significant adverse impact 
on businesses, patrons and employees and employers.   The GEIS conclusion that the 
interim parking during construction will not have a significant adverse impact on the 
community is clearly devoid of reasoned elaboration. 

 

 

 
We appreciate the incorporation of the foregoing and look forward to the City addressing these 
in the comments to the DGEIS. 
 
Thank you. 
 
Sincerely, 

 
Matthew F. Fuller, Esq. 
mfuller@meyerfuller.com  
 
cc: Plattsburgh Citizens Coalition, Inc. 
 
 
 



Location City Claims Actual City Claims Actual City Claims Actual

APMPP 0 0 109 109 109 109

DLMUD 289 289 50 19 -239 -270 The GEIS finally acknowledges what the PCC has stated for a long time:  The DLMUD does NOT provide adaquate 
onsite parking.  It is deficient by 31 spaces (See GEIS Table 35)

County Govt Center 0 44 65 60 65 16 The City neglects to recognize that this lot had 44 Visitor Parking Spaces BEFORE the reconfiguation.  It also 
neglects to factor in the 5 on street spaces lost as a result of the reconfiguration.

Bridge st parking 32 32 38 32 6 0 Short-term on-street parking is not an acceptable substitute for long-term off-street parking.  Also this number is 
inflated and includes spaces that would block existing driveways, too close to crosswalks, hydrants, etc.

BSMPL 59 59 81 81 22 22

Durkee St parking 15 58 15 43 0 Short-term on-street parking is not an acceptable substitute for long-term off-street parking.  Also this number is 
inflated and includes spaces too close to crosswalks, hydrants, etc.

TOTAL 395 424 401 316 6 -123

Abbreviations
APMPP - Arnie Pavone Parking lot (former Glens Falls Bank)
DLMUD - Durkee Lot Development
BSMPL - Bridge St Municipal lot

Existing Public Spaces Proposed Public Spaces Net Change

Corrections to GEIS Table 39 Public Parking Projects

CITY PARKING PLAN CLAIMS TO CREATE A NET INCREASE OF 6 
SPACES, BUT IN FACT IS DEFICIENT BY 123 SPACES!  

EXHIBIT A



From:  Bibbins, Ken (DOT)  
Sent:  Monday, January 28, 2019 1:12 PM 
To:  Bessette, Michael <BessetteM@cityofplattsburgh-ny.gov> 
Cc:  Basil, Valmekie (DOT); Ricalton, Al (DOT); Kokkoris, Steve (DOT); Docteur, Aaron (DOT); Ortlieb, 
Craig H. (DOT);  
 
Subject:  Angled Parking Proposal, Bridge Street/US Route 9 
 
Hello again Mike, 
 
I’ve been in contact with a number of folks in the Department’s Main Office, to try to establish all of the 
information that the City needs in order to make an informed decision about potential changes to Bridge 
Street/US Route 9/NY Bicycle Route 9.   
 
There are two main questions on the table here: 
 
The first question is relative to jurisdiction.  It does not appear to me that the right of way 
that Bridge Street falls within has sufficient width to allow angled parking without 
severely impacting its lane widths. 
 
The second question is relative to the likely impacts that angled parking would have on traffic safety.  It 
is well established, by multiple studies, that angled parking causes an increase in 
accidents.  This is due to a number of reasons, including the need for a backing maneuver that is 
made where the operator of the parked vehicle must back into traffic when exiting the parking space, 
while their visibility is impaired by adjacent vehicles.  This maneuver is particularly dangerous if 
the roadway in question has a significant volume of bicycle traffic, such as this 
one.  There is also an increase in accidents due to the stop-go nature of drivers 
searching for an open space, which is more difficult with angled parking because the empty 
spaces are harder to see.  There are some locations in our country where back-in angled parking has 
been used because that provides somewhat improved visibility when exiting the parking space.  That 
improvement would only exist if there was sufficient space to accommodate the angled parking and it 
would not address the difficulty with spotting empty parking spaces far enough upstream to avoid a 
quick stop. 
 
I can tell you that, based on the concept and its traffic safety implications, I would use 
the strongest language possible to discourage the institution of this change. 
 
Kenneth M. Bibbins, P.E. 
Regional Traffic Engineer 
New York State Department of Transportation, Region 7 
317 Washington Street, Watertown, NY 13601 
(315)785-2321|ken.bibbins@dot.ny.gov 
www.dot.ny.gov 
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EVALUATION OF THE GEIS WITH A FOCUS ON THE PRIME LLC DEVELOPMENT OF THE DURKEE STREET 
PARKING LOT 

By Syl Beaudreau 

1.1 SEQRA and Generic Environmental Impact Statement 
 

1.1.2 Description of proposed action. (Page 2) 

 Report states that “the LPC guided extensive community engagement, including four public events”. 
This raises the issue of proves and procedure.  Extensive and continuous public consultation was 
required by DRI rules. While it is true that community engagement events, including “dot polling” were 
held, the results of such consultations were apparently disregarded, as state and city allocated the lion’s 
share of the DRI funding ($4.3 million) to a project, the redevelopment of the Durkee Street Parking Lot, 
which, according to the SUNY Plattsburgh dot polls, was one of the least popular options. 

This bland opening statement makes it appear as if the City followed the DRI guidelines to the letter, and 
that the process involved in the selection of projects was above the board and legitimate. What the 
record shows is the lack of public input into the elaboration of the RFP for the Durkee Street 
Redevelopment. A not-for-profit community group, the Plattsburgh Citizens Coalition, has had to FOIL 
the city to find out about a “secret” Public Advisory Committee, made up of two city employees, Matt 
Miller and Ethan Vinson, and a city representative on the County Legislature, Chris Rosenquest. 
Apparently the committee never met, and Matt Miller was left to elaborate the RFP with no input from 
stakeholders. The original plan stated that “The City of Plattsburgh City Council will approve the 
selection considering input from Downtown business owners, residents, and the public.”* The City 
proceeded to approve the selection with no input from stakeholders, which is in part why we are now in 
this mess. The City has heard from stakeholders AFTER inking the deal with Prime LLC, not BEFORE. 

The City then proceeded to the hiring of a consulting firm to elaborate the RFP for the Durkee Streeet 
Project, and at this point public input effectively ceased. One could seriously question the basis of these 
“experts” calculation of economic viability of building a massive private apartment/retail complex on the 
site, significantly deviating from previous plans like 2017’s “Durkee Street ReImagined”. The resulting 
RFP produced by consultants White & Burke was notable for the near-complete lack of public amenities 
and the elimination of Farmers and Crafters Market from the Durkee Street site and the downtown 
business area. 

Once the Prime LLC agreement was signed, City immediately proceeded to redesign the downtown area 
in terms of closing certain streets, making others one way, using diagonal parking and turning other 
areas of the downtown into a pedestrian-unfriendly parking lot. Despite considerable public criticism 
and opposition to these plans, resignations of PPAC committee members, and a petition to stop this 
plan, the City continued to proceed not only without consulting the public, but in face of a storm of 
public outcry. This is not how the DRI plans envisaged the accomplishment of its goals. 
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“Develop the Durkee St. into a mixed use city center” was among the least popular options, and yet that is what the state and city chose. This 
created a public outcry which persists till today. 

This section fails to account for the fact that if the correct procedures were followed as per the DRI 
rules, why significant public opposition emerged once the City inked the deal with Prime LLC. Since then, 
multiple petitions signed by nearly 2,000 individuals emerged opposing the project. Protests were held 
in front of City Hall. Opponents to the DLMUD began to speak out at City Council Meetings. Various 
groups emerged including Strong Towns Plattsburgh, Save Durkee, Concerned Citizens of Plattsburgh. 
The majority of downtown business owners signed a petition opposing the DLMUD. These groups 
coalesced into a not-for-profit Plattsburgh Citizens Coalition LLC, whose goal was to fundraise to mount 
a legal challenge against the City. An online petition opposing the imposition of a paid parking regime 
garnered significant support.  In short, the DGEIS makes it sound like everything about this project was 
proceeding in a natural, unproblematic way, failing to reflect significant local opposition to the DLMUD. 
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The proposed DLMUD elicited a level of public outcry never witnessed in the history of the city of Plattsburgh. Residents felt that the state and 
city had not listened to their expressed wishes for the DRI. 

1.1.5 Statement of Project Purpose and Need (Page 8) 

The statement speaks of the DLMUD as part of plan to “advance downtown revitalization through 
transformative housing, economic development…”  

Transformative housing: This is a term usually reserved for low-income or mixed income housing. The 
City has failed to account for where it is going to find 115 high income households in a city whose 
population is declining, where the majority of residents are low-income, and where high-income job 
growth is small to non-existent. Perhaps there may be high-income in the wider Town of Plattsburgh, 
but the City and its associated commissioned studies has optimistically assumed that these individuals, 
employed in the town, will want to rent an expensive apartment in a de-vitalized downtown. 

Another stated goal is to “attract and retain residents, visitors and businesses”. How does building a 
large, bland, corporate looking apartment/retail complex make downtown Plattsburgh more attractive 
or interesting to residents, visitors and tourists? Does the City really feel that young families will want to 
travel to downtown Plattsburgh to view a corporate-looking apartment complex? 

“The overall DRI project is expected to bring in 500 temporary jobs, 100 permanent jobs, about $11 
million in downtown revenue…” According to the Clinton County DRI PILOT agreement the main part of 
the DRI project, the DLMUD, will create 4 permanent jobs. But under construction jobs, which I assume 
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are temporary, there are NONE listed. Zero. The figure of $11 million in downtown revenue may 
partially be made up of people eating in downtown restaurants and drinking in bars, but as for shopping, 
the 114 high-income residents of the DLMUD will have precious few shopping options in the downtown 
core, unless they like thrift shops and second hand stores. And they will have cars and buy their 
groceries uptown (not in the city) and will shop online. So it is hard to see where the $11 million figure 
comes from. And this statement fails to account for the significant tax burden that the PILOT agreement 
will impose on residents and taxpayers of the City. 

The DRI will “result in a considerable increase in tax revenue, putting the City in a more fiscally sound 
position”. Once again, this is a problematic statement. According to Plattsburgh City School Board 
Director Jay LeBrun, the PILOT agreement, far from providing enhanced tax revenues, will be a 
significant burden to the taxpayers of the City. (His letter is included in the PILOT documents.) 

“The City’s public and private partnership with Prime to develop the DLMUD will spur economic 
development on the underutilized property…”  The DLMUD will build an apartment complex for units 
that few downtown residents will be able to afford, and create retail space that most likely fail to attract 
tenants. (See comments below). I fail to see how that will “dynamize” the downtown economy. Similar 
claims were made for the Gateway building in 2007, and not only did it struggle to find tenants, its main 
retail space, 14 Durkee Street, on the corner, only found a tenant in 2019 (The Glen Falls National Bank, 
displaced from its Margaret Street location.) The Gateway complex failed to revitalize the downtown 
economy or change the feel and attractiveness of the downtown. 

 

The Gateway Building failed to revitalize Plattsburgh downtown. A Lake Placid based restaurant opened at the corner location called Nicolas. It 
closed within six months and the space remained empty until 2019, when the Glens Falls National Bank rented the space. 
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Why does the DLMUD call for adding more retail space at a time when bricks-and-mortar establishments 
are closing nationwide? The Prime LLC plan involves the addition of significant amount of retail space on 
the ground level. Why is this advisable when our count reveals at least 32 empty storefronts in the city 
of Plattsburgh, and more in the Town. People are calling it the “RETAIL APOCALYPSE”, and every effort 
must be made to fill the empty storefronts of the City before building new ones.  Ironically, many of 
these empty storefronts are adjacent to the Durkee Street Parking Lot. 

 

Plenty of empty retail/commercial space in the city of Plattsburgh, including many storefronts proximate to the Durkee Street Parking Lot. Why 
build more? 

2.2 Description of Proposed Property 

2.2.1 Durkee Lot Mixed Use Development 

As per the initial DRI plan, “approximately 1 acre of new on-site open space” was to be created for 
public use.  

The report states that “a 2,400 SF publicly-accessible civic space with an open-air pavilion” will be one of 
the features of the DLMUD. The fact is that the publicly-owned Durkee Street Property will be given 
away to a private developer. What used to be the public space of the Plattsburgh Farmers and Crafters 
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Market will now be a privately owned space. The City effectively loses control of it, and there is  no 
guarantee that Prime LLC will not, in future, dispose of this property as it sees fit or profitable. In this 
manner the text of the GEIS gives the false impression that the DLMUD has provided a significant 
amount of public “civic” space. It has not. Why, as an alternative, does the City not keep the half of the 
Durkee Street Parking lot that will constitute the public parking, and retain the 2.400 SQ FT space 
occupied by the PFCM for public usage, preserved as such for generations to come?  There is an 
international movement to preserve public urban open spaces, and the DLMUD fails to do that. (See the 
Open Spaces Society at www.oss.org.uk and the Open Space Institute at www.openspaceinstitute.org ) 

 

The Durkee Street Parking Lot is the largest open space in downtown Plattsburgh. Open spaces are now viewed as necessary for viable cities. 

(Page 25) the notion that “the addition of 30 students is not anticipated to result a significant impact on 
facilities” According to Jay LeBrun, the Director of the Plattsburgh City School District, the cost per 
student is 25K per year. At that cost, 30 new students would cost the School Board $750,000 per annum. 
But according to the Clinton County IDA, Prime LLC will only be paying $75,000 in taxes per year for the 
first 20 years. This will result in a significant tax burden on the taxpayers of the city. The PILOT 
agreement flies in the face of this documents’ claim that the DLMUD will result in a significant growth of 
the City’s tax base. 
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Very substantial concerns are being raised by the Clinton County IDA’s PILOT agreement for Prime LLC. 
This is in keeping with a recently published (December 16, 2019) New York State Senate investigation of 
Public Authorities which finds substantial cause for concern for how these largely unaccountable 
organizations impose financial burdens on their local taxpayers. (Report from the New York State Senate 
Committee on Investigations and Government Operations. Final Investigative Report: Public Authorities 
in New York State, Chair, Senator James Skoufis, December 16, 2019). 

The PILOT agreement currently being sought calls for an 83% reduction in taxes for Prime LLC over a 20 
year period. This means that while it should be paying approximately $18 million in taxes over that 
period, it will be paying only $2.7 million. Local taxpayers will have to make up the difference. The PILOT 
agreement negotiated by the Clinton County IDA should itself be considered an “adverse impact” on the 
Plattsburgh community. 

Furthermore, the text suggests that “The positive economic impacts of the project are significant, the 
total economic impacts of the proposed projects construction equate to 56 jobs, nearly $2.2 million in 
earnings…” Will the project be employing local/regional contractors and construction workers? If so, 
why does the PILOT agreement list ZERO construction jobs created for the county? 

2.2.3 Durkee Street Reconfiguration and Streetscape Improvements (DRSI) (Page 28) 

The report states that as far as Durkee Street reconfiguration goes, a one-way street is viable. The report 
states “The existing loading zone” is to be moved to a “to be determined location”. Based on this, it 
concludes that if Durkee is made into a one-way street it will “not result in significant adverse impacts to 
traffic conditions”.  This is an inadequate description of the issues involved on Durkee Street. Durkee 
Street, aside from having many businesses of its own, serves as a delivery site for many of the 
restaurants on Margaret Street, considered “restaurant row”.  At any given time in the day, there can be 
18-wheel trucks double- parked on Durkee, as well as FedEx and UPS delivery trucks stopped in the 
southbound lane with emergency lights flashing. With a two-way street, cars stuck behind these double 
parked delivery trucks can venture into the opposite lane, but as a one way street, traffic will come to a 
standstill. As a northbound one-way street, Durkee will divert southbound traffic emerging along state 
route 9 onto upper Bridge Street, which itself often has large delivery trucks parked on it servicing 
Alekas, Pizza Bono, The Green Room and Our House Bistro. So the loss of double lanes will add to the 
congestion of this intersection. Add to that the egress coming into and out of the Prime parking 
courtyard, and the diagonal parking planned, plus the double parked trucks, pedestrian crosswalks, and 
you have a recipe for an unworkable street. This is far from the pedestrian, cyclist and roller-friendly 
scenario envisaged by the Smart Streets movement’s goal of delivering safer, more welcoming urban 
spaces. 
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Typical scenario on Durkee Street. In the distance, you see a double parked delivery truck blocking one lane of Durkee Street. What will happen 
when there is only one lane? Traffic will come to a standstill. 

In short, people who live and work in the Durkee Street area seem to have a better impression of how 
the street functions than the fancy metrics presented in the DGEIS. The plan as envisaged has not 
sufficiently studied the real-world use of Durkee Street as a delivery lane nor has it suggested ways to 
remediate the abovementioned problems. Instead of retaining or adding to street space devoted to 
cars, and freeing up urban areas for mixed use or car-free spaces, this plan reduces the street space at 
the same time adding the potential vehicular traffic of 115 households into that reduced space where 
trucks will be parked to make their necessary deliveries. This simply makes no sense. Into that reduced 
one-lane space you will have cars entering and exiting the Prime courtyard parking space, cars backing 
out of diagonal parking spaces, trucks and vans stopped, blocking the one-lane street. This is a recipe for 
a chaotic, congested, non-functioning, pedestrian-unfriendly street. Thus it is hard to envisage how the 
report can conclude that “the reconfiguration of Durkee Street to a one-way street…would not result in 
significant adverse impacts to traffic conditions”. 
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This is a typical scenario on Durkee street. Three trucks parked in the same area at the same time. How will this work with one lane, an 
entry/exit way, diagonal parking and pedestrian crossings? 

2.2.8 Plattsburgh Farmers’ and Crafters’ Market (PFCM) Relocation to Building 4 at 26 Green Street 

“The City has proposed a relocation of the PFCM to City-owned property in Plattsburgh’s Harborside 
Area near downtown.”  This is perhaps the most controversial aspect of the entire Plattsburgh DRI. We 
find ourselves in front of a major change to the downtown commercial landscape which was never 
envisaged by the public consultations of the DRI. Building 4 at 26 Green Street is not in the downtown 
business district. It is located in a remote part of town that few people every visit, and is 100 feet from 
the municipal sewage treatment plant.  Many residents and visitors have expressed opposition to this 
move, saying they simply will not shop for food at location so proximate to open pools of evaporating 
human waste. 

They say that “foot traffic is the life blood of all retail”, and in its present location, the PFCM being in the 
Durkee lot, attracts foot traffic from local residents, and visitors who may be patronizing a downtown 
restaurant, doing shopping at the North Country Coop, and then stopping at the PFCM. In other words, 
there is a kind of food synergy in the downtown area. By removing the PFCM from the downtown area, 
you break this food synergy which is key to placemaking. In short, you do not enhance placemaking by 
dispersing popular visitor attractions, but by concentrating them. Across the border, the City of Longeuil, 
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about an hour from Plattsburgh, learned this the hard way. They moved their downtown Farmers 
Market to a new state-of-the-art facility out by the airport. And now their Farmers Market is failing due 
to the lack of foot traffic. 

 Linda Spencer recently wrote this in a comment on the Save Durkee Facebook group page: “I was just 
wondering if anyone has gotten a hold of a copy of the General Environmental Impact Statement? The 
reason why I am asking is because I was wondering if it contained any information about having the 
Plattsburgh Farmers' and Crafters Market in such close proximity to the wastewater treatment facility. 
In the meeting a woman got up and said that it didn't smell that bad. The fact that is smells at all is 
reason for me and many others not to go to the Plattsburgh Farmers' and Crafters Market. But what is 
so troublesome to me is the fact that the settling tanks (clarifiers) are right there. What type(s) of 
bacteria are airborne? Escherichia coli? Staphylococcus? That is why I am asking the question about 
having the Plattsburgh Farmers' and Crafters Market in such close proximity to the wastewater 
treatment facility and if there has ever been any air samples taken? Is that part of the General 
Environmental Impact Statement? I am aware that such things as temperature, wind velocity and 
specific humidity etc. is going to influence the spread and the ability of the microorganisms to survive in 
the air. In the same meeting there was mention of odor abatement and the use of screens. How is this 
odor abatement going to work? Is it going to work by mechanical means? Chemical means? How? The 
use of screens is to make it more aesthetically pleasing but it is not going to prevent airborne particles 
from being released into the air. I really wish Plattsburgh Farmers' and Crafter Market would stay right 
where it is and Prime LLC would go far away and stay there.” 

The report states that “The City is seeking up to $250,000 for the proposed relocation of the PFCM from 
the DRI’s Downtown Grant Program (DGP).” I would like to suggest that this idea is throwing good 
money after bad, since if individuals like Linda Spencer who are fearful of shopping for food there just 
don’t visit, the PFCM will fail no matter what they do to cosmetically enhance Building 4. 

It is my view that the City should have conducted a consumer survey to see if shoppers could get over 
the psychological barrier of shopping for food next to the Poop Plant. The Mayor has gone on record 
stating that he will clean up the smell, that there will be no microscopic human waste in the air, but so 
far we have not seen any credible plans to accomplish this goal. 

3.1.1.2 Zoning (page 76) 

There is some confusing language here about the PUD on Durkee Street. The text talks about City Code 
Chapter 300, Subdivision of Land, and states that it is “not required to strictly adhere to the bulk and 
dimensional requirements stipulated in Schedule II of Chapter 360, Zoning, or to 360-18, which restricts 
the number of buildings and dwelling units on each lot. Instead, bulk and dimensional requirements may 
be varied to provide an alternative…in order to preserve the natural and scenic quality of open lands”.  
Currently, the Durkee Street lot constitutes the largest open space in the downtown area. It provides 
views of scenic streets with historic buildings eligible for listing on the National Register of Historic 
Places. It also has a small patch of green space, where once a gas station stood. This “little green space” 
is of public value, and if anything, should be enhanced or enlarged, not eliminated. 
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And as for bulk and dimensional variance, my estimation is that the 115-unit structure being proposed 
by Prime LLC is at least ten times the size of surrounding structures. As is, the mega-complex stands to 
overpower the downtown area and significantly change its appearance and atmosphere. The average 
building height and the height of the buildings which were originally on the east side of Durkee Street is 
three stories, not five. 

 

This linen postcard from the interwar years shows the original buildings on the corner of Durkee and Bridge. They are three stories high. 

And how does building what amounts to a massive gated community on the downtown’s only open 
space “preserve the natural and scenic quality of open lands”? 
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As this aerial photo shows, the proposed development of the Durkee Street Lot is completely disproportionate to the surrounding cityscape. Its 
scale is overwhelming. 

The report suggests that the Planning Board is authorized to waive requirements stipulated in 360-21 
(D), hoping that this is indeed what will happen. But in my view, the building of a massive, overpowering 
gated community in the most historic part of our downtown does not allow for the “maintenance of 
open lands” nor does it “ensure the preservation of the natural and scenic qualities of such open lands.” 
(77) 

3.1.2. Potential Impacts 

3.1.1.11 Land use and Community Character 

Prime proposes to build a 200,000 SF U-shaped apartment building with 13,400 SF of commercial space. 

The overwhelming size of this project means it will overpower the downtown area.  The initial DRI plan 
called for 45 residential units and approximately 47,000 feet of retail and/or commercial space.” At 115 
residential units, and 200,000 SQ FT, this five-story behemoth is more than three times the size of the 
originally proposed building. Its size and scale, despite cosmetic elements designed to disguise its 
outsized proportions, will change the feel and authentic atmosphere of this historic district. 
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Prime’s cookie-cutter apartments are bland and add nothing to the character of the historic downtown 
business area.  The updated plans show a five story-building trying hard to look like a three-story 
building. This building contributes nothing pleasing to the streetscape of our city. If you look at the Hotel 
Prime built in Saratoga Springs, you will see that it is essentially the same template as the one being 
used here in Plattsburgh.  There is nothing about this design, aside from the postmodern cornices used 
on the front of the building, which relates to the quaint and pleasingly chaotic architectural feel of the 
Durkee Street neighborhood.  

      

The design of the Prime LLC project for Plattsburgh is similar to what Prime built in Saratoga Springs. Nothing unique to our town here. 

The most recent plans show Prime LLC has even abandoned the postmodern cornices in favor of what 
appear to be shelves held up by diagonal sticks. In terms of design, such cheap attempts at mimicry are 
unworthy of our downtown area. At the very least, Prime LLC should be required to produce some 
finishes that are actual cornices. My impression is that Prime LLC has changed the cornices for sticks 
because it will save costs, allowing them to make the maximum number of housing units at minimal 
expense.  Now that Prime has changed the cornices into shelves held up by diagonally placed sticks, the 
complex looks rather like a luxury chicken coop. Plattsburgh deserves better. 
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This design, which is part of Prime LLC’s potential offerings, seems to fit more seamlessly into the current streetscape of downtown Plattsburgh. 
The GEIS should note that other options for the site in terms of size, scale, and design, could be considered. 

I see nothing in the mock-up of the proposed building that shows “frieze and cornice detailing with 
contrasting metal detailing to mark fenestration and other fine details.” (86) I see no fine details…Just 
sticks. 

This plan fails to create an attractive, visitor-worthy destination in Plattsburgh’s downtown core.  Can 
you imagine a young family from Montreal saying, “Gee, we need to travel down to Plattsburgh and see 
that new, corporate-looking apartment building in their downtown”? The original plan stated as a goal 
the need to “Elevate global recognition of the region as one of the special places on the planet to visit, 
live, work and study.” How does building an apartment complex achieve this stated goal? 
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James Howard Kunstler has argued that large, corporate-looking apartment complexes like the one being proposed by Prime LLC are leading to 
blandness in American cities, with them all looking the same. He calls this “the geography of nowhere”. Kunstler would not recommend giving a 
large section of our downtown over to a large, bland apartment building. 

Arnie Pavone Memorial Parking Plaza (APMPP) 

When I originally expressed my opposition to the Durkee Street redevelopment plan, officials at City Hall 
told me, “Parking Lots are ugly. The Durkee Lot is ugly. Wouldn’t you like to see a nice building there?” 
Well, by the same logic, if “parking lots are ugly”, now the cars that once parked in the Durkee Lot will 
be parking on a new lot on Margaret Street. So the “ugliness” will be shifted from Durkee Street to 
Margaret Street, to our main commercial artery. So why is it OK to have ugliness on Margaret Street, but 
not OK to have it on Durkee Street? To some degree, the ugliness shell game cannot be won. Ours is a 
car-centered community, and the bulk of downtown jobs are in services to the County, and employees 
and visitors need places to park. One way or another the parking spaces need to go somewhere, and this 
plan will distribute them throughout the downtown area, making it less people and pedestrian friendly, 
which goes directly against the stated goals of the DRI application. 
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The GEIS should note that the now-available site of the Glens Falls National Bank could be used for something other than a parking lot. 
Developing a multi-use apartment complex or hotel on this site would restore the original streetscape, and unify the Margaret Street corridor. 

Westelcom Park Improvements (WPI) 

Here too I see a poorly conceptualized plan. Currently, the Westelcom pocket park connects the main 
street (Margaret Street) to the all-important Durkee Street Parking Lot. It is my feeling that many of the 
public amenities that were initially planned for the Durkee Street property have been shifted onto and 
concentrated into this small sloping space between two buildings. The new plan calls for a multi-tiered 
park which will include sculpture areas, a water feature, a plaza, bicycle infrastructure, and pedestrian 
walking areas…” (91) There will be a water fountain below street level. 

My problem with this is that I think it fails to do what the original Durkee Street reconfiguration was 
intended to do, which was to create much needed public gathering space. 

As stated earlier, according to the initial DRI plan, the Durkee Street site was to contain “approximately 
1 acre of new on-site open space” for public use.  

The City’s own documents (posted on its website) note the crying need for downtown open space to 
host large events: 
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“The demand for space, for activities, races, marches, and concerts has exceeded its 
availability. Downtown needs space to accommodate more than the current ceiling of 
about 2,000 people. We need space to allow the activities that currently must be 
cramped into a small park or cause street closures. Our market study shows that we 
need… more  mixed income housing. Creation of the City Center is necessary first to 
meet current demand to allow future demand…(and the needs of) a sizeable existing 
population and would make this an easy-reach, proimary downtown area for both 
residents and visitors alike.” City Hall’s own study showed a need for a larger gathering 
space in the downtown area capable of hosting more than 2,000 people. And the 
Westelcom Park, crowded as it is with features, fails to accomplish that need for open 
gathering space. (See North Country Regional Economic Development Council, 
Downtown Revitalization Initiative DRI Instructions) 

My sense is that we will be putting a fountain in below the street level in an area which fails to function 
as a gathering place, because it is too small to be a gathering place. The elimination of the Durkee Street 
Lot, in combination with the creation of the overly crammed and fussy Westelcom parkette, both fail to 
accomplish the goals for a revitalized gathering space for the Plattsburgh’s downtown. 
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The Durkee Street Parking Lot constitutes the city’s only large open space, which hosts many events. The GEIS does not address how this open 
space will be replaced once the Prime LLC development is built. 

What we needed was the open space for public gatherings combined with the attractive features being 
suggested for the Westelcom parkette. This kind of thing was once envisaged in a 2003 revitalization 
plan designed by Freeman French Freeman, Inc. 

 

 

This visualization of the Durkee Street Parking Lot transformed into a city center shows many elements which would be likely to receive public 
support, note the retention of the PFCM. 

3.5 Parking 

3.5.1. Existing Conditions 

Others will comment on the parking replacement scenario which simply doesn’t add up. 

Nowhere in the DGEIS does the report mention the adverse impact of the loss of winter parking on the 
Durkee Street lot as an adverse impact on downtown residents whose apartments lack off-street 
parking. This is a serious flaw in the DGEIS report.  
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Plattsburgh has a winter parking regime set up that uses the Durkee Street Lot for winter emergency parking. The loss of this space will incur 
potential  hardship on the residents of the downtown area who lack off-street parking. The GEIS does not address this question. 

On page 156 we see some more pie-in-the-sky thinking that will essentially kill our downtown area. 
Notable is the revival of the idea of making people pay to park. Bricks-and-mortar retail establishments 
and malls are all dying due to the increased prevalence of online shopping, where you don’t have to pay 
to park. The inauguration of a paid parking regime, a pet project of certain members of the PPAC, is a 
non-starter for our dying downtown. 

Recommendation number 6 is to “Develop a plan to utilize the Harbor parking lots during the DLMUD 
construction.” What is the city recommending? The use of shuttle buses to transport downtown workers 
and patrons to their chosen downtown destinations? This unworkable plan shows that the DLMUD has 
the potential of killing our downtown even before the Prime LLC project opens its doors to residents. 

What this suggests to me is that the City is so desperate to give away the Durkee Street Parking lot to a 
Wall-street traded corporation that they are willing to do so at any cost, and no matter what hardships 
they impose on the current businesses, residents, workers and visitors of Plattsburgh. 

The imposition of a paid parking regime has been a “secret” or secretly imposed idea on the community. 
Once the city inked the deal with Prime LLC, it became clear that the Special Assessment District, which 
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had been created to pay for the upkeep of the parking lots, would have to be dissolved. The City decided 
that to maintain parking lots going forward a paid parking regime would be necessary. The Plattsburgh 
Parking Advisory Committee spent months designing a complex parking plan, which reconfigured the 
entire downtown area into a giant paid parking lot, in order to accommodate Prime LLC.  A paid parking 
regime has already been tried in the postwar years, but had to be eliminated in the 1980s as the 
downtown found itself unable to compete with the uptown malls. Making customers pay to park will 
send business up to the town, where parking is always free and plentiful, or send business onto Amazon, 
where parking is never an issue. This idea is and will remain a non-starter for the foreseeable future. 

Why were the changes to the City/County parking lot not included in this Environmental Impact 
Statement? These changes were carried out to compensate for lost parking caused by the DLMUD, so 
why was the environmental impact not evaluated? The creation of an expanded parking lot with five 
entry/exit ways into the street is unconventional at best, and needed to be evaluated in this study. 

 3.7 Historic and Cultural Resources 

3.7.1 Existing Conditions 

Durkee Street contains two buildings which have the potential to be listed on the National Register of 
Historic Places. Both Durkee Street west and the corner of Bridge and City Hall place constitute some of 
the most historically valuable intact 19th century commercial architecture that the city has to offer. Both 
of these areas offer pleasingly quaint and chaotic sightlines which contribute considerably to 
Plattsburgh’s historic character. If you are interested in historic preservation and placemaking, you 
should be mindful that any attempt to insert a massive contemporary structure into this human-scaled 
cityscape poses the distinct possibility of marring its historic character and its architectural identity. 
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The west side of Durkee Street offers two buildings which are eligible for listing on the National Register of Historic Places. The pleasingly 
chaotic assemblage of disparate shapes, sizes and colors makes this one of the most appealing vistas in our downtown. It would damage the 
overall feel of the street to put a large bland monolith in front of this view. 

As previously noted, Durkee Street contains two buildings which are eligible for listing on the National 
Register of Historic Places. It is also adjacent or proximate to three districts which are on the list of the 
National Register of Historic Places: Court Street, Brinkerhoff Street, and The Point District.  

My wider critique of the entire Plattsburgh DRI as currently being envisioned in the DGEIS is that it does 
not take into account that the entire downtown business district constitutes a largely intact collection of 
19th century commercial buildings, and is itself a National Register eligible historic district (see October 
17, 2019 letter of the NYOPRHP cited on page 183). Given the sensitivity of the entire area which 
surrounds the Durkee Street Parking Lot, it very well may be that the Prime LLC project considerably 
alters its status as an intact historic district. More importantly, should construction be allowed to 
proceed in this area, it should be all the more congruent with the historic nature of this district. And 
nothing in the PrimeLLC plan aside from color choice indicates a pleasing conformity with the chaotic, 
quaint jumble of buildings that surrounds it and makes this area so attractive.  

It is not OK to simply state, as is the case on page 184, that “the proposed project will not adversely 
impact the adjacent DPHD or other listed or eligible for listing resources”.  
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The atmosphere and “feel” of a district is only as genuine as the past and present efforts to build the 
urban environment in such a way as to preserve, restore or embellish its historic character. You would 
not build a three story Victorian commercial building in Rome’s Centro Storica, just as you would not 
build a southwestern Territorial adobe building in Boston, nor would you erect modernist skyscraper in 
Old Montreal (actually that happened but it was considered a monumental blunder).   

Should building proceed on the Durkee Lot a smaller building on the scale originally envisaged in the 
Plattsburgh DRI (45 units) and one whose design was better integrated into the surrounding historic 
district would be a better choice. 

According to Jane Jacobs, arguably the most influential urban theorist of the 20th century, people are 
attracted to city streetscapes that are human in scale, pleasingly chaotic, and offering a wide number of 
choices and “eyes on the street”. Large, bland, bunker-type buildings like the one envisaged by Prime 
LLC do not offer these features, and do not attract people to them. They repel people. Witness the 
Gateway complex, which struggled to attract tenants and today remains a desolate part our downtown.  

Cities like Santa Fe New Mexico remain some of the most attractive urban spaces in America by having 
rigorous planning laws that restrict residents’ choices of building styles and materials. One of the 
problems I see in Plattsburgh is the lack of general standards as to what is the “spirit of Plattsburgh” and 
what styles and materials should be encouraged. 

The City of Galena, Illinois has really no distinction, other than the fact that they have retained and 
enhanced their 19th century commercial buildings such as they are now considered one of the best small 
cities in America. (They also offer free three hour downtown parking.) 

The Clinton County Destination Master Plan stipulates that “We will maintain the unique character of 
our region while increasing economic opportunities and quality of life for those who live here through 
the development of carefully planned tourism.” What is carefully planned about building a giant 
apartment complex? How does it help to “maintain the unique character of our region”? I see no 
enhancement of the unique character of our region in a building which essentially is based on a 
template that Prime uses throughout the state. I also don’t see how it will attract visitors and tourists. 

This plan, in general, fails to coordinate the cultural and historical assets that Plattsburgh does have. 
While they may not all be in the Special Assessment District, how does this plan co-ordinate the Kent 
DeLord House, the Macdonough Monument and City Hall, the County Court House, the Strand Theater, 
the Monopole, Margaret Street, the Coop, the Farmers and Crafters Market, the harborfront,  the 
Saranac River and Terry Gordon Bike trails that lead to the historic U.S. Oval, the Clinton County 
Historical Museum and Transportation Museum? Plunking a giant apartment complex does nothing to 
enhance the connectivity of these places. In fact, I see no “vitalizing” effect here. To quote former 
Mayor Jim Canlon, who was responsible for bringing the DRI funds here in the first place, “Providing 
spaces for people to live without giving them a reason to be there is not really an effective way of 
developing things”. 
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Plattsburgh, rather than retaining, preserving and enhancing its unique built environment, seeks to 
modernize it by building a giant, discordant, unappealing bunker-like gated community on its main 
public space.  

How can that not adversely impact the Downtown Plattsburgh Historic District? It’s going to “stick out 
like a sore thumb”. The overwhelming size of this project means it will overpower the historic 
downtown area, and that in itself is an “adverse impact”. The initial DRI plan called for 45 residential 
units and approximately 47,000 feet of retail and/or commercial space.” At 115 residential units, and 
200,000 SQ FT this five-story behemoth is more than three times the size of the originally proposed 
building. Its size, despite cosmetic elements designed to disguise its scale, will change the feel and 
authentic atmosphere of this historic district. 

Plattsburgh has had a bad record of pie-in-the-sky developments like the Westelcom Suites, Gateway 
Building and most recently, the Broad Street Commons, a giant, bunker-like building which failed and 
had to be bailed out by the City. It is my sincere hope that we will not let this happen again in this case. 

 

Much of the Westelcom Suites, steps away from the proposed DLMUD, remains empty. Another failed pipe dream for downtown revitalization 
was the attempt to build this mall like space which never filled. 
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Figure 2: Durkee Lot Mixed Use Development - Conceptual Site Plan    Downtown Area Improvement Projects
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Figure 6: Arnie Pavone Memorial Parking Plaza - Conceptual Site Plan    Downtown Area Improvement Projects
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Figure 7: Westelcom Park Improvements - Conceptual Site Plan    Downtown Area Improvement Projects



Figure 8: Broad Street Parking Lot - Conceptual Site Plan    Downtown Area Improvement Projects
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Appendix D:  
Correspondence 

   



 

Division for Historic Preservation 
 

 

P.O. Box 189, Waterford, New York 12188-0189 • (518) 237-8643 • parks.ny.gov 
 

    
  

 
 

 

    

 

 

        

ANDREW M. CUOMO 
 

 

ERIK KULLESEID 
 

  

Governor 
 

 

Commissioner 
 

  

        

 

December 23, 2019 
 

        

 

Mr. Ethan Vinson, Project Coordinator 
City of Plattsburgh 
41 City Hall Place 
Plattsburgh, NY 12901 

 

        

 

Re: 
 

 

NYSHCR 
City of Plattsburgh Downtown Area Improvement Projects 
Plattsburgh, Clinton County, NY 
19PR05584 

 

        

 

Dear Mr. Vinson: 
 

 
Thank you for requesting the comments of the New York State Historic Preservation Office 
(SHPO). We have reviewed the provided documentation in accordance with Section 106 of the 
National Historic Preservation Act of 1966. These comments are those of the SHPO and relate 
only to Historic/Cultural resources. They do not include other environmental impacts to New 
York State Parkland that may be involved in or near your project. Such impacts must be 
considered as part of the environmental review of the project pursuant to the National 
Environmental Policy Act and/or the State Environmental Quality Review Act (New York 
Environmental Conservation Law Article 8). 
 
Based upon our review the reports prepared by Curtin Archaeological Consulting, Inc 
(Curtin & Dymond, June 2019) and Hudson valley Cultural Resource Consultants (Selig, 
October 2019) and the response to our request for additional information/clarifications about the 
project, it is the opinion of the New York SHPO that this undertaking will result in No Adverse 
Effect to historic properties, including archaeological and/or historic resources. This 
recommendation pertains only to the Area of Potential Effects (APE) examined during the 
above-referenced investigation. It is not applicable to any other portion of the project property. 
Should the project design be changed SHPO recommends further consultation with this office. 
 
If you have any questions, I can be reached at 518-268-2218or via e-mail at 
Josalyn.Ferguson@parks.ny.gov. 
 
Sincerely, 

 
Josalyn Ferguson, Ph.D. 
Scientist Archaeology         via e-mail only 
 
c.c. Beth Selig, HVCRC    c.c. Caren LoBrutto, Chazen Companies 
c.c. Charles Vandrei & Region 5, DEC  c.c. Malana Tamer, City of Plattsburgh 
c.c. Patricia O’Reilly, NYSHCR 

mailto:Josalyn.Ferguson@parks.ny.gov
mailto:Josalyn.Ferguson@parks.ny.gov
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MEMORANDUM 

 

To:   Mayor Read & Members of the Common Council 

From:   Matthew Miller, Director of Community Development 

Date:   August 15, 2019 

Re:   PPAC Recommendations to Common Council 

 

During its meeting on August 13, 2019, the Plattsburgh Parking Advisory Committee approved several 
recommendations to be sent to the Common Council for their further deliberation.  They are as follows: 

 

Recommendation for Immediate Consideration: 

1. Standardization of all on-street parking time limits within the downtown Special Assessment District 
footprint to 2 hours.  This would eliminate all 10 minute, 30 minute, and 1 hour time limits within this 
zone.  This action should be reviewed and approved by City Planner prior to formal approval by Council. 
 

2. Except for the first recommendation regarding standardization of on-street parking time limits, the PPAC 
recommends no other changes be made to the on-street parking management system at this time.  
 

3. Continuation of current City policy regarding outdoor seating “parklets” on City streets during the summer 
season. 

 

Recommendations for Consideration Pending Completion of GEIS/Traffic Study: 

1. Authorize an agreement with IPS Group, Inc. to provide hardware and software services for a new, 
managed, downtown parking system that employs kiosks should the Council determine to implement 
such a system. 

2. A single type of parking permit should be offered for sale on either a monthly or annual basis. Annual 
permits should be offered for sale at a modest discount to the cost of 12 monthly permits.  The parking 
permits should be designed to work in the following off-street lots:  
 
• Arnie Pavone Memorial Parking Plaza 
• Broad Street Lot 
• Court Street Lot 
• City Hall Place Lot 
• Public parking on the Prime Companies development (once available for use) 

 The permit should allow individuals to park between 8:00 a.m. and 5:00 p.m., Monday through Friday in 
the off-street lots listed above. The costs of these permits shall be discussed by the PPAC and a 



recommendation sent to the Common Council once all costs of the new downtown parking system are 
known. 

3. A system that employs both permits and kiosks should be implemented in the following off-street lots: 
 

• Arnie Pavone Memorial Parking Plaza 
• Broad Street Lot 
• Court Street Lot 
• City Hall Place Lot 
• Public Parking in the Prime Companies development (once available for use) 

 A system that employs kiosks only should be implemented in the following off-street lots: 

• Public Parking in Clinton County Government Center lot 

 Permits should be made available for frequent, long-term parkers. Kiosks should be made 
 available for those individuals parking for shorter periods. Rates charges by the kiosks should be  modest 
 and parkers should be given the option of purchasing time on both an hourly and a daily basis. These rates 
 should be charged only between the hours of 8:00 a.m. and 5:00 p.m.,  Monday through Friday. This 
 would coincide with the recommended parking permit structure. The distribution of kiosks in the off-
 street lot should be as follows: 

• Arnie Pavone Memorial Parking Plaza: 3 kiosks  
• Broad Street lot: 1 kiosk  
• Court Street Parking lot: 2 kiosks  
• City Hall Place Parking Lot: 1 Kiosk  
• Public Parking in Prime Companies development: 2 kiosks 

 
4. Assuming the implementation of a new, managed, downtown parking system that employs parking 

permits and kiosks in off-street lots, the PPAC recommends that the downtown Special Assessment 
District be either reduced or eliminated. 

 

Recommendations for Consideration Pending Physical Development of Durkee Street parking lot: 

1. Implementation of new snow ban parking system that utilizes four off-street lots (Arnie Pavone Memorial 
Parking Plaza, City Hall Place lot, Broad Street lot, and Court Street lot) and the existing snow ban street 
light system to plow roughly 125 spaces (~50%) the first night following a snow event and roughly 125 
spaces (~50%) the second night following a snow event.  The specific order of lot plowing to be determined 
by DPW based on prevailing conditions during and after each snow event with public notice provided by 
the existing light system. 

 A system that employs kiosks only should be implemented in the following off-street lots: 
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MEMORANDUM 

 

From:    Matthew Miller, Director of Community Development 

To:    Common Council of the City of Plattsburgh 

Subject:  Downtown Special Assessment District – Parking Utilization 

Date:    January 24, 2020 

 

 

Several  comments  received  in  response  to  the  City  of  Plattsburgh’s  Downtown  Area 

Improvement  Projects  Draft  Generic  Environmental  Impact  Statement  (DGEIS)  expressed 

concern with the amount of public parking that will be made available by the City to compensate 

for the proposed development of the Durkee Street Municipal Parking Lot  (DSMPL).   The City 

maintains,  as  is  stated  in  the  Final Generic  Environmental  Impact  Statement  (FGEIS),  that  an 

adequate  amount  of  new,  publicly  available  parking  capacity  will  be  provided.    Rather  than 

debate the merits of these assertions, the most effective way to respond to these comments is 

to: 

1. Presume  the  assertions made  in  the  DGEIS  comments  to  be  true  and,  based  on  that 

presumption, calculate the number of new parking spaces being created in the downtown 

area. 

2. Analyze  the  existing  public  parking  supply  and  observed  demand  within  the  City’s 

Downtown Parking Special Assessment District (“SAD”) defined as the area bordered by 

Cornelia Street to the north, Oak Street to the west, and by the Saranac River to both the 

east and south.  

3. Determine whether  the  claimed  shortfall  in  parking  supply  (as  asserted  in  the  DGEIS 

comments) can be adequately absorbed by the SAD. 

 

Assertions Made in DGEIS Comments 
 

Included below in Table 1 is the City’s accounting of the downtown parking supply within the SAD 

before and after completion of the GEIS projects (See Table 3 of the FGEIS). 
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Table 1: Publicly Accessible Parking Supply Changes 

  
Existing Public 

Supply 
Future Public 

Supply 
Change in 

Public Supply 

DSMPL (existing) /DLMUD (future)  289  50  ‐239 

BSMPL  59  80  +21 

APMPP  0  103  +103 

Westelcom Park  4  0  ‐4 

Clinton County Lot  0  69  +69 

Court Street Lot  44  44  0 

City Hall Place Lot  17  17  0 

Off‐Street Totals  413  363  ‐50 

Durkee Street (Broad St. to Bridge St.)  15  53  +38 

Bridge Street (Adjacent to DSMPL)  0  6  +6 

Court Street (north side from Margaret St. to 
Oak St.) 

28  19  ‐9 

Margaret Street (west side from Brinkerhoff 
St. to Division St.) 

9  4  ‐5 

On‐Street Totals (All Streets within SAD)  407  437  +30 

Total On‐ and Off‐ Street Spaces  820  800  ‐20 

 

The Clinton County Planning Board (“CCPB”) stated that the number of proposed public spaces 

attributable to the Clinton County Main Lot Expansion included in Table 39 of the DGEIS should 

be 44 rather than 66 (Table 3 of the FGEIS lists of a figure of 69 spaces based on new information 

provided by Clinton County).    The CCPB and other  commenters  asserted  that  the number of 

proposed public spaces attributable to the Durkee Lot Mixed Use Development (“DLMUD”)  in 

Table 1 should be reduced by 50.  Assuming these assertions are accurate would create a total 

deficit of spaces that would need to be absorbed by the SAD. 

 

Presuming these assertions are accurate, the resulting changes to the accounting of the public 

parking supply are detailed in Table 2 below. 
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Table 2: Publicly Accessible Parking Supply Changes (utilizing assertions made in DGEIS comments) 

  
Existing Public 

Supply 
Future Public 

Supply 
Change in 

Public Supply 

DSMPL (existing) /DLMUD (future)  289  0  ‐289 

BSMPL  59  80  +21 

APMPP  0  103  +103 

Westelcom Park  4  0  ‐4 

Clinton County Lot  0  44  +44 

Court Street Lot  44  44  0 

City Hall Place Lot  17  17  0 

Off‐Street Totals  413  288  ‐125 

Durkee Street (Broad St. to Bridge St.)  15  53  +38 

Bridge Street (Adjacent to DSMPL)  0  6  +6 

Court Street (north side from Margaret St. to 
Oak St.) 

28  19  ‐9 

Margaret Street (west side from Brinkerhoff 
St. to Division St.) 

9  4  ‐5 

On‐Street Totals (All Streets within SAD)  407  437  +30 

Total On‐ and Off‐ Street Spaces  820  725  ‐95 

       

 

Parking Supply and Observed Demand within the SAD 
 

The DLMUD will contain enough on‐site parking to meet its own parking demands.  The current 

capacity of the DSMPL will be replaced in multiple locations within the SAD.  If we are to utilize 

the  assertions  made  in  the  DGEIS  comments,  the  City  would  need  to  demonstrate  that  a 

minimum of 95 vacant spaces would exist within the SAD at periods of peak parking demand that 

could be occupied without exceeding an 85% utilization rate within the SAD as a whole. 

 

Current Public Parking Supply within SAD 

 Current On‐Street – 407 spaces 

 Current Off‐Street – 413 spaces (289 within the DSMPL) 

 Total Supply – 820 spaces 
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SAD Parking Utilization and Excess Supply 

 

An 85% utilization rate is a typical industry standard for optimal parking utilization and indicates 

that, while most parking spaces are filled at any given time, at least one available space can be 

found on any given block.  In this report, the City has used this 85% utilization rate to determine 

whether the SAD could handle the asserted deficit of 95 parking spaces. 

 

To determine the existing parking demand within the SAD, the City’s Community Development 

Office conducted 89 separate off‐street parking lot counts of the City‐owned lots within the SAD 

and 32 separate on‐street parking counts of the entire SAD.  Of these, 43 off‐street counts and 

29 on‐street counts were conducted during the work week over the course of 6 months at various 

times of the day.  The remaining counts were conducted on weekends and the utilization rates 

observed during these weekend counts were considerably less than those observed during the 

week.    Those  weekend  counts  have  not  been  included  in  this  analysis.    A  summary  of  the 

observed results of the 72 parking counts conducted during the work week is shown in Table 3 

below which shows the average number of available parking spaces at different times of the day.  

Table 3 also shows that, at  the peak period of average utilization  from 1:00 – 2:00 p.m., 278 

parking spaces within the SAD remain vacant. 

 

Table 3: Observed, Vacant Public Parking Spaces within SAD on Weekdays 

Time 
On‐Street 
Vacant 

Off‐Street 
Vacant 

  Total Vacant 
Spaces 

8:00 ‐ 9:00 am  278  194  472 

10:00 ‐ 11:00 am  213  112  325 

12:00 ‐ 1:00 pm  199  112  311 

1:00 ‐ 2:00 pm  179  99  278 

2:00 ‐ 3:00 pm  212  99  311 

3:00 ‐ 4:00 pm  191  120  311 

4:00 ‐ 5:00 pm  243  173  416 

 

 

Can the SAD Absorb the Asserted Deficit? 
 

As stated earlier in this report, the total number of current public parking spaces within the SAD 

is 820.  As shown above in Table 3, the City’s current parking system contains 278 spaces that 
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remain vacant during the peak period of average utilization resulting in an SAD‐wide utilization 

rate of 66.1% [(820‐278)/820]. 

 

As shown above in Table 2 the total parking supply within the SAD would be reduced by 95 spaces 

if the assertions made in the DGEIS comments are utilized for this analysis.  That would leave a 

total public parking supply of 725 spaces within the SAD after completion of the proposed GEIS 

projects.  The number of vacant spaces observed during the peak utilization period would also 

be reduced by 95 spaces leaving 183 vacant spaces (278‐95).  This would result in an SAD‐wide 

utilization rate of 74.8% [(725‐183)/725].  This is well below the 85% peak utilization threshold 

and thus the SAD could absorb a loss of 95 spaces without causing a significant adverse impact 

on downtown parking availability.  These results are summarized below in Table 4. 

 

Table 4: Current and Proposed SAD Parking Utilization Rates 

   Current SAD 
Proposed SAD (utilizing assertions 

made in DGEIS comments) 

Total Public Spaces  820  725 

Vacant Public Spaces  278  183 

Utilization Rate  66.1%  74.8% 

         

If we are to apply the assertions made in the DGEIS comments, a utilization rate of 85% in the 

proposed SAD shown in Table 4 above would indicate that 617 spaces were occupied and 108 

were vacant during periods of peak utilization.  As Table 4 shows, that proposed SAD could be 

expected to include 183 vacant spaces, this means that 75 additional spaces would need to be 

occupied before a utilization threshold of 85% would be crossed at peak utilization during the 

day (183‐108).  Those 75 spaces represent significant additional economic growth that could be 

absorbed by the SAD before the City would need to start planning for additional parking capacity.  

To reiterate, these figures reflect the future parking supply if the assertions made in the DGEIS 

comments were accurate.  

 

 

Conclusions 

 
The  data  collected  by  the  City’s  Community  Development  Office  through  over  121  separate 

parking  counts  shows  that  the  existing  excess  parking  supply within  the  SAD  can  absorb  the 

parking deficit asserted in the DGEIS comments and still accommodate future downtown growth 



         
Community Development Office 

City of Plattsburgh 
41 City Hall Place 

                            Plattsburgh, NY 12901 
                               Phone: 518‐563‐7642 

                 cdo@cityofplattsburgh‐ny.gov 
 

 

6 
 

without crossing the 85% utilization threshold that would compel the City to implement further 

additions to the SAD’s parking supply that are not included in the DGEIS. 

 

The  City’s  ultimate  responsibility  is  to  its  taxpayers  and  the  parking  improvement  projects 

proposed within the DGEIS provide sufficient replacement parking capacity to meet the observed 

needs of City residents, business owners, employees, and visitors and still accommodate future 

downtown growth.  To overbuild parking capacity before facts and data show that it is necessary 

would be a disservice  to  the City’s  taxpayers.  If  future downtown development warrants  the 

provision of additional parking supply, the City will certainly implement it and, in the interim, will 

continue to explore options for additional capacity should the need for it arise.  However, at this 

time,  the City  feels  it  is neither prudent nor  in  the City’s  long‐term best  interest  to overbuild 

parking capacity within the SAD. 
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Activity Dates

Governor Andrew M. Cuomo launched the Downtown Revitalization Initiative  4/7/2016

The City of Plattsburgh submitted it's DRI Application to the North Country REDC 5/27/2016

City of Plattsburgh choosen as DRI Round 1 Awardee 7/6/2016

LPC Meeting 1 (50 members of the Public) 9/15/2016

Focus Group ‐ Local Stakeholders Plan 9/19/2016

Focus Group ‐ SUNY Engagement Plan 9/28/2016

Community Workshop 1 (50 members of the public) 10/10/2016

Urban Century Movie Night @ SUNY Plattsburgh (35 members of the public) 10/14/2016

LPC Meeting 2 (20 members of the Public) 10/24/2016

LPC Meeting 3 (20 members of the Public) 12/9/2016

Focus Group ‐ Youth Focus Groups 12/9/2016

Community Workshop 2 (40 members of the public) 12/10/2016

LPC Conference Call 1 1/4/2017

Urban Century Movie Night @ The Strand Theater (50+ members of the public) 1/4/2017

LPC Conference Call 2 1/5/2017

Community Workshop 3 (25 members of the public) 1/9/2017

Community Workshop 4 (70 members of the public) 1/9/2017

LPC Conference Call 3 2/1/2017

LPC Meeting 5 (50 members of the Public) 2/11/2017

Community Workshop 4 (70 members of the public) 2/11/2017

Community Survey ‐ General Community Survey (144 responses) ‐

Community Survey ‐ SUNY Plattsburgh Survey (90 responses) ‐

Community Survey ‐ Families Survey (25 responses) ‐

Community Survey ‐ Middle School Survey (22 responses) ‐

City of Plattsburgh submitted it's Strategic Investment Plan to the State for Approval Mar‐17

Lieutenant Governor Kathy Hochul annouched the 10 DRI Priority Projects that would receive funding 5/25/2017

City of Plattsburgh and Various State agencies begin work on the 10 DRI Priority Projects Jun‐17

RFP for "Parking Study City of Plattsburgh" was issued 6/12/2017

RFP for "Parking Study City of Plattsburgh" was closed 7/12/2017

Common Council ‐ Awarded Carl Walker, Inc. to conduct the Plattsburgh Parking Study 8/3/2017

Carl Walker, Inc ‐ First Site Visit Week of Sept. 18th 2017

Stakeholder Meeting ‐ Lake City Local Development Corporation Board 9/20/2017

Stakeholder Meeting ‐ City of Plattsburgh Departments 9/21/2017

DRI / Parking Community Engagement Summary
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Stakeholder Meeting ‐ Downtown Stakeholders 9/21/2017

Public Open House 9/20/2017

Online Survey ( Over 500 Respondents) 9/18/2017 ‐ 10/15/2017

Carl Walker, Inc ‐ Second Site Visit Week of Oct. 23rd, 2017

Public Open House 10/25/2017

City of Plattsburgh Common Council Update 10/26/2017

Carl Walker, Inc ‐ Third Site Visit  Week of Dec. 20th, 2017

Public Open House 12/20/2017

City of Plattsburgh Common Council Update 12/21/2017

Common Council ‐ Votes to Approve February 2018 Parking Study 3/1/2018

Carl Walker, Inc ‐Fourth Site Visit Week of April 18th, 2018

Public Meeting Presentation of Recommendations and Discussion 4/18/2018

Common Council ‐ CD Office Presents Rough Draft Plan 9/5/2018

Common Council ‐ Non‐Binding Resolution to Explore and Implement Various Sections of the February 2018 Parking Study 10/18/2018

CD Office ‐ Mailed and Online Survey for Streetscape and Riverfront Access Project (960 Responses) 10/26/2018 ‐ 11/12/2018

Common Council ‐ CD Office presents Past and Future Plans for Community Engagement involving Parking and General DR 11/1/2018

CD Office ‐ Hand‐delivered Letters for Business Roundtables 11/7/2018

CD Office ‐ Hosted Business Roundtable #1 11/13/2018

CD Office ‐ Hosted Business Roundtable #2 11/14/2018

CD Office ‐ Hosted Business Roundtable #3 11/16/2018

CD Office ‐ Hosted Business Roundtable #4 11/19/2018

CD Office ‐ Hosted Business Roundtable #5 11/20/2018

CD Office ‐ Hosted Business Roundtable #6 11/20/2018

Common Council ‐ Established the Plattsburgh Parking Advisory Committee (PPAC) 11/29/2018

Common Council ‐ Appoints members to the PPAC December 2018 ‐ January 2019

CD Office ‐ Streetscape and Riverfront Access Public Meeting #1 12/5/2018

CD Office ‐ Hosted DRI Public Update Meeting  12/18/2018

CD Office ‐ Hosted DRI Public Update Meeting  12/19/2018

Common Council ‐ Reinforcement of Current Parking Time Limit Signage Begins 1/3/2019

CD Office ‐ Prime Companies Presentation 1/8/2019

Common Council ‐ Approves Prime Companies Proposal 1/10/2019

PPAC ‐ First Plattsburgh Parking Advisory Committee Meeting 1/15/2019

PPAC ‐ Second Plattsburgh Parking Advisory Committee Meeting 2/19/2019

Common Council ‐ Approved a Trial Period for Single Use Parking permits for the Downtown Core 2/21/2019

PPAC ‐ Third Plattsburgh Parking Advisory Committee Meeting 3/12/2019

PPAC ‐ Fourth Plattsburgh Parking Advisory Committee Meeting 4/9/2019

Common Council ‐ CD Office Presents Most Recent Parking Plan and Update of the Durkee Development  5/2/2019
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CD Office ‐ Streetscape and Riverfront Access Public Meeting #2 5/13/2019

PPAC ‐ Fifth Plattsburgh Parking Advisory Committee Meeting 5/14/2019

Common Council ‐ Durkee Street Preliminary Site Plan Presentation #1 5/23/2019

CD Office ‐ Online Survey for Marketing, Signage & Branding Project 5/29/2019 ‐ 6/12/2019

PPAC ‐ Sixth Plattsburgh Parking Advisory Committee Meeting 6/11/2019

Common Council ‐ Durkee Street Preliminary Site Plan Presentation #2 6/13/2019

Zoning Board ‐ Priem Companies Site Plan Conceptual Review  6/17/2019

Planning Board ‐ Prime Companies Site Plan Conceptual Review 6/24/2019

PPAC ‐ Seventh Plattsburgh Parking Advisory Committee Meeting 7/9/2019

Common Council ‐ CD Office presents update on Harborside, Parking, DRI & CFA 8/1/2019

Clinton County IDA ‐ Prime Plattsburgh, LLC Public Hearing 8/5/2019

PPAC ‐ Eighth Plattsburgh Parking Advisory Committee Meeting 8/13/2019

CD Office ‐ DRI Open House @ Farmer's Market 8/21/2019

Common Council ‐ Draft Generic Environmental Impact Statement Scoping Session 8/22/2019

Planning Board ‐ Prime Companies Site Plan & PUD Review (Informational Only) 8/26/2019

CD Office ‐ Marketing Signage & Branding Public Meeting at the Ted K. Center 9/5/2019

CD Office ‐ Marketing Signage & Branding Informational Table at the Farmer's Market 9/14/2019

CD Office ‐ Marketing Signage & Branding Focus Group at SUNY Plattsburgh  9/19/2019

Common Council ‐ Accepts DGEIS Opening Public Comment Period on Document 11/21/2019

Common Council ‐ DGEIS Public Hearing 12/9/2019

PPAC ‐ Ninth Plattsburgh Parking Advisory Committee Meeting 12/10/2019

Planning Board ‐ Prime Companies Sketch Plan Approval 12/23/2019

Dark Blue =  DRI Process

Blue =  Carl Walker, Inc

Yellow = Common Council

Orange = PPAC

Green = Community Development Office

Purple = Planning / Zoning Boards

Red  = Clinton County IDA
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Clinton County’s SEQRA review –  
Government Center Parking Lot 
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