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1.0 Background Studies

Note: This section lays out current conditions 
within the Town as a foundation for planning.

1.1 Regional Location and History

1.1.1 Regional Setting.

The Town of Bethel is the centerpiece of 
Sullivan County.  It is associated with both 
Western Sullivan County and the traditional 
Catskills vacation area.  It is both a farm area 
and a part of the Catskills vacation region.  It 
includes large areas of open space and the 
relatively high density Smallwood area.  It is 
the most prominent community along Route 
17B, the link to Pennsylvania and connection 
to the Quickway and Mighty M Gaming 
attraction.  The Town borders nine other 
Sullivan towns, including Delaware, Cochecton, 
Tusten, Highland, Lumberland, Forestburgh, 
Thompson, Liberty and Callicoon.  

No other town is so connected to the rest of 
the County, so affected by County patterns of 
development or so influential in establishing 
those patterns.  The impact of the Woodstock 
Festival on the image of the County is 
illustrative of this relationship.  The impact of 
the Gerry Foundation's project to develop the 
Bethel Woods Performing Arts Center at this 
same site is likewise a harbinger of Sullivan's 
bright future. 

1.1.2 History

The following abbreviated history of the Town 
of Bethel was drafted by Town Historian 
Marion Vassmer:

"The Town  of Bethel was founded in 1809, 
and is located in the heart of Sullivan County.   
In 1910, the old covered bridge, which had been 
built in  1830, was replaced with an iron 
bridge.  This bridge is located in Mongaup 
Valley.    This covered bridge was part of what 
was called the Newburgh and Cochecton 
Turnpike.  The new bridge cut the time 
between Monticello and Mongaup Valley by 
one-third."

"The mid 1800's saw a hotel construction 
begin.  The  very first ones were started as 
wayside inns.  Most were developed from 
farmhouses  turned into boarding houses.  The 
late 1920's, 30's, and 40's saw smaller farm 
owners in Bethel taking in roomers, as the hotel 
businesses declined."

"In 1928, a man by the name of A.N. 
Smallwood came to the Town.    He started a 
community, which he called "Mountain 
Lakes."  It wasn't  long before it became known 
as Smallwood.  Mr. Smallwood employed 
about 100 men during the time of the 
depression.  This was a great economic boost 
for the area at  that time."

"During the 1960's in Kauneonga Lake, an 
entire new  community of second homes 
appeared.  This community became known as 
the White Lake Homes.  The residents from 
this community have become a very important 
part in the  social and economic life of the 
Town."

"The year 1969 was very important one in the 
life of the Town.  First, it saw the construction 
of the  Sullivan County International Airport in 
the northeast section of White Lake."
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"Then, one of the most amazing events in 
history occurred in Bethel -  'Woodstock.'  It 
seemed to define a generation.  A movie was 
made about it and the Town of  Bethel was put 
on the map forever."

1.2 Natural Features

1.2.1 Geology.

The Town of Bethel's geologic history began 
some 450 millions years ago.  The lands of this 
region were beneath the sea at various times 
over the next two hundred million years.  Then 
about 225 million years ago, the sediments that 
accumulated in this sea were folded, faulted and 
uplifted.  They are now known as the Catskill 
formations and are actually the eastern edge of 
the Allegheny Plateau.

The present mountainous relief of the Town of 
Bethel, as in much of the County, is due to 
geologic erosion and deep dissection of this 
elevated mass by the action of numerous 
streams.  A Pleistocene ice age glacier that 
moved through the area 20,000 years ago 
accentuated this effect.  These mountains are 
referred to as erosion mountains.  The 
extensive glaciation in this area removed 
existing soil cover and exposed bedrock in 
many places.  The melting and retreating of the 
ice pack resulted in the deposition of stratified 
gravel, sands and silts in the stream valleys as 
well as the claying of lake beds.  Glacial till 
deposits typically range in thickness from less 
than one foot on some hills to several hundred 
feet in the valleys.

All the rocks of the Catskills and of the Town 
of Bethel are referred to as being of the 

Devonian age and they consist almost entirely 
of sandstones, shales and conglomerates.  The 
area's geology has given it several economic 
resources in sand and gravel pits and in quarry 
operations.  Materials produced from local 
quarries include aggregate, paving stone and 
ballast used in highway/roadway construction.

1.2.2 Terrain.

The Town of Bethel is characterized by many 
areas of steep slope and some prominent high 
plateaus such as the one on which the Sullivan 
County Airport is located.  There are 
numerous ridge and valley areas throughout the 
Town where slopes of 25% or greater are 
common.  These are difficult to develop 
without extensive limitations on clearing and 
other controls on erosion and stormwater 
planning to deal with the negative impacts of 
construction.  The southern portion of the 
Town is particularly vulnerable to these 
problems because of the many reservoirs and 
lakes found there.     

1.2.3 Water Resources.

The Town of Bethel includes access to more 
large water bodies than other town in the 
County.  These include the following:

• Amber Lake
• Birch Ridge Pond
• Bishop's Pond
• Black/Little Black Lake
• Briscoe Lake
• Chestnut Ridge Pond
• Filippini Pond
• Horseshoe Lake
• Hunter Lake
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• Indian Field Pond
• Island Lake
• Lake Jefferson
• Lake Kabau
• Lake Nianque
• Lake Superior
• Mallory Pond
• Mountain Lake
• Paul's Pond
• Silver Lake
• Swinging Bridge Reservoir
• Toronto Lake
• Toronto Reservoir
• Wells Pond
• Wasserlauf Pond/Clear Lake
• White/Kauneonga/Little White Lake
• Wildcat Lake
• Woods Pond

Most of the Town drains into the Mongaup 
River, but small areas are in the Callicoon 
Creek watershed.  Some of the southeast 
section of the Town falls into the Ten Mile 
River watershed.  Areas along the Mongaup 
include several aquifers yielding 10-100 gpd.

There are large areas of New York Department 
of Environmental Conservation freshwater 
wetlands within the Town.  These are located 
along many of the streams that flow through 
the Town.  These are depicted on the Town of 
Bethel Water & Wetlands Map.  A number of 
small scattered wetland areas, generally less 
than 12.4 acres in size, also exist  throughout 
the Town.  Many have been identified in 
Federal Wetlands mapping by the U.S. Fish 
and Wildlife Service and Corps of Engineers.  
Other areas are not mapped but show up when 
individual properties are mapped as required 
by law.  These areas are at least partially 

covered with water throughout the year, 
flooding deciduous trees, shrubs, and conifers.
Depending on vegetation characteristics and 
drainage patterns, wetlands act as natural flood 
storage facilities during periods of heavy 
rainfall and runoff, while providing food and 
shelter for wildlife and aquatic habitats.

The Federal Emergency Management Agency 
has identified some potential flood hazard areas 
along the Mongaup River, its tributaries and 
other streams.  Few of these flood hazard areas 
fall within developed areas.  Based on a 100 
year flood, the flood prone areas are not 
extensive because of the steep ridges paralleling 
the rivers.  Physical constraints also make 
development in these areas unlikely.  
Moreover, the mapping to date has been based 
on generalized rather than detailed studies.  
Therefore, accuracy is questionable.

1.2.4 Soils.

The Town of Bethel is located in the Catskill 
section of the Northeastern Appalachian 
Plateau which is deeply eroded and slopes 
gently to the south and southwest.  Extensive 
glaciation has, in fact, removed existing soil 
cover and exposed the bedrock in many areas.  
The melting and retreating of the ice pack 
resulted in the depositing of stratified gravel, 
sands and silts in the stream valleys and the 
claying of creek beds.   The glacial till deposits 
range in depth from less than a foot on some 
hills to several hundred feet in the valleys.  
These glacial deposits form the basis for the 
Town of Bethel's soils and determine the 
limitations of those soils for agriculture and 
development purposes.  The Town of Bethel's 
soils can be classified into four categories:
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• Silt Loams - These soils are characterized 
by flooding, unsatisfactory permeability 
and seasonal high water tables.

• Stony Loams - These soils have various 
limitations but all are characterized by 
inadequate permeability.  They are also 
generally more difficult to work with 
because of their stoniness.

• Gravelly Loams - These soils are subject 
to a variety of limitations including 
flooding, slopes and seasonal high water 
tables, but some soils are usable for 
subsurface sewage disposal.

• Sandy Loams - These soils are generally 
subject to flooding and, in some case, too 
rapid permeability.  They are generally 
found in the valley areas.

These soil groupings are subdivided by the Soil 
Conservation Service into many different 
individual soil types and the Soil Survey of 
Sullivan County further clarifies soil 
characteristics for the area.  The Natural 
Resource Conservation Service (NRCS) also 
classifies the soils by their suitability for 
various agricultural and development purposes.  
The northern section of the Town, largely 
mapped as Agricultural District, is suitable for 
both agriculture (largely to the west) and 
development.  The southern part, especially to 
the east, is limited by poorer soil conditions.

The most significant soil characteristic for a 
rural area such as the Town of Bethel is, of 
course, suitability for subsurface sewage 
disposal systems.  Because most of the Town 
must be served by such systems, this is the 

primary factor in assessing appropriate land 
use patterns for the Town.

The NRCS's own classification of soils insofar 
as sewage capabilities, however, was not 
written with New York State soils in mind and, 
therefore, tends to reject soils that are 
relatively "good" for sewage disposal by 
comparison to other Northeast soils.  Also, the 
system is not tailored to New York State 
Department of Health standards, that are the 
actual criteria by which soils must be judged in 
the final analysis.  Finally, modern technology 
is increasingly making it possible to use soils 
that were previously thought unusable.  
Therefore, caution needs to be applied in using 
the Soil Survey data.  

1.3 Existing Land Use

An Existing Land Use Map follows.  The table 
below tabulates estimates land uses by class.

Land Use Acres
Agriculture 5,798.07        
Airport 338.65           
Commercial 877.79           
Farmstead 165.68           
Forest 40,614.35      
Industrial 189.96           
Institutional 148.40           
Meadow 1,917.22        
Newly Graded 147.45           
Open Space 308.80           
Residential 3,373.36        
Residential Med-High Density 554.01           
Unknown 33.97              
Water 3,125.87        
Total Acres 57,593.59      

Existing Land Use
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1.4 Population and Economic Base

1.4.1 Population Trends.

The following data, provided by the U.S. 
Census, illustrates a somewhat rare trend for 
upstate New York…growth.  The population 
of the Town of Bethel rose by 18.1% from 
1990 to 2000.  This is more than double the 
growth rate of both Sullivan County (6.8%) 
and the State of New York as a whole (5.5%).

1990 2000
Bethel Town 3,693 4,362
Sullivan County 69,277 73,966
New York State 17,990,455 18,976,457
Source:  U.S. Census

Population Growth, 1990-2000

Rates of Growth, 1990-2000

0.0%

5.0%

10.0%

15.0%

20.0%

% Chg. 18.1% 6.8% 5.5%

Town of
Bethel

Sullivan
County

New York
State

Explanations for this growth include the 
attention brought to the Town by the 
Woodstock Festival.  Subsequent events also 
gave many people opportunities to discover 
the history and pleasant surroundings of the 
Town, with its working landscapes and 
recreation areas - a pleasant blend of all the 

different aspects of Sullivan County.  The 
influence of the ever-expanding New York City 
metropolitan area is obvious.  

However, there are many other factors that 
may effect the future growth of the Town.  
The legalization of gaming (e.g. the Mighty M 
Gaming Facility) could increase traffic on 
Route 17B through Bethel tremendously.  

Moderate growth, at the very least, is expected 
over the next 10 years as the economy grows 
and retirees continue to settle in Bethel.  The 
Town is also becoming more popular as a site 
for high-end housing as the success of The 
Chapin Estate demonstrates.  Economic 
opportunities will provide incentives for 
younger, working age residents to settle in the 
area.

Notwithstanding this growth, the population 
density of the Town remains very low as the 
Population Density Map on the following page 
indicates.  The Smallwood area represents the 
highest density.

1.4.2 Age of Household Members

The ages of Bethel residents compared to 
Sullivan County indicates a more “mature” 
population.  The over 65 age group represents 
a larger proportion of the population (16%) 
than both Sullivan County (14.3%) and New 
York State (12.8%). 

Conversely, school aged residents (5–19 years) 
comprise only 18.7% of Bethel’s population 
compared to 21.7% of Sullivan County’s 
population.  The Town is popular with active 
adults moving to the area.

Town of Bethel, Sullivan County, New York
Comprehensive Plan - 2006

Background Studies
Page 1-8



 
Age Cohort Persons % Persons %
Under 5 years 224 5.10% 4,355 5.9%
5 to 9 years 255 5.80% 5,133 6.9%
10 to 14 years 302 6.9% 5,576 7.5%
15 to 19 years 262 6.0% 5,203 7.0%
20 to 24 years 204 4.7% 3,574 4.8%
25 to 34 years 452 10.4% 8,647 11.7%
35 to 44 years 712 16.3% 12,121 16.4%
45 to 54 years 698 16.0% 10,928 14.8%
55 to 59 years 290 6.6% 4,342 5.9%
60 to 64 years 263 6.0% 3,503 4.7%
65 to 74 years 426 9.8% 5,856 7.9%
75 to 84 years 223 5.1% 3,622 4.9%
85 years and over 51 1.2% 1,106 1.5%
Total population 4,362 100% 73,966 100%

 Median age (years) 42.2 (X) 38.8 (X)

Bethel Sullivan

Town of Bethel Population, 2000

The median age of 42.2 years for Bethel 
residents is substantially higher than that of 
Sullivan County’s median age of 38.8 years and 

New York State’s 35.9.  This may reflect 
Bethel's economy, which may be considered 
more accommodating to a household readying 
for retirement than one looking to begin a 
career.  We will revisit this point in later 
sections concerning the economic profile of the 
Town of Bethel.

1.4.3 Population by Sex

Males comprise the majority of the population 
with 52 % of the population (2,269 persons) 
compared to 48% for the females (2,093 
persons).

1.4.4 Education

High school graduates comprised 40% of the 
Town of Bethel population in 2000.  This is 
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noticeably higher than the 34% for Sullivan 
County or the 28% for the State of New York.  
Fewer individuals, however, have gone on to 
obtain a college degree in the Town of Bethel, 
suggesting a large population of successful 
blue-collar workers. 
 

Education Levels, 2000

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

Bethel Town 40.2% 19.4%

Sullivan County 33.9% 24.4%

New York State 27.8% 34.6%
United States 28.6% 30.7%

% High School 
Graduates

% Earning College 
Degree

Although the ratio between those with a high 
school diploma and those with a college degree 
is similar to Sullivan County, the Town of 
Bethel has a considerably lower percentage 
(19.4%) of college graduates.  According to 
2000 Census, Sullivan County’s rate of college 
graduation is 24.4% as compared to New York 
State’s 34.6%.

1.4.5 Income

The Town of Bethel's per capita income of 
$25,335 in 2000 was higher than both County 
and State averages.  Because capita personal 
income is an average, it does not reflect income 
distribution.  Increased per capita income, for 
example, might only mean that the individual 
incomes of new residents moving to the Town 

are higher than those of current residents, 
causing the average to climb even though 
incomes of current residents stay the same or 
even decline.  It may also be a simple reflection 
of the popularity of the Town to seniors who 
represent smaller wealthier households driving 
up the average incomes even as families are 
unaffected.

Geographic Area

Median
Family

Income

Per
Capita

Income
New York State $51,691 $23,389
Sullivan County $43,458 $18,892
Bethel Town $37,321 $25,335

Incomes, 2000

Illustrating this point is the fact that the 
median family income for Bethel in 2000 was 
$37,321 - well below Sullivan County and New 
York State and in direct contrast with the per 
capita income trends.

Median family income indicates that point at 
which incomes of half of the families are of 
higher income and half have lower incomes. 
The median is a useful number in cases where 
the distribution has very large extreme values, 
which otherwise skew the data.  It provides a 
better measure of personal income relative to 
other areas, because it relates to the needs of 
families rather than individuals and 
automatically adjusts for the movement of 
higher-income households into the area by 
discounting for the impact of a few very 
wealthy households on the total. 

The graph following illustrates, vividly, the 
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influence of the retired population in the Town 
of Bethel.  The 26.8% with retirement income 
far outpaces that of Sullivan County (20%) or 
New York State (16.9%).  These retirees 
contribute economically to the Town and 
support the tax base without generating 
demands on the school system.  Their higher 
incomes, however, do somewhat distort the 
income picture by introducing large numbers of 
small households with above average per capita 
incomes.

Households with 
Retirement Income, 2000

16.9%

20.0%

26.8%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

30.0%

NY Sullivan Bethel

1.4.6 Employment Status

The Town of Bethel had 3,605 persons over 
the age of 16 in 2000, of which 1,959 were in 
the labor force. The unemployment rate, like 
many areas in this region, remained rather high 
in 2000, at 8.5% versus 5.3% for Sullivan 
County as a whole.  Bethel’s unemployment 
rate was almost double the New York State 
rate of 4.3% that year, reflecting a Sullivan 

County need for new and better jobs.

The percentage of Bethel workers in the 
various classes compared similarly with those 
in Sullivan County as a whole.  Bethel did, 
however, have a larger percentage (10.7%) that 
were self-employed compared to Sullivan 
County (7.9%).  This is not unusual for rural 
areas where self-employment in farming, trades 
and the like are common.  This number can be 
expected to grow as technology allows more 
individuals to pursue careers from home.

The number of Bethel residents who worked 
from home in 2000 was, in fact, relatively high.  
The 6% the Town of Bethel had working from 
home was about double that of the County 
(3.7%) and State (3%).

Class Number %
Private for profit 
wage & salary 
workers

1,208

73.2%
Self-employed 
workers

176
10.7%

Government 
workers

267
16.2%

Total (all workers) 1,651 100.0%

Employment by Class, 2000

1.4.7 Employment by Industry and 
Occupation

The tables below provide a breakdown of the 
employed Town of Bethel population aged 16 
years or more in 2000, by industry and 
occupation.  There are relatively high numbers 
of persons employed in education, health and 
social services due, no doubt to the proximity 
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of Bethel to Liberty and Monticello where 
education and government jobs are 
predominately located.   The tourism industry 
supports employment in the arts, recreation, 
lodging and food businesses.  Second home 
building contributes to construction industry 
employment.   Manufacturing employment, by 
contrast, is very limited.

Industry Persons %
Educational, health, 
social services 443 26.8%
Arts, entertainment, 
recreation, lodging, 
food 183 11.1%
Construction 181 11.0%
Retail Trade 150 9.1%
Finance, insurance, 
real estate 118 7.1%
Transportation, 
warehousing, 
utilities 105 6.4%
Public 
administration 97 5.9%
Manufacturing 95 5.8%
Professional, 
management, 
administration 85 5.1%
Other Services 73 4.4%
Information 46 2.8%
Agriculture, 
forestry, mining

44
2.7%

Wholesale trade 31 1.9%
Totals 1,651 100.0%

Employment by Industry, 2000

Employment by occupation in 2000 indicated 
large numbers of individuals with jobs in sales 
and office occupations as well as service.  
However, management and professional 
occupations represented the largest category.  

This, again, may reflect the larger number of 
seniors in the Town, many of whom are still 
employed.  The government and school jobs 
also have an impact on these numbers.

Occupation Persons %
Management, 
professional and 
related occupations 470 28.5%
Service 
occupations 308 18.7%
Sales and office 
occupations 439 26.6%
Farming, fishing 
and forestry 
occupations 18 1.1%
Construction/extrac
tion/maintenance 
occupations 199 12.1%
Production/transpor
tation/material 
moving 217 13.1%

Totals 1,651 100.0%

Employment by Occupation, 2000

The employment opportunities, for the most 
part are not in the Town of Bethel itself.  This 
is evident by the mean travel time to work of 
32 minutes in 2000.  Another clue as to where 
Bethel residents are commuting is the 6% using 
public transportation.  For a small rural 
community, this number is quite high and most 
likely reflects the New York metro commute.

1.5 Housing

1.5.1 Housing  Stock.

The 2000 U.S. Census indicated the Town of 
Bethel had 3,641 housing units.  This was 52 
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units less than it had in 1990.  There were, 
however, 1,649 occupied units, an increase of 
319, indicating a large number of second home 
conversions to first homes and other second 
home abandonments (typically old bungalow 
colonies).  Some 1,311 were owner occupied 
and 338 were renter occupied.  

There were still some 1,795 vacant units in the 
Town used occasionally for seasonal and 
recreational occupancies but this represented a 
decline of 287 units.  Second homes made up 
49.3% of the units in 2000 as compared to 
56.4% of the housing stock in 1990.  This is 
very similar to the pattern of adjoining 
portions of Sullivan and Pike Counties where 
seasonal housing is still strong but is also 
converting to permanent housing with 
associated impacts on schools and costs of 
government.  The chart below depicts growth 
in both permanent and second homes:

Housing, 1970-2000

0

1,000

2,000

3,000

4,000

5,000

6,000

Permanent 1,282 1,569 1,611 1,846 
Seasonal 3,825 2,857 2,082 1,795 

1970 1980 1990 2000

Note: Seasonal unit data for 1980 interpolated.  The Census 
Bureau definition for that year included many seasonal units in 
other vacant categories.

Second homes can contribute very positively 
to the local economy as recent high-end second 
home projects within the Town have 
demonstrated.  Other projects can have 
downsides, however.  If the construction itself 
is of a seasonal occupancy nature and the home 
is later converted to permanent occupancy, the 
unit may not be energy efficient or properly 
served with sewer/septic and water capacity.  
Early deterioration of the unit may also be a 
problem.  Conversions are inevitable in areas 
this close to the metropolitan area and can also 
generate serious impacts on school systems as 
they have in nearby Pike and Monroe Counties 
in Pennsylvania.

1.5.2 Number of Persons Per Household.

The average number of people living in each 
household was 2.45 in 2000, down 
significantly from 2.77 persons in 1990.  This 
was slightly lower than the County average of 
2.50 persons (which is also down from 2.82 
persons in 1990).  This is a reflection of an 
aging population and the popularity of the area 
to active adults.

1.5.3 Housing Values.

The median housing value of $89,600 for 
Bethel in 2000 was lower than the $93,300 
median value for Sullivan County.   
Nevertheless, the number of homes valued at 
over $200,000 has been increasing since 1990, 
when they accounted for only 42 units.  
Homes valued over $200,000 in 2000, made up 
for 8.3 % of all Bethel homes.  This percentage 
is clearly conservative and will only increase 
with the expansion of the The Chapin Estate 
luxury home development.  The growing 
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number of higher priced homes is also a 
testament to the influx of wealth to Bethel 
from the metro area.

1.5.4 Housing Type.

Single-family units comprised, by far, the 
largest share of the housing stock with 87% in 
2000.  Some 87% or 3,138 units were detached 
and 35 units were attached.  Significantly, the 
number of mobile home decreased from 350 or 
9.5% in 1990 to 270 units or 7.4% in 2000.

1.5.5 Contract Rents.

The $556 median rent for Bethel in 2000 was 
very close to that of Sullivan County as a 
whole at $545 per month.  The Town saw a 
rather substantial increase from 1990 to 2000 
in higher end rental units.  Specifically, rents 
from $750 and above went from 2.8% in 1990 
to 12.5% in 2000.

1.5.6 Housing Needs.

The Town needs to ensure that its land use 
regulations do not unnecessarily raise the cost 
of moderate income housing by requiring 
excessive lot sizes or adding too many 
regulatory oversight costs.  This can be 
accomplished using cost-effective Conservation 
Subdivision designs, among other techniques.  
Negotiating with developers to provide  start-
up housing may also be warranted.  

The Town will also benefit from housing 
rehabilitation assistance through the 
Community Development Block Grant 
program to help Town of Bethel homeowners 
finance the upgrade of units.    
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2.0 Goals and Objectives

Note: The following section details goals and 
objectives of the Town of Bethel for managing 
growth, based upon community input from a 
survey (see Appendices) and public meetings.

2.1 Working Landscapes

Provide for the orderly development of the 
Town of Bethel, maintaining its existing 
mixed-use character with a blend of 
working farm, recreational, residential and 
hamlet commercial landscapes.

1) Reinforce the New York State 
Agricultural District program by using the 
Town Zoning Law to apply additional  local 
protections within AG Agricultural Districts 
that match those boundaries.

2) Use the Town's planned new zoning 
districts along Route 17B to encourage new 
development that strengthens White Lake and 
Kauneonga Lake as centers, increasing density 
in these areas and developing supportive 
infrastructure to accommodate this 
development.

3) Maintain the existing low-density single 
family residential nature of the Town by 
zoning the large undeveloped areas of the 
Town for no more than one dwelling per 1-2 
acres using the Town's RS Residential 
Settlement and RD Rural Development 
(current RF) Districts for this purpose.

4) Allow for a large degree of flexibility to 
accommodate recreational and large-scale low-
density activities (e.g. golf courses, resort 

hotels) by allowing them in the RD Rural 
Development and PAC Performing Arts Center 
Districts on a Special Use or Planned Unit 
Development (PUD) basis.

5) Control the spread of retail commercial 
and other high-density activities along major 
routes outside of centers, particularly on Route 
17B by restricting the range of uses, limiting 
density and establishing detailed site plan 
review criteria for such enterprises.

6) Restrict gaming and directly associated 
entertainment from locating in the Town of 
Bethel by limiting the scope, size and location 
of such activities to those that will be not 
sharply differ from its existing character.

7) Use the recently completed PAC 
Performing Arts Center District as a 
centerpiece illustration of desirable 
development patterns that offer new 
opportunities while preserving the attractive 
natural and working landscape of the Town.

8) Encourage the redevelopment of 
existing bungalow colonies where the 
economics of such operation are no longer 
practical, allowing these sites to be reused for 
affordable start-up new housing where 
infrastructure exists to support such 
development.

9) Create an additional zoning district or 
overlay zone to protect high quality 
conservation areas within the Town by 
requiring very large lots (e.g. 5 acres) in 
selective areas or mandating the use of the 
conservation subdivision technique to cluster 
housing and preserve valuable open spaces.
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10) Provide opportunities for start-up 
owner occupied housing within specific areas 
of the Town offering the necessary 
infrastructure or with the capacity to 
accommodate such infrastructure.

2.2 Public Health and Safety.

Provide for the protection of public health 
and safety for all Bethel residents now and 
in the future.

1) Minimize development of floodplains 
using flood damage prevention regulations.

2) Apply traffic access management 
techniques to the design of new driveways and 
roads.

3) Limit the use of highly developed water 
bodies by motorized watercraft.

4) Apply nuisance laws and other 
regulation to the operation of dog kennels, 
property maintenance and establishment of 
loud, high traffic or other high impact activities.

5) Reduce the number of abandoned 
structures, poorly maintained properties and 
unsightly land uses by applying dumping and 
junkyard laws, working with property owners 
on an individual basis and creating incentives to 
correct the situations.

2.3 Highway Character

Preserve natural character and working 
landscapes along existing highways while 
promoting safe, efficient and uncongested 
circulation of traffic.

1) Establish increased setbacks, detailed 
site plan review, landscaping, parking and sign 
regulations along Routes 17-B and 55 that  
address their role as gateways to Bethel and 
Sullivan County and ensure that new 
development is accomplished in a manner that 
highlights, rather than overwhelms, existing 
natural and working landscapes.

2) Carefully review grading plans for all 
projects and require new roads to be designed 
so as to preserve natural topography and 
existing tree cover and canopies along 
roadways, minimize cut and fill, minimize 
tangents and preserve and enhance views.

3) Scale street widths and alignments to 
neighborhood size to the extent practical while 
meeting minimum standards for safety and 
maintenance.

4) Encourage developers to provide and 
maintain roads on a private basis subject to 
standards and procedures that protect the 
Town from having to accept sub-quality roads.
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5) Minimize curb cuts and require joint 
accesses to maintain free flow of traffic along 
major corridors and prevent safety problems.

6) Encourage developers to provide for 
bicycling and walking as well as vehicular 
connections to adjacent land uses and open 
spaces, particularly between White Lake and 
Kauneonga Lake.

7) Restrict road and other clearing prior to 
development approvals, educating the public in 
regard to these requirements through the Town 
Newsletter, website and other measures.

8) Encourage the development of small 
convenience shopping areas in developing 
regions of the Town to lower the demand for 
routine trips and mitigate congestion impacts.

9) Develop lighting and landscaping 
standards that soften the impacts of new land 
development and help maintain rural character.

2.4 Natural Environment

Protect surface and groundwater supplies 
from pollution, maintain high quality 
physical environments and preserve 
wildlife habitats.

1) Incorporate sewage, stormwater 
management and erosion/sedimentation control 
planning requirements in both site plan and 
subdivision reviews.

2) Promote conservation subdivision 
design practices where lots are clustered to 
provide open space buffers trapping 
stormwater run-off.

3) Require both public and private 
developers to protect ecologically sensitive 
areas such as eagle habitats, wetlands, trout 
streams and other wildlife habitats.

4) Protect recreational water bodies 
through lake and stream monitoring and 
management programs.

2.5 Regulations and Incentives

Use positive incentive based programs to 
guide development.

1) Incorporate flexibility into land use 
standards to fit individual development 
circumstances and offer bonuses for developers 
who provide additional open spaces, dedicate 
conservation easements, protect important 
environmental features or otherwise contribute 
to quality forms of development using 
innovative measures.

2) Encourage low impact home 
occupations and apply oversight to those 
features having a direct bearing upon the 
residential character of adjacent and nearby 
land uses.

2.6 Open Space Design

Encourage flexibility in development of 
land to facilitate economical provision of 
streets and utilities, preserve open space 
and provide varied housing choices.

1) Require both passive and active open 
spaces where needed to complement existing 
recreation programs and valuable natural 
aspects of the Town's character. 
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2) Encourage the use of conservation 
subdivision design at the sketch plan stage of 
subdivision approval.

3) Require developers to maximize the 
open space value by ensuring high visibility of 
the open space for persons passing the site or 
overlooking it from nearby properties.

4) Allow for new planned unit 
developments that provide starter housing for 
young working households and reflect the 
physical diversity of small towns by mixing 
housing types, lot sizes and shapes.

2.7 Economic Development

Promote the economic development of the 
Town of Bethel so as to improve incomes, 
create new business and employment 
opportunities and raise the standard of 
living within the community.

1) Work with the Sullivan County 
Partnership and Sullivan County IDA to 
provide economic incentives to attract non-
gaming tourism businesses compatible with the 
Town's natural and working landscape 
character, particularly cultural and recreational 
enterprises that will complement the proposed 
Bethel Woods Performing Arts Center.

2) Work with the Sullivan County 
Partnership and IDA to create incentives for 
agricultural, light metal fabrication, wood 
processing and similar businesses taking 
advantage of the Town's extensive natural 
resources with operations of smaller scale that 
complement existing mixed use character.

3) Work with the Sullivan County 
Division of Planning to develop additional 
infrastructure and new industrial and business 
uses at the County Airport, restricting 
incompatible residential development within a 
buffered area around the facility.

4) Work with Sullivan County Division of 
Planning to encourage utilization of available 
grants and low-interest loan funds for building 
and facade renovations by local businesses.

5) Continue developing and increasing 
public access to recreational resources of the 
Town (e.g. fishing accesses, eagle watching 
sites and reservoir properties) as a means of 
serving residents and attracting tourism.

6) Support high-end second-home projects 
that add tourism, take advantage of the Town's 
natural attributes and help to balance the tax 
base as one element of the housing mix, 
balanced with starter housing.

7) Use the Bethel Local Development 
Corporation (BLDC) encourage  aesthetic and 
economic revitalization and promote public-
private partnerships.
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3.0 Plans

Note:  This section lays the specific strategies 
for achieving the goals and objectives set out in 
Section 2.0, along with implementation plans.

3.1 Land Use 

3.1.1 Land Use Development Trends.

The Town of Bethel's land use patterns have 
been evolving quickly.  Current trends include:

• Continued new development of both 
permanent and second home housing 
(including numerous luxury homes).  Older 
second homes have been converting to 
first homes at a steady pace even while 
new second homes are constructed.  Some 
seasonal housing has also been demolished 
as bungalow colonies have been replaced 
or upgraded.

• Increased interest in Route 17B in the 
vicinity of White Lake with several 
individual building renovations as well as 
new projects planned.

• Continued progress toward the 
development of the Bethel Woods 
performing arts center at the site of the 
former Woodstock Festival.

The Town Planning Board has experienced a 
steadily increasing amount of activity each 
month as new projects have come forward.  
Unlike some of its neighboring municipalities, 
the Town of Bethel has attracted development 
interest on a continuing basis since the 1980's.  

It's geographical position between the Catskill 
vacation area and Upper Delaware region has 
served to make it appealing to a broad array of 
interests, with development driven by any 
number of factors.  These include not only the 
proposed arts center ("Bethel Woods") but 
also the Chapin Estates subdivision, the 
airport, Route 17B's role as a gateway to I-86, 
a vibrant agricultural economy and a strong 
vacation industry.

3.1.2 Existing Land Use Controls.

There is a body of local laws now in effect that 
serve to guide development in the Town of 
Bethel.  This legislation includes the following:

•  Subdivision Regulations

The Town Board adopted a resolution on 
June 13, 1962 giving the Town of Bethel 
Planning Board the authority to approve 
subdivision plans pursuant to Article 16 
of the Town Law.  Regulations were 
developed by the Planning Board and have 
been used effectively over the last four 
decades.  They have been periodically 
updated to address minor issues such as 
lot improvements, but no major revisions 
have been made.  

The regulations include very few 
development standards and rely upon 
Town street specifications applicable to 
dedicated roads.  This encourages such 
dedication, which may not be in the 
Town's interest.  Such standards as do 
exist also are more applicable to suburban 
communities than a rural Town like 
Bethel.   The regulations also are out of 
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date with respect to current Town Law 
State Environmental Quality Review Act 
(SEQRA) requirements.  A complete 
overhaul of these regulations is demanded.

• Zoning Law

The Town adopted a Zoning Ordinance 
under Article 16 of the Town Law in 
1979.  The  ordinance was specifically 
intended to implement the original Master 
Plan.  That Ordinance has been amended 
numerous times since then under the 
authority of the Municipal Home Rule 
Law.  It establishes seven basic zoning 
districts as follows:

RF Rural Farm District

This district is intended to be an area 
allowing for both rural development and 
farm uses that are compatible with each 
other.  Farm uses are desired and 
encouraged but subjected, in more 
intensive situations, to the same reviews as 
other Special Uses.  Farm uses are, within 
this district, treated equally with 
development uses and without the 
preferences accorded to them in the AG 
district by State law.  

The RF District provides for many larger 
land uses (e.g. campgrounds, other 
recreation uses, hotels) as well as 
neighborhood stores and industrial uses.  
The minimum lot size is 40,000 square 
feet.  The RF District forms the bulk of the 
area south of Route 17B and separates two 
large areas of AG District north of Route 
17B.

AG Agricultural District

This is a floating district with borders that 
is intended to always be congruent with the 
boundaries of New York State Agricultural 
Districts within the  Town of Bethel.  This 
district is also intended to protect these 
areas from various development 
intrusions that would be incompatible, 
while allowing farm and other large 
landowners the flexibility to earn a 
reasonable return.  The range of uses, 
though more limited, is very similar to the 
RF District.  The same 40,000 square feet 
minimum lot size also applies.  However, 
the preference in this instance, by virtue of 
the State law, is given to farm uses.  

Nearly all of the northwest quadrant o the 
Town is classified as AG District.  There 
are also three large areas of AG District 
surrounding the Sullivan County Airport 
and forming the northeast corner of the 
Town.  There is also an Agricultural-
Residential Overlay District near Briscoe 
Lake where none of the larger 
nonagricultural Special Uses are 
permitted.

RC Residential Commercial District

This district is intended to provide areas 
for commercial and other uses of 
controllable impacts that are compatible 
with residential activity based on thorough 
prior evaluation of those impacts.  
Conditions are imposed to ensure 
residences are protected.  The combination 
of uses allowed, which is fairly broad and 
includes all those activities one might find 
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in a traditional neighborhood, is intended 
to provide a quality residential 
environment while also offering the 
convenience of readily available services, 
with the latter being an priority for those 
residents who choose to make this district 
their home.  

The minimum lot size is 15,000 square feet 
where public water and sewer are 
available and 30,000 square feet where 
unavailable.  The RC District is located 
along both sides of Route 17B from 
Mongaup Valley to just west of White 
Lake, plus it extends along County Road 
183 toward the Airport. 

RS Residential District   

This district is intended to provide safe 
and healthy living areas for residential 
use, free from intrusions of incompatible 
commercial and other uses that could have 
negative impacts on the welfare of 
homeowners and tenants.  Specifically, this 
district is intended for a low to medium 
density development where access to 
services, while important, is not as critical 
as maintaining the character of the area.  

The range of allowed uses is very narrow 
and restricted to residential activities and 
public/semi-public uses.  The minimum lot 
size is 10,000 square feet where public 
water and sewer are available and 40,000 
square feet where unavailable.  RS 
Districts include the Smallwood area and 
the land around White Lake and 
Kauneonga Lake.  There is also a third 
such district around Horseshoe Lake.

CM Commercial District   

This district is intended to provide an area 
within the Town specifically for 
commercial activity without intrusions of 
incompatible residential and other uses 
that could have negative impacts on the 
ability of business owners to operate in a 
less restricted environment. It is 
anticipated business in this area may be 
more tourist oriented, go on for longer 
hours and generally create conditions that 
are not necessarily conducive to 
residential activity. 

This district is restricted to small areas 
with public sewage collection and 
treatment services available.  The range of 
uses allowed is primarily retail in nature.  
The minimum lot size is 5,000 square feet 
where public water and sewer are 
available and 7,500 square feet where only 
public sewer is available.  The CM District 
is restricted to the hamlet of Kauneonga 
Lake.

AD Airport District   

This is a special purpose district intended 
to provide an area in and around the 
Sullivan  County International Airport to 
both protect the airport and collateral uses 
from intrusions.  It is also intended to 
protect surrounding properties from any 
negative impacts from airport-related and 
industrial activities.  The uses allowed 
generally relate to airport and industrial 
activity but restaurants and hotels are also 
allowed.  The minimum lot size is 20,000 
square feet where public water and sewer 
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are available and 40,000 square feet 
where unavailable.  This district 
surrounds the Sullivan County Airport and 
includes the industrial park located there.

PA Performing Arts Center
Development District

This is another special purpose district.  It 
is intended to recognize the importance of 
the "Woodstock Festival" site and it 
surrounding environs as a premier 
location of national musical heritage.  The 
Town hopes to preserve and further this 
national heritage with this zoning district.  
It is intended to encourage and permit an 
orderly and planned development of uses 
devoted to the performing arts and to 
provide economic development within the 
community by creating a tourist 
destination on a large tract of land 
compatible with  the natural surroundings 
of its location.  

These district regulations allow a range of 
land uses and supporting services  
necessary to facilitate planned 
development of a nationally prominent 
performing arts destination.  These 
regulations are further intended to 
encourage flexibility, creativity and 
innovation in design as well as the 
protection of environmentally sensitive 
land.  The range of allowed uses includes 
agriculture, recreational activities, lodging 
and other uses consistent with a 
performing arts center.  The minimum lot 
size is 20,000 square feet where public 
water and sewer are available and 40,000 
square feet where unavailable.  The PA 

District is located along Hurd Road and 
West Shore Road and includes the 
Woodstock Festival site and associated 
properties.

The Zoning Law also includes standards 
pertaining to landscaping, amusement and 
recreation uses, seasonal dwelling unit 
conversions, home-based businesses, 
general commercial and industrial uses, 
parking, loading, access,  traffic studies, 
signs, conservation subdivisions, planned 
unit developments, manufactured homes, 
multi-family residential uses, 
communications structures, forestry uses 
and adult oriented businesses.  Most of 
these standards are relatively up to date 
but a comprehensive review is needed to 
ensure they reflect best management 
practices.  Additional standards regarding 
gateway development and design practices 
may also be appropriate.

• Other Local Laws and Ordinances 
Related to Land Use

The Town has enacted several other local 
laws, ordinances and regulations to deal 
with specific forms of land use 
development, including measures to deal 
with the following land development and 
land use issues:

- Boating (Chapter 127)
- Code Enforcement
- Dogs (Chapter 60)
- Flood Plain Management (Chapter 76)
- Games of Chance (Chapter 82)
- Mass Public Assemblies (Chapter 46)
- Mobile Home Parks (Chapter 87)
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- Noise (Chapter 91)
- Parking (Chapter 93)
- Peddling and Soliciting (Chapter 95)
- Planning Board (Chapter 25)
- Racetracks (Chapter 98)
- Recreational Vehicle Parks (Chapter 57)
- Right to Farm
- Sewers (Chapter 106)
- Snowmobiles (Chapter 110)
- Streets and Sidewalks (Chapter 113)
- Taxicabs (Chapter 122)

These various local laws and ordinances 
operate together with subdivision and zoning 
regulations to provide the Town of Bethel with 
a generally effective land use management 
system that also respects private property 
rights and accommodates growth.  maintaining 
this balance will be very important going 
forward.

3.1.3 Future Land Use.

While some second-home development is 
expected to continue, it is the second-home 
conversions that are driving much of the 
permanent residential growth of the Town of 
Bethel.  Additional commercial development, 
particularly of a tourism support nature, can be 
expected to take place along Route 17B as 
Bethel Woods materializes and legalized gaming 
nearer Monticello proceeds. 

The Town's land use challenges are likely to 
come from dealing with the impacts of specific 
uses along Routes 17B and 55 and protecting 
the character of the gateways into Bethel.  
Land use controls must provide flexibility to 
accommodate development in these areas but in 
a manner that allows the Town to exercise 

reasonable control to deal with the impacts of 
that development, especially within the 
gateway areas.  

There is also a need to preserve the rural 
character of the southern portion of the Town 
by lowering density in that portion of the R-F 
District.  The existing Zoning Law and 
Subdivision Regulations work reasonably well 
but new procedures and standards to deal more 
effectively with design issues are warranted in 
some instances.  The Future Land Use Map 
that follows is intended to reflect these 
concerns.  A new F-C Forest Conservation 
District that encompasses the southeast 
portion of the Town and a 17b Gateway  
District with four separate subzones that 
address the major entrances into the developed 
portion of the Town are depicted on this 
Future Land Use Map. 

These types of measures enjoyed strong 
support in the community survey and public 
participation process as this Plan was being 
developed.  There is considerable interest in 
protecting the Town's generally rural character.

3.1.4 Land Use Recommendations.

Specific major recommendations relating to 
land use in the Town of Bethel are provided 
below while the foregoing Goals and Objectives 
deal with others:

A. The Town should establish a new 
district within what is now RF Rural 
Farm District.  This F-C Forest 
Conservation District should include that 
portion of the RF District east of Route 
55 and south of Smallwood, surrounding 
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the reservoirs.  The F-C Forest 
Conservation District minimum lot size 
should be raised to 200,000 square feet 
(except within Conservation Subdivisions) 
and there should be minimum side yards 
of 50 feet.  Maximum building coverage 
should be lowered to 10%.  Automotive, 
light industrial, manufactured (mobile) 
home park,  machinery sales and other 
retail uses should be deleted from the list 
of permitted Special Uses in this portion 
of what is now RF District.  Natural 
features conservation standards should 
also apply within the F-CF Forest 
Overlay District.  These standards should 
restrict clearing on steep slopes and near 
bodies of water, for example.

B. The Town should also establish a new 
Route 17b corridor zoning district with 
five distinct subzones.  This 17b zoning 
district should establish additional design 
standards to ensure development along 
this critical entranceway into Bethel and 
Sullivan County rises to a higher standard 
that will preserve a quality image of the 
Town and County as approached from 
both the east and the west, bearing in mind 
that Bethel Woods will attract new 
tourists to the area who can be an 
important economic resource if captured.  

Additional landscaping and building design 
criteria standards to shift parking to the 
rear where possible, for example, should 
apply within most portions of the 17b 
zoning district, with review by qualified 
professionals as part of the Planning 
Board's normal process. Maximum front 
setbacks may be appropriate.  Ground 

signs should be required as compared to 
pole signs.  Shared parking to reduce 
impervious coverage, lower the need for 
vehicular moves and permit more 
flexibility in design, should be encouraged.  
The table on the page 3-12 summarizes 
the recommendations.

Integrating design review with normal 
routines so as to not cause untoward delay 
will be an important part of encouraging 
higher quality development without 
discouraging applicants.  Encouraging 
renovation to new higher standards by 
allowing for higher proportions of lot 
coverage and similar incentives should be 
also considered as Town zoning 
requirements are refined.  

It may also be appropriate to phase out 
the use of large billboards for off-site 
advertising in this area.  

The following descriptions should be 
adopted as statements of intent with 
respect to each Route 17b subzone:

R-17b Rural District

This sub-zone is intended to preserve the 
rural character of Route 17b from Western 
Sullivan County into the Town of Bethel, 
complementing the Agriculture District 
that also serves to shape the image of this 
area of the Town.  

Density is intended to be low and provide 
for a relatively limited range of uses that 
will permit economic use of parcels while 
also avoiding commercialization of the area 
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and those activities that would detract 
from agriculture and the generally rural 
working landscapes that prevail in this 
area.

Design criteria for this area are intended to 
provide for proper landscaping, minimize 
impervious coverages, avoid curbing, 
tightly control signage and ensure  all uses 
blend into the natural environment 
without unreasonably restricting building 
design or scale.

G-17b Gateway District

This sub-zone is intended to create and 
maintain an attractive gateway into the 
heart of Bethel and complement the 
Performing Arts and Agriculture Districts 
that it adjoins.  It is, moreover, 
specifically intended to accommodate a 
range of generally passive recreational and 
resort-related uses that build upon the 
agricultural and performing arts uses 
prevalent in the area.  

Design criteria for this subzone are 
intended to ensure that all commercial uses 
are landscaped properly and are subjected 
to design review with respect to building 
materials, design and scale.  The intent is 
to effectively blend these commercial 
elements into the working landscapes of 
both the existing natural environment and 
the built environment being created within 
the Performing Arts District.  Signage is 
intended to be strictly limited, lot coverage 
restricted to modest amounts, utilities 
placed underground and residential density 
maintained at a moderate level.

H-17B Hamlet District

This sub-zone is intended to create a 
higher density commercial and mixed-use 
neighborhood of high quality around 
White Lake, where sewer services are 
readily available, pedestrian linkages can 
be effectively created and it is possible to 
establish a destination shopping center 
within the Town. 

Design standards are intended to promote 
walking to shops with sidewalks, mixed-
use buildings with shops beneath and 
residences or offices above and higher 
density commercial development.  A full-
range of commercial uses that do not 
require large land areas is intended along 
with high landscape standards, parking in 
the rear where possible, modest limits on 
signage, use of decorative lighting and 
design review of building design, materials 
and scale.  Small lot sizes that take 
advantage of sewage treatment capacity 
are warranted.  Mixed-use  development is 
encouraged, along with restaurants and 
small shops that will create tourist interest 
in the hamlet area and support 
surrounding residential uses.

C-S Community Settlement District

This sub-zone is intended to create an 
additional and complementary higher 
density mixed-use neighborhood of high 
quality behind Route 17b towards 
Kauneonga Lake, where sewer services are 
readily available and pedestrian linkages 
can be effectively created.  
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It is further intended this area 
accommodate higher density residential 
development that might otherwise take 
place and detract from more rural parts of 
the Town that would be better off staying 
rural from both quality of life and 
economic perspectives.  It is anticipated 
the Town will encourage transfers of 
density into this subzone to strengthen it 
as a neighborhood, encourage start-up 
housing and preserve special rural areas 
outside the hamlet.

Design standards are intended to promote 
walking to shops with sidewalks, mixed-
use buildings with shops beneath and 
residences above.  

A full-range of commercial uses that do 
not require large land areas is intended 
along with high landscape standards, 
parking in the rear where possible, modest 
limits on signage, use of decorative lighting 
and design review of building design, 
materials and scale.  

Small lot sizes taking advantage of sewer 
capacity as well as multi-family and two-
story development are encouraged, along 
with restaurants and small shops that will 
create tourist interest in the hamlet area 
and support surrounding residential uses.

C-17b Commercial District

This subzone is intended to create an area 
in the Town for larger, more land intensive 
commercial uses and also transition from 
the hamlet area to the Town of 
Thompson, which that community 

intends to promote for such uses. 

 It is anticipated this area be of moderate 
density but also be a location for auto-
related uses and similar activities 
demanding high levels of traffic and 
visibility and being vehicular rather than  
pedestrian-oriented.

Design standards for this district are 
intended to create higher quality 
development through landscaping and 
similar techniques but allow more signage 
and lot coverage than otherwise permitted 
outside the hamlet area.  

It is intended that design review apply to 
buildings, materials and scale, but 
particularly to site layout to control traffic 
access and minimize the strip-commercial 
character of the area.

C. Detailed traffic access management 
criteria should incorporated in zoning 
standards and regularly applied in 
development reviews.  While regulations 
need to be compatible, Town standards 
should apply in addition to any County or 
State standards that may exist, 
particularly in regard to traffic study 
requirements.  

The Town needs to also establish a clearer 
policy with regard to flag lots and use of 
private drives.  This policy should 
encourage limited use of these techniques 
to produce more infill development in and 
around White Lake and Kauneonga Lake 
where support infrastructure exists.  
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The Town should also develop a detailed 
street specifications within its Subdivision 
Regulations and a separate Road Law 
establishing higher standards for road 
dedication so that there is no incentive to 
dedicate where inappropriate.  

Traffic access management standards 
should also encourage joint driveways, 
connected parking lots and other 
mechanisms that will reduce traffic 
conflicts and the need for excessive 
driveway entrances onto the highway.

D. The Town needs to enact an entirely 
new set of Subdivision Regulations 
that follow the Town Law and SEQRA 
more closely. These should include 
design standards for streets and 
commercial subdivisions, among other 
items.  

A draft Subdivision Law, proposed for 
adoption under the Municipal Home Rule 
Law, has been prepared and is attached as 
Appendix A.  This draft includes several 
provisions to deal more effectively with 
these issues and should be enacted as soon 
as possible.  

The Town Planning Board should consider 
also developing a checklist for subdivision 
review and processing that includes 
SEQRA compliance and professional 
design reviews of all large projects at the 
applicant's expense prior to Planning 
Board action.   

It should also consider developing its own 
Type II list of exempt activities under 

SEQRA to eliminate the need for 
meaningless delay and paperwork in the 
case of innocuous Unlisted Actions.  
Again, a balanced approach is essential to 
achieving quality without unnecessarily 
delaying projects.

E. The Town needs to devote additional 
resources to code enforcement and 
training.  The Town's code enforcement 
program is both fair and efficient with 
respect to processing new applications.  It 
always does a good job, with limited 
resources, in responding to complaints.  
Public meeting input suggests the program 
should include regular monitoring of 
outstanding Special Use permits that are 
subject to renewal.  Junkyard and sign 
regulations also need constant attention.  
This may require more resources for the 
department including access to legal 
support.  

This issue should be a priority over new 
regulations.  Training is, also, required for 
both Building Department professionals 
and members of the Planning Board and 
Zoning Board of Appeals.  Finally, 
significant changes to site plans need to be 
brought back to the Planning Board for 
review.

F. The language of the Town Zoning Law 
for non-conforming lots needs 
clarification.  The existing Section 130-
12.F may not afford existing non-
conforming lot owners sufficient economic 
options.

G. The Town should evaluate options for 
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stimulating the development of more 
start-up housing.  As the demand for 
high-end housing in the Town continues to 
accelerate, the pressure on housing prices 
will drive many working families out of 
the local housing market.  The Town 
should investigate options that would 
require construction of non-subsidized 
start-up housing simultaneously with the 
development of higher-end housing and 
offset the cost with density bonuses.

H. The Town should promote the concept 
of lake and stream management for its 
major water bodies. Water quality 
monitoring programs in conjunction with 
watershed protection groups and others 
should be encouraged and supported, 
including long-term documentation so that 
this information can be employed in 
developing policies and approving 
projects.

I. Tree preservation along highways and 
at commercial sites should be 
encouraged with specific policies 
applicable to highway improvements 
and project reviews.  The Town Board 
should, cooperatively with the Highway 
Superintendent, develop standards for 
visual assessments, ridgeline preservation, 
tree preservation at commercial sites, tree 
canopy protection along local highways 
and other forms of environmental resource 
protection.  This needs to balanced with 
safety and maintenance concerns.

J. Promote environmentally sound forms 
of local electric power generation.  The 
Town should identify proper locations 

and develop standards for such facilities, 
regulating how and where they can occur.

K. Promote the transfer of density rights 
(TDR) as a technique for shifting 
development from agricultural and 
rural areas to hamlet areas.  The Town 
should include a simplified form of TDR 
that takes place at the time of 
development approval on a private 
transfer basis.

L. The Town should consider enacting 
regulations to address the impacts of 
seasonal businesses.  Among the 
measures that should be considered are 
standards of construction for bungalow 
colonies to ensure they are built for 
permanent occupancy and will not 
deteriorate with time.  Appropriate 
density standards for these colonies are 
also needed to ensure high-quality 
standards in the event of transfers to 
permanent occupancy and to address 
parking, safety, health, and related issues.  
Utilities should be undergrounded.  Also, 
the Town should develop property 
maintenance standards or licensing 
procedures for the closing of seasonal 
businesses that avoid creating eyesores 
during the off-season periods.

M. Establish a buildable acre standard.  
The Town should establish a buildable 
acre standard that requires a minimum of 
one acre (43,560 square feet) of buildable 
land (exclusive of wetlands, slopes over 
25%, floodplains and the like) for any 
residence in areas unserved by central 
sewage.
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3.2 Community Facilities

Bethel's population continues to grow at a pace 
that is more than triple that of the State as a 
whole.  Indeed, the rate of growth appears to 
be escalating.  Providing the Town's present 
and future residents with essential public 
services and facilities is the subject of this 
Community Facilities Plan.  Town government 
bears direct responsibility for a large portion of 
these needs and, therefore, is the logical entity 
to implement programs addressing them.

3.2.1 Parks and Recreation.

The Town faces growing park and recreation 
needs in the future.  Population growth will 
increase demand for neighborhood recreational 
area that complement the Lake Superior State 
Park regional recreation facilities on Doctor 
Duggan Road.  Residents were surveyed 
regarding their interest in various recreational 
facilities (see Appendices).  The majority, in all 
instances, indicated they were satisfied with 
the current recreational facilities and wanted 
them neither expanded nor decreased.  

Therefore, such needs as exist relate to growth 
and new residents.  There is time to plan ahead.  
Those facilities engendering the most support 
from existing residents included the following 
(in order of priority):

• Youth activities center
• Public beach
• Senior activities center
• Playground facilities
• Trail systems

The youth activities center can be 

accommodated as part of a multi-use facility 
serving as a Town Hall and/or senior center in 
the fashion of the Delaware Community Center 
in Callicoon (see next section).

A public beach facility also makes sense to 
create now before new development eliminates 
all lake access opportunities.  A  new beach on 
White/Kauneonga Lake is appropriate to 
complement the existing Community Park site 
and State access.  This beach should be located 
somewhere between Kauneonga Lake and 
Route 17B.  

It is recommended the Town secure land for 
such a facility on an option basis.  It should 
engage the services of a landscape architect to 
evaluate the site and develop a master plan for 
a public beach area.  It is further recommended 
that the Town incorporate incentives for 
developers to provide for trails and other 
recreational facilities within new subdivisions. 

3.2.2 Town Hall and Community Center.

The Town of Bethel Town Hall is poorly 
suited to its task, although serviceable in the 
short-term.  The layout does not allow for 
private or public meetings.  Space is at a 
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premium and not conducive to office work.  
There is additional office space in the basement 
and a small meeting room, but access is difficult 
with no special handicapped arrangements.  
The Town is forced to use the Senior Center, 
Justice Court, Ambulance Building or Fire Hall 
for public meetings, a workable arrangement 
but one that creates frequent meeting conflicts 
and makes scheduling difficult, particularly for 
events that cannot be planned well in advance.

It is recommended, for the short term, that the 
Town consider installing a handicapped ramp 
into the basement of the existing Town Hall as 
a way to increase capacity, ensure safety and 
accommodate more of the smaller Town 
meetings.  Long-term it is recommended the 
Town develop a combined Town Hall and 
Community Center to accommodate; a) official 
Town functions, b) a youth activities center, 
and c) space for a Post Office or similar 
revenue-producing public service tenant.  

The existing senior center could possibly be 
expanded to accommodate these additional uses 
or a new facility erected nearby or in the 
vicinity of the existing Town Hall.  It is 
recommended the Town engage  architectural 
and engineering assistance to conduct 
evaluations of different building and sites.  

A multi-use facility will help to reduce the 
overhead costs of building and provide for 
greater efficiency of operations.  There are 
several examples of such facilities (e.g. nearby 
Damascus Township, Wayne County, 
Pennsylvania has a combined Community 
Center and Township Building).  The Town of 
Gilboa (Schoharie County)  combined its Town 
Hall with a Post Office, which has generated 

rent sufficient to pay for most of the 
construction cost.  Other towns have also 
successfully combined public uses in single 
buildings, providing several good models for 
the Town of Bethel.  Regardless which model 
is pursued, the Town should minimize its costs 
wherever possible by using other public 
facilities for very large group meetings and 
designing a building that is expandable as 
further needs develop over the years.   

3.2.3 Fire and Ambulance.

It does not appear there are any serious needs 
in regard to emergency services at the present 
time that are not already being addressed by 
volunteers or supplementary programs.  
Nevertheless, these types of services are 
always top priorities of the citizenry of small 
towns and volunteer recruitment incentives 
(awards and recognition, high-quality meeting 
places, the best equipment and support 
services such as child care) are appropriate.

3.2.4 Sewage and Water Supply Facilities.

Given the mostly scattered nature of 
development within the Town and increased 
sophistication of design with respect to on-lot 
sewage disposal systems, continued use of on-
lot systems is warranted in most areas.  
Subsurface disposal is the preferred option for 
reducing impacts on both ground and surface 
water from excess nutrients.  The Town should 
continue to enforce its sewage disposal testing 
requirements in this regard as it processes new 
subdivision proposals.

There are two areas of the Town where 
additional infrastructure is needed, however, to 
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support economic and hamlet development.  
These are the White Lake area, which has an 
existing sewage system with treatment 
capacity, and the Airport Industrial Park, 
which is proposed for further development but 
lacks central sewage.  

The Kauneonga Lake system needs to be 
expanded to accommodate the Bethel Woods 
project and existing portions of the Route 17 B 
corridor that do not currently have access to 
the system (roughly from the Rt. 17B and Rt. 
55 South intersection to the west).  It is 
anticipated that the easiest way to do so is 
through a new sewage line along Route 17B.  
The capacity of such a system should, to the 
extent practical, be reserved for service of 
existing residences and businesses and new 
commercial development permitted in the 17 B 
Gateway District.  

Service to the Airport Industrial Park is also 
needed long-term to ensure the capacity of this 
Park can be realized.  This may require a 
separate system or extension of existing 
infrastructure  to the Park.  Any expansion of 
the existing system will, of course, demand a 
high level of treatment and special precautions 
to ensure the impacts of stream discharges are 
minimized on downstream uses.  Such issues 
would have to be addressed in permitting for 
any additional treatment capacity required.  

It is recommended the Town's engineers be 
authorized to investigate the feasibility of these 
system extensions, present alternatives to the 
Town Board and develop an implementation 
plan that fairly distributes costs among all 
users and achieves minimum degradation of 
streams to which effluent is discharged.  

Existing sewage collection lines also need 
regular monitoring, testing and upgrading in 
many instances.

Public water supply needs are similar.  
Individuals wells will serve to supply most 
users and are generally preferable as a means of 
distributing the impacts on aquifers.  There are, 
nonetheless, selected areas in and around White 
Lake and Kauneonga Lake that could benefit 
from system expansion.   It is recommended  
the Town's engineering consultants study  
these water supply needs.

3.2.5 Library Service.

The Town is served by an excellent library in 
nearby Monticello.  There are no serious unmet 
needs in this regard although a local branch in a 
new Town Hall / Community Center could be a 
community service of value to residents.

3.2.6 Solid Wastes.

The Town is served by private trash haulers 
who take the solid wastes to the Sullivan 
County landfill facilities.  The County landfill 
currently has only limited capacity remaining, 
although there are plans to add new cells.  
There are also ongoing efforts to study 
alternatives such as a comprehensive recycling 
program.  The Town may be forced to find 
alternatives if the County cannot continue to 
deliver this service.  Fortunately, the Town of 
Bethel has other options, including contracting 
with out-of County disposal companies 
located in nearby Pennsylvania.  Therefore, the 
long-term impact of developments at the 
County landfill is relatively limited on the 
Town.  Such measures as the Town uses for 
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solid wastes disposal should employ 
environmentally friendly techniques that 
reduce the burden on landfills and create 
opportunities for recycling.

3.2.7 Schools.

The Town of Bethel is located primarily within 
the Monticello Central School District, 
although smaller portions extend into other 
districts.  Schools are experiencing financial 
pressures and as second homes convert to first 
homes, capacity issues may arise, althgough it 
must also noted the principal problem facing 
most rural schools today is declining 
enrollment due to shrinking household sizes 
and aging of the population.  Nonetheless, the 
It is important to consider the impacts on 
schools from larger residential projects, 
particularly as they relate to the Duggan School 
in White Lake.  Coordination of facilities 
planning is essential and the Town should 
continue to involve the school districts in the 
environmental reviews of such larger projects.

3.3 Transportation

Highways influence the direction of overall 
growth and the location of specific 
developments.  This plan addresses the needs 
of this highway system, as well as other modes 
of transportation to the extent they exist.

3.3.1 Functional Road Classifications.

Every road and highway in the Town of Bethel 
plays a particular role in moving people and 
goods within the Town.  The following table 
identifies roads by the functions they must 
play in the future (as opposed to present use) 

to achieve an efficient flow of traffic.

Most of these highways are already 
functioning in the above capacities.  
Nonetheless, some efforts are warranted to 
bring about a more functional system by 
upgrading these roads and making other 
improvements.  They include the following:

A. Public sidewalks are required throughout 
the White Lake and Kauneonga Lake area.  
An excellent start has been made with the 
new sidewalks installed at the Community 
Park and the nearby restaurant as well as 
the approved new sidewalks proposed in 
connection with other approved 
development plans. There are some 
existing sidewalks in Kauneonga Lake and 
other areas. Sidewalks are essential to 
public safety throughout the entire area 
due to the large amount of pedestrian 
activity in the hamlet.  A Model Sidewalk 
Law is found in the Appendices.  It is 
recommended the Town enact such a law 
to ensure new sidewalks are properly 
maintained.

B. Improvements to the existing highway 
system should be approached with a long-
term capital improvements plan for 
upgrading that incorporates such methods 
of financing as bond and grant funding. 
Major highway upgrades, including 
improvements such as realignment and  
widening, to increase functionality and 
safety, are needed with respect to the 
following roads (some of which are State 
projects that need to be included on the 
NYS-DOT Transportation Improvement 
Plans:
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• Hurd Road
• West Shore Road
• Pine Grove Road
• Moscoe Road
• Doctor Duggan Road
• Route 55
• Route 17B

Each of these roads can be expected to 
experience greatly increased traffic in 
future years and need some attention.  The 
primary section of Route 55 needing 
upgrading lies between Kauneonga Lake 
and Airport Road.

CLASS FUNCTION ROADS
ARTERIAL Carries medium-to-

heavy volumes of 
traffic at moderately 
high speeds and 
provides access to and 
from major traffic 
generators.

NYS Route 17B
NYS Route 55

COLLECTOR Provides connections 
between Arterials and 
Local Roads at 
relatively slow speeds 
and carries moderate 
traffic volumes.

CR No. 73
CR No. 75
CR No. 115
CR No. 141
CR No. 143
CR No. 144
CR No. 183
Hurd Road

LOCAL Provides direct access 
to abutting properties 
and channels Local 
traffic to Collector 
Roads. 

All other existing 
roads

Functional Highway Plan

Route 17B is in good condition but 
includes several sections where high speed 

capacity, intersections and  three-lane 
design combine to create poor safety 
conditions.  Signalization at Pine Grove 
Road and other traffic calming measures 
are required.  These potentially include 
additional signals, reduced speed zones in 
places such as Bethel and removal of 
dangerous distractions.  Widening may be 
demanded in some instances to 
accommodate safer designs.

C. The Town needs to comprehensively 
manage access to the highway system.  
New accesses need to be limited with 
regulations restricting the number of curb 
cuts and requiring the use of common 
accesses designed to safe standards, which 
also allow for increased use in the future.  
Traffic study requirements need to be 
enforced with respect to all new site plans 
and subdivisions generating large amounts 
of traffic or located at already congested or 
dangerous locations.  Parking standards 
need to incorporate flexibility that allows 
for placement of parking in the rear, better 
definition of parking lot accesses and 
reduction of parking where excessive 
requirements would require new accesses.

D. Highway maintenance should be directed 
towards reducing traffic hazards, cutting 
back the long term cost of highway 
improvements throughout stormwater 
management and increasing highway 
capacity.  These criteria should be 
formally incorporated into Town highway 
capital improvement programming.

E. Accident-prone areas along Town, County 
and State highways should be continually 
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documented by the Building and Highway 
Departments to assist with the 
justification of highway improvement 
projects, working cooperatively with the 
County Department of Public Works and 
NYS-DOT.

F. The Town needs to conduct or help 
sponsor continuing public education 
regarding the need for highway curb cut 
permits from the Town, County or State, 
as the case may be.  There is evidence not 
enough property owners are aware of 
these requirements before they buy or 
build.  The New York State Department 
of Transportation offers excellent 
materials in this regard and could help 
conduct such educational programs.

G. The Route 17B and Route 55 North 
intersection is dangerous for through 
traffic toward the east on Route 17 B and 
southbound traffic on Route 55.  Turning 
lanes are needed for left turns off Route 
17B onto Route 55 and right turns off 
Route 55 onto Route 17B west.  The 
pedestrian crossing also needs redesign 
and additional protection.  There is also a 
need to address parking on the highway 
with regulations to ensure sight distances 
are not compromised.

3.3.2 Other Recommendations.

A. There is no regular public transportation 
in the Town except that provided by the 
Office of Aging.  There is a fixed route 
service between Callicoon and Liberty and 
regular Shortline (Coach USA) routes 
along Route 17 and Old Route 17 but none 

of these directly enter the Town.  
Shortline has franchise rights for service in 
the area and did operate seasonal service 
to White Lake at one point.  Limited 
service is proposed for the future under 
the County Rural Public Transportation 
Plan.  The County is also now engaged in 
an update of its public transportation 
plans that may lead to additional service in 
certain areas.

B. Railroad freight service is available in 
nearby Shohola and the reasonable 
accessibility of the Sullivan County and 
Newburgh Airports suggests the Town 
has no further needs in either of these 
categories.  Commuter rail service between 
New York City and Port Jervis is also 
available and extended service to 
Binghamton is being discussed.  
Studies have also been completed that 
indicate high-speed commuter service to 
Sullivan County is feasible.  Several 
alternatives were examined and it is 
possible one or more of these will receive 
additional attention in the future as the 
area urbanizes.  This would greatly 
accelerate growth of the area but 
potentially stabilize traffic patterns by 
offering new alternatives. 

There can, at this point, however, be no 
certainty that any of these rapid transit 
(60+ mph) plans will move forward.  If 
they do, it is likely to take another 10-20 
years or more to bring them to fruition due 
to the controversy over reactivating rights-
of-way and the environmental and growth 
impacts.  Similar planning in the Poconos 
has been 25+ years in the making  The 
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Town needs to monitor the situation and 
be prepared to update its planning in the 
event they become a reality.

C. As White Lake develops further as a 
higher-density hamlet (it is well on the 
way now), it will become necessary to 
address public parking needs related to 
businesses along Route 17-b at the south 
end of the Lake.  There are already 
significant safety issues with parking 
along the highway.  

The Town should, in cooperation with 
local businesses, develop public parking in 
this area, continue  construction of 
sidewalks to define parking areas and 
require future property improvements in 
this area to include additional off-street 
parking in their site plans.

3.4 Economic Development

Economic development has been discussed 
under Land Use and elsewhere in this Plan.  
Nevertheless, it is valuable to consolidate these 
ideas and combine them with a view toward 
answering that most basic of questions - how 
should Bethel grow?

3.4.1 Economic Features and Trends

The Town of Bethel exhibits several special 
features from an economic development 
perspective.  These include the following: 

A. The Town of Bethel is located at the 
center of Sullivan County, straddling all of 
its primary geographical regions.  It 
surrounds the intersection of two 

principal arterials through Sullivan County 
(Routes 17B and 55)  and is relatively 
convenient from all directions with 
proximity to both Pennsylvania and the 
Quickway (proposed new Interstate 
Route I-86).  

B. Sullivan County and the Town of Bethel 
possess some of the best farmland in the 
County and also produce some of the best 
hardwoods in the world.  Large areas of 
the Town are located within Agricultural 
Districts. There are several nearby 
processors of farm and forest products 
and markets nearby that can consume 
virtually any agricultural or wood product 
manufactured locally.  On-farm processing 
of cheeses, wines and other products 
needs to be allowed and even encouraged 
through the Town's Zoning Law and using 
resources of the County for support.  
There are not only possibilities for further 
harvesting of hardwood products but also 
the development of new secondary 
processing and added value operations on 
a small scale.  There are clearly 
opportunities in the Town of Bethel to 
develop small wood products 
manufacturing enterprises producing items 
such as cabinets, crafts and wood 
specialty items. 

C. This area of Sullivan County has a 
uniquely appealing charm that derives 
from its scenery, history and natural 
features.  Its many lakes and blend of 
Catskills and Western Sullivan County 
environments all contribute to a distinctive 
marketable character.  The Bethel Woods 
Performing Arts Center is already 
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contributing to further upgrade of this 
image as it brings in new attractions and 
stimulates higher quality development.  
The Chapin Estates project is one example  
of new development being attracted.

D. The proximity of the Town to various 
urban areas is, though sometimes forgotten 
due to the largely rural character of the 
area, one its key assets.  Most of the 
population of the United States and 
Canada lies within a few hours of Bethel 
and this constitutes a market of 
extraordinary size and wealth for those 
who wish to sell to it.

E. The Bethel Woods project and high-end 
housing developments taking place in 
Bethel open up opportunities for light 
retail enterprises such as antique stores, 
craft shops and other niche appeal 
businesses.  These businesses need to be 
accommodated in the Zoning Law. 

F. There is significant potential to package 
local tourist attractions with the working 
landscapes of the area and promote 
outdoor recreational opportunities.  The 
Town offers beautiful wooded areas, 
superb hunting and fishing, attractive 
farms and several other features that can 
easily be combined to market a distinct 
image of the area as opposed to individual 
attractions.  This requires sophisticated 
professional marketing and is being 
accomplished by the efforts of the 
Sullivan County Convention and Visitors 
Bureau.  Bethel Woods will present 
unique opportunities for Bethel in this 
regard.  

Complementary efforts by the Town to 
upgrade the image of Route 17B will be 
essential to realizing success in tourism 
marketing.  Improved code enforcement, 
upgraded sign regulations, cleanup of 
junkyards, removal of deteriorated 
structures and implementation of new 
design guidelines that reflect Route 17B's 
role as a gateway are needed.  Potential 
guidelines are found in the Appendices 
and zoning recommendations are found in 
the Land Use section of this Plan.

H. The Airport Industrial Park provides a 
unique opportunity for the Town to 
accommodate the needs of business and 
industry, support job creation and expand 
the tax base.  Other smaller scale business 
and industrial enterprises with relatively 
minor infrastructure needs and modest 
employment are also appropriate 
throughout much of the Town of Bethel.  

Excellent examples are a small metal 
fabrication facility or molding 
manufacturing operation.  These type 
operations generate very low demand for 
community services, are conducted 
entirely inside, pay well because they are 
capital intensive and cause little or no 
impact on the environment.  Moreover, 
because of the products are typically 
shipped out to metropolitan markets in 
small quantities there is no reason they 
cannot be located almost anywhere 
provided the owners have a relatively 
quick access to their customers for 
occasional visits.  
These types of enterprises fit well within 
all the rural and suburban areas 
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surrounding the New York City 
metropolitan area.  They can work very 
well for Bethel and should be permitted in 
several districts.  Likewise, telecommuting 
businesses and other similar home 
occupations or small scale businesses 
should be allowed in broad areas of the 
Town.

G. The second home industry will continue 
to be critical to the economic success of 
Bethel.  It generates relatively low impacts 
on both the environment and community 
service demands while producing a good 
tax base.  It is very appealing on that level, 
particularly when high-end housing is 
involved where the cost to the school 
system is offset by tax revenues.  

The experience of other second home 
areas, however, suggests second homes 
often become first homes with the 
attendant costs for schools and other 
services.  Moreover, second home owners 
often represent a constituency with an 
interest in limiting future development.  
Therefore, caution is warranted in not 
relying too heavily on second home 
development as the base of the economy.  
Diversification is essential. 

3.4.2 Additional Recommendations

Given the above analysis, the following 
recommendations are offered for the economic 
development and growth of the Town of 
Bethel:

A. Driving tours of the Town would offer a 
basis to cross-promote tourist attractions.  

The Town should work with the County 
Division of Planning and Community 
Development and the Convention and 
Visitors Bureau to develop such tours 
around its farm areas, Bethel Woods and 
its lakes, incorporating them into 
professional brochures.   

B. The Town should work with the County 
Industrial Development Agency, Sullivan 
County Partnership for Economic 
Development and Bethel Local 
Development Corporation to create 
incentive programs for the attraction of 
small industries to communities without 
infrastructure.  Towns such as Bethel are 
very suitable for agricultural and forestry 
specialty manufacturers, metal fabrication 
shops, health services and other small 
enterprises with few infrastructure 
demands.  

These small businesses (typically 10 to 30 
employees) are historically high growth in 
nature as far as employment is concerned.  
They are also attracted to communities on 
the urban fringe (which includes Bethel) 
because owners can find good labor, 
appealing living conditions and close 
access to the metropolitan areas.  A tax-
abatement program specific to such 
enterprises and offered with the upfront 
cooperation of the Town of Bethel should 
be pursued.

C. The Town should encourage the 
development of home-based businesses by 
allowing them everywhere in the Town, 
relying upon a site plan review procedures 
in the Zoning Law.  Home-based 
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businesses demand flexible approaches 
and should not be subject to the same 
tests as other businesses.

D. The Town should expand its industrial 
zone at the airport and consider the 
development of additional floating zones 
for planned unit development of business 
and industry.  The Town should work 
with the Sullivan County Partnership for 
Economic Development to preapprove 
development at the airport site so that 
interested parties will be able to utilize 
these sites in short order.  The Generic 
Environmental Impact Statement process 
provides an opportunity to accomplish 
such preapprovals.

E. The Town should encourage the use of 
State and County programs and other 
incentives to stimulate redevelopment in 
White Lake and Kauneonga Lake and 
improve the image of Route 17B.  The 
area surrounding the intersection of 
Routes 17B and 55 North demands this 
type of attention, in particular.  Removal 
of junkyards in this vicinity and 
replacement or upgrading of several 
deteriorated buildings are essential to 
redefining the overall image of White Lake 
and, with it, that of Bethel.  

Other measures that can help to improve 
the image of Route 17B and include:

• Requiring light shielding and 
establishing other lighting standards.

• Offering incentives for hamlet 
development (e.g. providing for 

higher lot coverages) while lowering 
density in other areas.

• Providing for landscaped buffers in 
front of new business and developing 
illustrated landscaping guidelines for 
employment in connection with new 
commercial projects.

• Extending the site plan review 
authority of the Town Planning 
Board to sign and building design 
issues where these would have a 
major impact highway character.

 These actions should help to upgrade the 
overall image of Route 17B, the gateway 
to Sullivan County and the Town of 
Bethel.
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4.0 Environmental Impacts

Note:  The environmental impacts attendant to 
the recommendations contained in this Plan 
have been reviewed during the process of 
preparing it.  Specific findings with respect to 
these environmental impacts are as follows:

4.1 Impacts of Recommendations

Many of the recommendations of this Plan 
directly address land use and environmental 
concerns but the economic development 
suggestions, if implemented, could cause some 
additional development and traffic.  However, 
the Plan anticipates growth and establishes a 
framework for dealing effectively with it.  It is 
also focused on maintaining the area's character 
and high quality of life.  The Town welcomes 
growth that will not detract from its essential 
character.  Rather, it is the intent of the Town 
of Bethel to create new economic opportunities 
for its residents, using its land use regulations 
to ensure this growth is high quality in nature.

4.2 Mitigation of Impacts

There are no environmental impacts that 
cannot be mitigated by good site plan review 
procedures and the Town's Zoning Law , as 
proposed herein for revision, will provide a 
proper vehicle for this.  Those procedures will 
be enhanced by referral to the goals and 
objectives as outlined in this Plan.

4.3 Irreversible Commitments

There are no recommendations contained in 
this Plan for actions that would constitute an 

irreversible commitment of environmental 
resources.  Indeed, many of the 
recommendations relate to protection of those 
resources.  Moreover, it is anticipated all 
actions would be subject to individual review 
under SEQRA (State Environmental Quality 
Review Act).

4.4 Alternatives

The various alternatives for development of the 
Town have been considered in the context of 
the land use and economic development 
discussions contained herein.  There are no 
development alternatives available to the Town 
that are more environmentally sound.  The 
emphasis is on low impact development. 

The Town could, of course, attempt to resist 
new commercial, industrial and residential 
development, but that course of action will do 
nothing to improve the environment, whereas 
carefully planned development subject to site 
plan review can actually incorporate 
environmental improvements to deal with 
environmental impacts (see Route 17B upgrade 
recommendations, for example).

4.5 Conclusion

This Plan, if implemented, will cause no 
adverse effects on the environment that could 
be classified as significant.  Rather, the Plan 
will significantly improve the environment by 
incorporating specific goals and objectives, 
relating to environmental protection, that can 
be employed as a foundation for land use 
regulations.  It also provides for upgrading of 
Route 17B and other areas consistent with 
protection of the environment.
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5.0 Appendices

A - Draft Subdivision Law

B - Community Survey Tabulation

C - Model Sidewalk Law

D - Sample Design Guidelines and
Zoning Provisions for Rt. 17B
Gateway District
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