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Executive Summary 
For much of its history, Clarence was predominantly a farming community.  Farms 
benefited from the close proximity to available markets in the city of Buffalo and 
elsewhere in the county.  But over time, the lure of suburban living drew people from 
Buffalo to settle first in the inner ring suburbs of Erie County, and then in the second ring 
suburbs including Clarence.  This sprawling population led to rapid residential growth in 
Clarence and subsequent loss of farmland – both outright loss of land to development and 
loss associated with fragmented farm parcels.  When the town developed a new Master 
Plan in 2001, it was evident that residents of the town were eager to maintain the rural 
character of the town.  Protecting farm and natural land was the next step, and in 2002 a 
bond act passed by public referendum to fund the Clarence Greenprint Program, which 
has protected 1025 acres of farmland to date.   

While permanently protecting farmland is the most powerful tool to preserve farmland, 
there are other tools and actions that can be taken to help farms remain viable.  Clarence 
received a grant from New York State to engage farmers and the broader community in 
developing a plan to incorporate the use of additional tools to support town farms and 
protect farmland.  The Farmland Protection Committee, comprised of town farmers and 
residents, along with the town Planning Department and consultants from American 
Farmland Trust and the Western New York Land Conservancy, sought input for the plan 
via a public meeting, a farmer/landowner meeting, and individual farmer interviews.  The 
result of this process is a set of recommended actions to be implemented by the town 
under the guidance of the Planning Department and the Farmland Protection Committee: 

Strategies and Actions: 
A. Protect Farmland 

1) Approve the Farmland Protection Committee as a permanent committee. 
2) Formalize the Farmland Protection Committee role in the Greenprint 

process.
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3) Hold an annual farmer/landowner meeting. 
4) Adopt the Agricultural and Farmland Protection Plan as part of the Master 

Plan.
5) Develop a program to incentivize keeping land ‘farm ready’. 
6) Encourage landowners to lease farmland by informing them of the benefits 

of doing so. 
7) Adopt the zoning revisions as outlined in the Zoning Review. 

B. Plan for Infrastructure 
1) Address drainage concerns of the agricultural community by: 

a) establishing an agricultural drainage working group; 
b) commenting on the draft ditch maintenance plan; 
c) developing a cost share program for ditch maintenance; and 
d) collaborating with the county on county ditch maintenance. 

2)  Notify the Farmland Protection Committee of proposed infrastructure        
  changes in agricultural areas. 

C. Promote Agriculture 
1) Develop a youth community service program. 
2) Assign a liaison from the Farmland Protection Committee to communicate 

with the Clarence Bee. 
3) Develop an agricultural web page on the county website. 
4) Assist the Clarence Hollow Farmers Market with promotional efforts. 
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Introduction
In 2010, the Town of Clarence received a grant from the New York State Department of 
Agriculture and Markets to develop a Municipal Agricultural and Farmland Protection 
Plan.  After seeking interested town residents to serve on a Farmland Protection 
Committee to advise the planning process, 9 individuals were selected.  American 
Farmland Trust was hired as a consultant to develop the plan, with assistance from the 
Western New York Land Conservancy.

The Town’s Master Plan 2015, adopted in 2001 and amended in 2007, clearly articulates 
the concern for development of farmland and the community’s interest in maintaining the 
rural nature of the Town.

As one of the fastest growing Towns in the region, the Town of Clarence is 
concerned over loss of open space and productive agricultural lands. The Town 
has averaged over 200 residential building permits per year for the past ten (10) 
years and projections for future growth remain consistent. Clarence has become a 
popular community in which to reside because of its open character, agricultural 
heritage and cultural amenities. A common theme has emerged in community 
meetings, including goals setting meetings, that preservation of the rural 
character of the Town of Clarence is most important to its residents. 
        Chapter 2, p. 7 

In response to this concern, Clarence bonded $12.5 million in 2002 via public referendum 
to be used for open space and farmland preservation.  The Western New York Land 
Conservancy was hired to assist the Town’s Recreation Committee in establishing a 
process for ranking and selecting land to be protected. To date 1025 acres of farmland in 
Clarence have been protected with Greenprint funds.

At the time that Clarence started the 
process to develop an Agricultural 
and Farmland Protection Plan, Erie 
County was doing the same.  New 
York State also funded the County’s 
work through a grant program to 
update or develop new county 
Agricultural and Farmland 
Protection Plans that were at least 10 
years old - Erie County’s first plan 
was approved in 1996.  Though the 
County plan is not complete at this 
writing, it is clear that Clarence’s 
plan will complement Erie County’s 

efforts to assist towns in planning for agriculture and adopting farmland protection tools, 
educating the public about farming, and promoting farms, farmers’ markets, and other 
agricultural businesses. 
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The Erie Niagara Framework for Regional Growth, developed in 2006, divided the region 
into three areas for targeted planning strategies: Developed, Developing, and Rural 
Areas.  Strategies in both Developing and Rural Areas are designed to minimize the 
conversion of agricultural land:

Developing Areas: 
Support a balance of conservation and quality development in the developing 
area. Align policies and investments to encourage a) the conservation of 
agricultural and rural lands; b) new compact, pedestrian-oriented, mixed use 
development on vacant and underutilized sites and c) higher density, employment 
intensive, mixed use and transit oriented development in regional centers and 
growth corridors. 

Rural Areas: 
Encourage limited development and reinvestment in rural centers and discourage 
the conversion of rural and agricultural lands. Align policies and investments to 
strengthen rural economies, conserve agricultural and rural lands, and revitalize 
rural centers. 

Chapter 3, p.4-50 

A portion of the central part of Clarence is in a Developing Area and the northeastern 
section of the town is in a Rural Area – both areas where the actions outlined later in this 
plan need to be applied. (Map 1 – Agricultural Districts and Erie-Niagara Framework for 
Regional Growth Areas) 

Town of Clarence Agricultural and Farmland Protection Plan                                                                                 8 



RURALRURAL
15% of Future Growth

DEVELOPING
15% of Future Growth

DEVELOPED
70% of Future Growth



Analysis of Local Agriculture 
Erie County 

Erie County is located in western New York, bordered on the west by Lake Erie, and 
surrounded by the counties of Niagara, Genesee, Wyoming, Cattaraugus, and 
Chautauqua.  The County’s population in 2010 was 919,040, including 261,310 people in 
the city of Buffalo.  Both the county and city populations have declined since peaking in 
1970 and 1950 respectively; the county is now at approximately 82% of peak population 
and the city is at 45%.  The disproportionate loss in the city helped to contribute to the 
growth in the suburban areas during those decades.  The suburbs of Amherst, West 
Seneca, and Orchard Park were farming towns prior to the population spread.  As the 
population has continued to move out from those towns, Hamburg, Aurora, Elma, 
Lancaster, and Clarence have experienced loss of farmland to residential development.   

Agriculture in Erie County is diverse and includes dairy, nursery and greenhouse, 
vegetables, fruit, cash crops, maple, poultry, horses and a variety of livestock.  The 
market value of agricultural products sold in 2007 totaled just over $117 million, a 27% 
increase from 2002.  The number of farms with a value of sales under $10,000 in 2007 
had decreased by 8.6% since 2002, but the number of farms with a value of sales of 
$100,000 or greater increased by 15%.  With 1,215 farms in 2007, Erie County was in the 
top 5 counties for number of farms, many of which are small, part-time farms – 62% of 
the farms had gross annual sales under $10,000.  Twenty two percent of the land area, 
149,356 acres, in the county was in agricultural production in 2007, a decrease of 8% 
from 2002 and certainly a sign of the effects of a spreading population. (See Chart 1 for a 
compilation of these figures.)    

CHART 1: 2002 to 2007 Census of Agriculture 
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While New York State grew in population by a slight 2.1% in the first decade of the 21st

Century, Erie County’s population decreased by 3.3%.  And the City of Buffalo lost a 
significant 10.7% of its population while the Town of Clarence grew by 17%. (Chart 2) 

CHART 2: 2000 - 2010 U.S. Census Bureau 
% Population Changes in New York State, Erie County, 
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Clarence

The Town of Clarence is in northeastern Erie County and shares its northern border with 
Niagara County.  The town of Amherst to the west is heavily developed but includes 
approximately 800 acres of permanently protected farmland.  The town of Newstead to 
the east is largely rural with areas of farmland.  Lancaster to the south has experienced 
significant residential growth and conversion of farmland in the last decade.  Clarence 
has no incorporated villages and has the lowest ratio of local government employees per 
citizen in Erie County.  The town planning department is well versed in the effects that 
planning can have on farms.  Development of this Agricultural and Farmland Protection 
Plan was undertaken to help ensure that those effects are positive.

Conversion Pressure: 
In the 40 years from 1960 to 2000 the population of Clarence almost doubled.  From 
2000 to 2010 the population continued to grow by a significant 17% to reach 30,673 
people.  Although other towns in Erie County saw growth, Clarence was the only one 
with double digit growth in that decade.  Also in the last decade, the housing density in 
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the town (number of occupied housing units per square mile) increased by 24% while the 
average household size decreased by 4% (Chart 3).  These are indicators of a sprawling 
population.

CHART 3: 2000 to 2010 U.S. Census Bureau 
% Changes in Town of Clarence
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The scenic rural vistas and green space that farms provide have certainly contributed to 
Clarence’s appeal as a place to live. Ready access to interstate Route 90, which lies just 
outside the southern town limit, and state Routes 5, 78, and 324 make travel to the city of 
Buffalo and adjacent areas relatively easy.  Add a well respected school district and it is 
evident that Clarence has the attributes many people want when looking for an area to 
call home. 

In 1999, 286 residential building permits were issued in the town, the highest number 
ever and just below the 300 annual maximum at the time.  Since then the number of 
building permits issued has settled at an approximate average of 100 per year.  
Continuing to manage residential growth is critical to protecting the remaining farmland 
in the town.  Almost half the town land area is in a state certified, county approved 
agricultural district and just under one third of the land in the agricultural district is 
actively farmed.  (Map 2 – Agricultural Districts, Map 3 – Active Agricultural Property, 
Map 4 - Soils, Map 5 – Agricultural Soils Assessment Values) In 2000, there were 4,995 
acres of actively farmed land in the town.  By 2010 that had decreased 11% to 4,442 
acres.  Residential development contributed to the conversion of that lost land.
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R
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R
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To address farmland loss in Clarence, the Town is using a number of farmland protection 
tools:

• Agricultural Districts and Right to Farm Protections: The majority of the 
farmland in Clarence is in the Clarence-Newstead state-certified, county adopted 
agricultural district.  Farms in the agricultural district receive right-to-farm 
protections through New York’s Agricultural Districts Law, Article 25-AA of 
Agriculture and Markets Law (www.agriculture.ny.gov/AP/agservices/25-
AA.pdf).  Clarence also has a town ‘Right-to-Farm’ law that encourages support 
for town farms.  Following is the Town of Clarence Code which includes support 
for farms and farming activities, agricultural definitions, right-to-farm protections, 
agricultural planning considerations, and a dispute resolution process.

Town of Clarence Code: Chapter 96 Farming

96-1. Legislative intent; purposes. 

A.  The Clarence Town Board finds, declares and determines that 
agriculture is vital to the Town of Clarence, New York, because it is a 
livelihood and provides employment for agriservice; provides locally 
produced, fresh commodities; agricultural diversity promotes 
economic stability; agriculture maintains open space and promotes 
environmental quality; and agricultural land does not increase the 
demand for services provided by local governments. In order to 
maintain a viable farming economy in the Town of Clarence, farmers 
must be afforded protection allowing them the right to farm. When 
nonagricultural land uses extend into agricultural areas, agricultural 
operations may become the subject of nuisance suits. As a result, 
agricultural operations are sometimes forced to cease operation or 
are discouraged from making investments in agricultural 
improvements. 
B.  It is the purpose of this chapter to reduce the loss to the Town of 
Clarence of its agricultural resources by limiting the circumstances 
under which farming may be deemed to be a nuisance and to allow 
agricultural practices inherent to and necessary for the business of 
farming to proceed and be undertaken free of unreasonable and 
unwarranted interference or restriction. 

96.2. Definitions. 

A.  As used in this chapter, the following terms shall have the 
meanings indicated: 

AGRICULTURAL PRACTICES
All activities conducted by a farmer on a farm to produce 
agricultural products and which are inherent and necessary to 
the operation of a farm and the on-farm production, 
processing and marketing of agricultural products, including, 
but not limited to, the collection, transportation, distribution, 
storage, and land application of animal wastes; storage, 
transportation and use of equipment for tillage, planting, 
harvesting, irrigation, fertilization, and pesticide application; 
storage and use of legally permitted fertilizers, limes and 
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pesticides all in accordance with local, state and federal law 
and regulations and in accordance with manufacturers' 
instructions and warnings; storage, use, and application of 
animal feed and foodstuffs; construction and use of farm 
structures and facilities for the storage of animal wastes, farm 
equipment, pesticides, fertilizers, agricultural products, and 
livestock for the sale of agricultural products and for the use of 
farm labor as permitted by local and state building codes and 
regulations; including the construction and maintenance of 
fences. 
AGRICULTURAL PRODUCTS
Those products as defined in § 301, Subdivision 2, of Article 
25-AA of the Agriculture and Markets Law. 
FARM
The land, buildings, and machinery used in the production, 
whether for profit or otherwise, of agricultural products. 
FARMER
Any person, organization, entity, association, partnership, or 
corporation engaged in the business of agriculture, for profit or 
otherwise, including the cultivation of land, the raising of 
crops, or the raising of livestock, poultry, fur-bearing animals, 
or fish, the harvesting of timber or the practicing of horticulture 
or apiculture. 
GENERALLY ACCEPTED AGRICULTURAL PRACTICES
Those practices which are feasible, lawful, inherent, 
customary, necessary, reasonable, normal, safe and typical to 
the industry or unique to the commodity as they pertain to the 
practices listed in the definition of "agricultural practices." 
RESOLUTION COMMITTEE
Shall be made up of the Chairman of the Conservation Board 
or designee, and a member of one other standing committee 
of the Town designated by the Town Supervisor. 

B.  Unless specifically defined, the above words or phrases used in 
this chapter shall be interpreted so as to give this chapter it most 
reasonable application. 

96.3 Right-to-farm declaration. 

A.  Farmers, as well as those employed, retained or otherwise authorized 
to act on behalf of farmers, may lawfully engage in agricultural practices 
within the Town of Clarence at all such times and in all such locations as 
are reasonably necessary to conduct the business of agriculture. For any 
agriculture practice, in determining the reasonableness of the time, place 
and methodology of such practice, due weight and consideration shall be 
given to both traditional customs and procedures in the farming industry 
as well as to advances resulting from increased knowledge and 
improved technologies. 
B.  Agricultural practices conducted on farmland shall not be found to be 
a public or private nuisance if such agricultural practices are: 

(1)  Reasonable and necessary to the particular farm or 
farm operation; 
(2)  Conducted in a manner which is not negligent or 
reckless; 
(3)  Conducted in conformity with generally accepted 
agricultural practices; 
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(4)  Conducted in conformity with all local, state, and 
federal laws and regulations; 
(5)  Conducted in a manner which does not constitute a 
threat to public health and safety or cause injury to 
health or safety of any person; and 
(6)  Conducted in a manner which does not 
unreasonably obstruct the free passage or use of 
navigable waters or public roadways. 

C.  Nothing in this chapter shall be construed to prohibit an 
aggrieved party from recovering damages for bodily injury or 
wrongful death due to failure to follow sound agricultural 
practices, as set forth in this section. 

96-4. Consideration of impact on certain applications. 

The legislative intent and purposes of this chapter shall be taken 
into consideration by each Town officer and/or board in 
processing any application requesting rezoning, subdivision 
approval, temporary conditional permit approval, site plan 
approval and/or special use permit approval when the property 
which is the subject of such application is located within one mile 
of an existing farm. Such Town officer and/or board shall, as part 
of its review of such application, determine whether appropriate 
and reasonable conditions may be prescribed or required which 
would further the purposes and intent of this chapter as part of 
an approval of the application. Such appropriate and reasonable 
conditions shall be determined on a case-by-case basis and may 
include, but not be limited to, requiring declaration, deed 
restrictions and/or covenants which run with the land which 
would notify future purchasers and owners of the subject 
property that owning and occupying such property might expose 
them to certain discomforts or inconveniences resulting from the 
conditions associated with agricultural practices and operations 
in the Town. 

96.5 Informal resolution of disputes.

A.  Should any controversy arise regarding any inconveniences 
or discomforts occasioned by agricultural operation, including, 
but not limited to, noise, odors, fumes, dust, the operation of 
machinery, the storage and disposal of manure, and the 
application by spraying or otherwise of chemical fertilizers, soil 
amendments, herbicides and/or pesticides, the parties may 
submit the controversy to the Resolution Committee as set forth 
below in an attempt to resolve the matter prior to the filing of any 
court action. 
B.  Any controversy between the parties may be submitted to the 
Resolution Committee whose decision shall be advisory only, 
within 30 days of the date of the occurrence of the particular 
activity giving rise to the controversy or of the date a party 
became aware of the occurrence. 
C.  The effectiveness of the Resolution Committee as a forum for 
resolution of grievances is dependent upon full discussion and 
complete presentation of all pertinent facts concerning the 
dispute in order to eliminate any misunderstandings. The parties 
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are encouraged to cooperate in the exchange of pertinent 
information concerning the controversy. 
D.  The controversy shall be presented to the Committee by 
written request of one of the parties within the time limits 
prescribed above. Thereafter, the Committee may investigate the 
facts of the controversy but must, within 30 days, hold a meeting 
to consider the merits of the matter and within 20 days of the 
meeting must render a written decision to the parties. At the time 
of the meeting, both parties shall have an opportunity to present 
what each party considers to be the pertinent facts. 

• Comprehensive Plan: The Clarence Master Plan 2015 directly addresses the need 
to prioritize farmland for protection.  It also reiterates Erie County’s policy that 
discourages sewer extensions in Agricultural Districts.

Physical/Infrastructure Resources - Farmland Protection 
Master Plan 2015 identifies and prioritizes lands in active agricultural production 
and in the Agricultural District as well as lands that may have other benefits to 
the Town. Parcels are identified that have the highest soil quality, a large size, 
and contain obvious visual benefits. Finally, the Town identifies those parcels, 
which due to their location, are under the most pressure for conversion to non-
agricultural uses. All of these factors are utilized in identifying the most valuable 
parcels to the Town and those, which the Town should pursue some type of long-
term preservation technique to maintain. This inventory, analysis, and 
prioritization are recommended as an initial step in preserving valuable lands of 
the Town. In terms of the conflict of overlapping sewer districts and agricultural 
districts, the Town of Clarence has mapped the parcels included in the Clarence-
Newstead and Alden-Newstead Agricultural Districts as well as parcels currently 
located within any sewer district. In accordance with the Erie County policy for 
such conflicts, the Town of Clarence will similarly discourage the expansion of 
sewer districts into the existing Agriculture District and follow established policy 
guidelines should such a conflict arise. The Town does and will continue to 
employ techniques identified in the Guiding Principles to protect farmland. These 
techniques include; preservation of the agriculture districts, conservation 
easement programs, property tax relief, agricultural zoning classifications and the 
introduction of outright or development right purchases. As open space and 
agricultural land preservation is a community goal, these techniques will continue 
to be employed and enhanced to achieve community goals. 

         Chapter IX, p.37 

• Zoning:  The Agricultural Flood Zone and the Agricultural Rural Residential 
Zone are the primary town zoning districts with farms.  Because of restrictions on 
development in a flood zone, farms in the Agricultural Flood Zone have less 
conversion pressure than farms in other areas of the town. (Map 6 – Growth 
constraints and Wetlands, Map 7 - Zoning)  The following outlines zoning 
recommendations from the Master Plan 2015:  

Proposed Zoning Map and Law Amendments: 
The Town should develop an Agricultural Zoning District with an overlay zone 
that considers the distinct natural features, which exist in the Town. Specifically, 
an overlay of the base Agricultural Zone should mirror the density flood zone in 
the northern part of the Town and individual lot sizes should be regulated 
according to the minimum requirements of the density flood plain. Use controls 
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should reflect customary agriculture operations and rural residential uses and be 
designed to maintain the open/rural character. No commercial operations should 
be approved and only home occupations, which maintain all activities within 
wholly enclosed out buildings should be permitted. Continued strict enforcement 
of the density flood zone regulations should be maintained. The base Agricultural 
Zoning District, outside of the Density Flood Zone, generally mirroring the Erie 
County Agricultural District, should be amended to increase minimum lot size to 
1.33 acres and 150 feet of public road frontage for single-family residential 
development. Consideration should be given to increasing frontage requirements 
in this zone to protect the existing road frontages to reduce the potential number 
of curb cuts on existing roads and to further disperse septic systems in the 
community. Incentives can be developed within the zoning district to encourage 
preservation of existing road frontage (i.e. offer a higher density for unique 
designs promoting maintenance of existing road frontage). Use controls should 
be maintained to allow single family and two-family residential uses and 
customary agriculture uses. A distinctive Agricultural/Rural Residential Zone 
should be created to increase minimum lot size in areas outside of the Erie 
County Agricultural District locations to .75 acre and 100 feet of public road 
frontage for single-family residential development. 

           Chapter II, p.8 

• Purchase of Development Rights: The articulated need in the master plan to 
protect agricultural land and resources led to development of the Greenprint 
program to permanently protect farmland in Clarence for future generations. (See 
the following section on the Greenprint program.)   

• Agricultural Economic Development and Public Education: The all-volunteer 
run Clarence Hollow Farmers 
Market is celebrating its 10th

anniversary in 2012.  The 
Market serves as an established 
hub for agricultural sales, 
agricultural education, and 
agritourism opportunities.  At 
peak season, it is host to 30 
vendors and offers local 
farmers a venue to direct 
market agricultural products to 
Clarence residents. 

Erie County is nearing completion of an Agricultural and Farmland Protection 
Plan that includes recommendations for county and regional agricultural 
economic development initiatives.  Clarence has been well represented in this 
process by a farmer who sits on both the county Agricultural and Farmland 
Protection Board and the Clarence Farmland Protection Committee. Clarence will 
remain informed and involved in agricultural economic development efforts in the 
county and region.
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Permanent Farmland Protection: 
Clarence Greenprint Program

Greenprint Mission 
To preserve and protect ecologically significant

landscapes,  valuable agricultural resources, 
aesthetic beauty, and the rural character 
of the town, while maintaining a stable 

tax base and managing growth. 

The Clarence Greenprint Program was developed to address Clarence residents’ strong 
desire to preserve the open space in their community.  To fund the Program a $12.5 
million bond was approved by a two to one margin in a public referendum in 2002.  

The Western New York Land Conservancy was hired to assist the Town’s Recreation 
Committee in establishing and executing a process for ranking and selecting land to be 
protected.  The program is for interested and willing landowners.  Land can be protected 
in two ways: Land can be purchased by the Town, or the development rights can be 
purchased.  With the purchase of development rights, the land is kept in private 
ownership, and a conservation easement is placed on the land.  To date 1150 acres in 
Clarence have been purchased with Greenprint funds.  In 2011, three town-owned 
farmland properties were advertised as available by bid for purchase or lease.  These 
properties are currently in the process of being transferred to private owners and will be 
protected with agricultural conservation easements to remain available for farming in 
perpetuity.

Priorities for land selection and protection with Greenprint funds are based upon parcel 
size, proximity to other protected lands, natural features of the land, anticipated 
acquisition costs, and other factors.  Farmland has been, and will continue to be, part of 
the Greenprint protected land.  In fact, the vast majority of the land purchased with 
Greenprint funds has been farmland:  1025 acres of farmland of a total of 1150 acres of 
all land purchased for protection.

There are two distinct ranking 
procedures used to evaluate land for 
participation in the Greenprint 
program.  One is focused on farmland 
and one on natural lands.  If the 
property contains elements of both, 
then both ranking procedures are 
used.  A pre-ranking process for 
farmland was developed as part of the 
Agricultural and Farmland Protection 
Plan, and will provide an initial filter 
to assist the Town as it evaluates 
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resident’s requests for participation in the Greenprint program.  The town currently has 
98 properties under review for funding.  As an example of the volume of the requests that 
have been received, a town-wide mailing in September of 2010 to117 Clarence  
landowners resulted in requests for consideration from 47 residents.  The farmland pre-
ranking will serve as a key layer of background information to help prioritize which 
properties should be considered for more detailed evaluation and protection through the 
Greenprint program. 

The Farmland Protection Plan Committee Members examined the full farmland ranking 
procedure and selected the top six features that they felt were the most critical for long 
term protection.  These six features were included in the pre- ranking tool with the goal 
of providing an objective quantifiable estimate of a property’s potential contribution to 
the future of farming in Clarence. 
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Clarence Farmland Protection/Greenprint  
Pre-Ranking Tool 

Property Owner:      Total score:
Address:
SBL #:         
Zoning: exclude commercial and industrial        

Date Completed:          Score

Soil quality:  Number of acres of prime soils on the parcel.
# of acres: _____ 

<25 acres           0 pt.  
 25-34 acres         10 pts. 
 35-49 acres         15 pts. 
 50 acres or greater        20 pts.  

Soil quality:  Number of acres of soils on the property that are “statewide important” 
and “prime where drained”.  

# of acres: _____ 

<25 acres         0 pt.  
 25-34 acres         5 pts. 
 35-49 acres          7 pts. 
 50 acres or greater        10 pts.  

Parcel size: Number of acres (including possibility of more than one parcel  
offered at the same time) # of acres:_____       

 10-24             5 pts.    
 25-34           10 pts. 
 35-49         15 pts. 
 50 and greater        20 pts. 

Number of acres of active farmland on the parcel      # acres _____    
 <25 acres         0 pt.  
 25-34 acres        10 pts. 
 35-49 acres        15 pts. 
 50 acres or greater        20 pts. 

Proximity to active agricultural land 
 >1 mile          0 pts. 
 ½ - 1 mile          5 pts. 
 ¼ - ½ mile         10 pts. 
 < ¼ mile but not adjacent       15 pts. 

Immediately adjacent        20 pts. 
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Proximity to already protected active agricultural land    
 >1 mile           0 pts. 
 ½ - 1 mile           3 pts. 
 ¼ - ½ mile           5 pts. 
 < ¼ mile but not adjacent         7 pts. 

Immediately adjacent        10 pts. 

In reviewing the Agricultural Soils Assessment map (Map 5 – Agricultural Soils 
Assessment Values) and the Farmland Protection Ranking map (Map 8 – Farmland 
Protection Ranking), it is apparent that the agricultural parcels with the best soils are also 
the parcels that ranked high for protection purposes.  Protecting the best land for food and 
fiber production is one result of this program.    

Analysis and Results of Greenprint Program 
In June 2012, the Town Board approved a $5.5 million bond resolution (the amount of 
unspent money from the original $12.5 million bond) for another 10 years in order to 
continue protecting land via the Greenprint Program.  This was good news for both town 
residents and farmers.  Analysis to date shows that the additional annual taxes paid by 
residents amounts to $14.10 per $100,000 of assessed value – significantly less than the 
original projection of $52 per $100,000 of assessed value (were the entire $12.5 million 
spent).  And, once properties have been resold, the cost per $100,000 of assessed value 
will decrease further.  Residents benefit from appreciating property values as this open 
space protection bolsters the community’s appeal as a place to live.   

The bulk of the Greenprint protected land has been 
farmland.  While the goal is to keep the land available 
for agricultural use, a significant bonus is the 
economic development aspect of protecting this land.  
Some of the landowners were farmers who sold the 
development rights and placed an agricultural 
conservation easement on the land limiting the use to 
farming in perpetuity.  In a 2009 New York State 
Department of Agriculture and Markets survey of 

farmers who had participated in the state Farmland Protection Program and sold 
development rights on farmland, 86% of the farmer respondents invested the money in or 
outside of the farm and paid off debt.  Presumably, much of the money that participating 
Clarence farmers received for selling development rights circulated through the local 
economy.  And as this Plan is in the final stages of development, a Greenprint farm has 
been approved for sale to a young beginning farmer couple with plans to establish a 
Community Supported Agriculture (CSA) farm on the property.  Because the 
development rights will be removed from the land, the land purchase is an affordable 
option for this couple – a situation that would certainly not have existed without the 
Greenprint Program. The Greenprint Program, begun ten years ago, has successfully 
survived growing pains and is poised to reap both land protection and economic rewards.   
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Public Participation
This plan will serve as a guide for continued support of farms in the Town.  The planning 
process helped to build community support and encouraged dialogue about farms and the 
important role that they play in the future of Clarence.  Public meetings and interviews of 
key individuals, as well as periodic meetings of the Farmland Protection Committee 
(FPC), gave farmers, non-farm landowners, and the non-agricultural community an 
opportunity to provide input about the strategies included in the plan.

A kick-off public meeting was held on 
April 7, 2011 to inform farmers and 
town residents of the planning process 
and to explain the tools available for 
protecting farmland.  On November 
29, 2011 farmers and landowners were 
given an update on the planning 
process and invited to review and 
provide comments on the draft 
strategies and actions.

Seven individual interviews were 
conducted in the summer of 2011 
(summary follows) and the FPC held over 5 working meetings to guide the process and 
provide comments on draft products.   

April 7, 2011 Public Meeting: 

• Presentation: Supporting Farms and Protecting Farmland in Clarence 
American Farmland Trust, Diane Held, Sr. New York Field Manager

• Town of Clarence Greenprint and How It Works with the Agricultural Planning 
Process
Western New York Land Conservancy, Nancy Smith, Stewardship Manager  

• Audience Input: Strengths, Weaknesses, Opportunities, Threats to Clarence 
farming  

November 29, 2011 Farmer/Landowner Meeting: 

• Review of Planning Process to date 
Diane Held, American Farmland Trust 

• Draft Recommendations for Review 
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• Update on Ranking of Farmland  
Nancy Smith, Western New York Land Conservancy 

June, 2011 Town of Clarence Public Hearing 

• History and review of agricultural planning process
Brad Packard, Town of Clarence Planning Department 

• PowerPoint presentation highlighting the draft Agricultural and Farmland 
Protection Plan  
Diane Held, American Farmland Trust, project consultant 
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SWOT Chart 
Developed from community input at the April 7, 2011 Public Meeting and with the 

Farmland Protection Committee’s input. 

Strengths

Ag districts offer important protections for 
farmers. 

Local right to farm law. 

Prime soils. 

Good growing climate. 

Proximity to markets. 

Subdivision splits have substantial review 
allowing for solid understanding of impacts 

Local officials supportive of agriculture 

Public supportive of agriculture 

Weaknesses  

Great deal of abandoned farmland due to poor 
drainage in town. 

Off-farm income necessary for farming to be 
viable.

Many of town soils only valuable when 
drained, which is costly. 

Soil drainage variability throughout the town. 

Opportunities

Awesome farmers market. 

Older farmers who know the town and the soils 
and can mentor new farmers. 

Having a successful Greenprint Program. 

Awareness and desire for healthier foods and 
organic foods. 

Can educate realtors about need for disclosure 
notice.

Celebrate farms and farmers. 

Local food trend and interest. 

Education that agricultural land is not just 
vacant, it is ‘working land’.   

Threats

Farms have to be profitable to be viable. 

Town property taxes are high. 

Geese and deer damage to crops. 

Public and farm operator safety with farm 
equipment on roads. 

Affluent neighborhoods where people do not 
understand normal farming practices. 

Residential areas encroaching on farmland. 

Lack of respect for farmers private property 
rights with regard to trespassing.

Water and sewer lines that increase costs to 
live in town and threaten growth in agricultural 
areas.
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Summary of Farm Community Comments 

Seven interviews of town farmers, and others knowledgeable and interested in 
agriculture, were conducted in the summer of 2011.  Interviewees were asked to provide 
input on what the Town could do to help support agriculture. Also, on November 29, 
2011, a meeting of approximately 30 interested farmers and farm landowners was 
conducted to capture input from a broader audience.  Following are highlights from these 
discussions.

Improving drainage in the town, by cleaning ditches, was the single most mentioned 
recommendation. The frustration with overgrown ditches was particularly acute in the 

northern portion of the town.  Some farmland has 
been lost in that part of town due to successive 
growth on land areas that have become too wet to 
farm due in part to clogged drainage outlets.
Development patterns have also contributed to poorer 
drainage and to more nonfarm landowners who may 
not have the knowledge or equipment to maintain 
ditches on their property.  Currently, the town is 
conducting a drainage study that will result in a 
drainage plan.  Farmers recommended that they be 

consulted as part of the study, in order to more effectively target efforts to assist 
agriculture.  Improved ditch maintenance will benefit nonfarm landowners as well.  Other 
suggestions to improve the drainage problems included a town cost share program for 
tiling farm fields and for removing trees near ditch areas to improve access for 
maintenance; production of a wetlands map for the town; and, creation of a “right to 
drainage” law modeled after a “right to farm” law that could give private landowners 
additional ditch maintenance rights. 

Let’s have the best ditches. 

While the Clarence Greenprint program is viewed as a benefit to agriculture in the 
town, the farm community felt strongly that there is a need to develop a formal 
process to incorporate farmer review.  The Farmland Protection Committee was 
suggested as the appropriate entity to be included in the process.  The stated purpose for 
protecting farmland in the town was to save the good land and to protect open space 
vistas.  Concern was expressed that the town not just fund potential “estates”, but that 
viable agricultural land be protected in contiguous or target locations rather than scattered 
parcels throughout the town.  It was suggested that purchasing the development rights on 
private farmland would be a more affordable option for the town rather than purchasing 
farmland outright, removing it from the tax roles, and incurring maintenance expenses.    

The ag community should have input in choices of protected farmland. 
 

The Town shouldn’t be the largest landowner in Clarence. 
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Continued loss of good farmland in the town to development, despite progress in 
permanently protecting land through the Greenprint program, is of concern to the 
farmers. Along with losing farmland, the impact of more homes increases land values.  
And, this translates to a higher cost for farmers to rent land, landowners who do not want 
to extend long-term leases, and in some cases, landowners who do not want to lease 
farmland at all.   

Access to good land is a problem in the town.  
 

Excellent farmland is being sold for housing developments. 

The Town’s close proximity to a significant percentage of the county population is 
an opportunity to increase direct marketing of agricultural products.   Specifically,
the town could work with the Clarence Hollow 
Farmer’s Market to develop and fund promotional 
efforts to encourage more vendors and more customers.  
Farmers would also benefit from town-sponsored 
educational events focused on marketing.  And hosting 
town agritourism events would cultivate a base of 
public understanding and support for farming in 
Clarence.  As the town population has grown, and 
farmers interact more frequently with people who are 
new to farming, it becomes imperative that agricultural 
practices and the benefits of farms are well understood.  
This includes informing residents of the need to be 
cautious of farm equipment on the roads and at bike 
path crossings.  And the right-to-farm protections 
provided in the state-certified Agricultural District are 
considered critical to town farm operations.       

Clarence has a good clientele to sell our product to.  

Farmers in Clarence are looking forward to having a voice in town decisions that 
affect agriculture via the newly created Farmland Protection Committee. Assigning
the committee tasks, such as a role in the Greenprint review process, is key to formalizing 
their role.  Holding an annual farmer/landowner meeting to solicit input from the farm 
community was considered an important outcome of this planning process.

The markets and the land are here in Clarence. 

*All quotes are from interviewees. 
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Strategies to Protect Farmland and Support Farms 
Vision:

The Town of Clarence will have viable farms that are good stewards of the land.
Permanently protecting farmland through the Greenprint Program will continue to be a 

priority for the Town.  Farms will be celebrated for all that they contribute to the 
community: economic value, scenic vistas, wildlife habitat, and local foods.

Strategy A: Protect farmland: Sustain no net loss of farmland in the Town of 
Clarence during the next decade, from 2012 to 2022.  The number of 
farmland acres in the town in 2012 totaled 4,344. 

Clarence lost 553 acres of farmland, 12% of the farmland base, from 2000 to 2010.  In 
the decade from 2000 to 2010 the population of the town grew by 17%.  To stem the loss 
of farmland and open space, town residents approved a bond for $12.5 million in 2002 
which funded the Clarence Greenprint Program.  As of 2012, 1025 acres of farmland had 
been purchased with Greenprint funds and were in the process of being permanently 
protected using conservation easements. 

Protecting farmland requires the use of multiple tools – permanent land protection is the 
strongest tool but is not the only tool that should be used.  An active, engaged farm 
community with a ‘voice’ is vital to ensure that farms and farmland are supported and 
protected.

 Actions to protect farmland: 
1. Recognize the Farmland Protection Committee (FPC) as a permanent 

committee with an identified role to inform the Town Board about 
agricultural issues, and to make recommendations to address these 
issues.  Have the Town Board approve the Committee in this capacity.   

2. Formalize the Farmland Protection Committee’s advisory role in the 
Greenprint process to: 

a. select farmland to protect using parcel ranking criteria 
developed through this planning process, and 

b. review the agricultural easement template. 
Work with the Recreation Committee to develop a mutually agreed 
upon review process that incorporates the FPC.  

3. The Farmland Protection Committee will sponsor an annual 
farmer/farm landowner meeting where farm needs can be discussed 
and prioritized for ongoing town action.  Giving the farm community a 
‘voice’ may be the most important accomplishment of this planning 
process.  Clarence’s growing population is dominated by people who 
are unfamiliar with agriculture and farming practices and needs.  The 
farm community must be unified and have a formal process in place to 
be heard. 
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4. Adopt the Clarence Agricultural and Farmland Protection Plan (AFPP) 
as part of the Town Master Plan.  The AFPP should be reviewed and 
updated as part of the Master Plan review cycle.  Including the AFPP 
in the comprehensive planning process, sends a clear message that 
agriculture is a priority business and land use in the Town of Clarence.

5. Develop a program to keep private land that is currently not eligible 
for agricultural assessment mowed and “farm ready”.  Develop 
eligibility criteria and ‘farm ready’ criteria.  Set a rental rate for land 
that is kept in a farmable state.  Identify a minimum rental period for 
the land and formalize an agreement between the town and the 
landowner to pay the rental fee for the specified time period in 
exchange for the landowner meeting certain land maintenance 
standards.

6. Encourage land leasing of farmland.  Approximately 37 % of farmland 
in Clarence is rented.  This land, by its very nature, is the least secure.
Agricultural assessment* reduces landowner’s property taxes and is an 
incentive to keep land in agricultural production.  Have FPC members 
communicate with landowners who are not receiving agricultural 
assessment to encourage farmland leasing and to explain the benefits 
of, and requirements to, receiving agricultural assessment.  

Agricultural assessment: Farmland is assessed at its use value based on 
soil type values determined by New York State.  Landowners must visit 
the Soil and Water Conservation District office to determine soil types 
and associated acreages on their land, and then file Form RP-305 with 
the town assessor.  Eligible land must be seven acres or more with the 
operating farm grossing at least $10,000 of annual agricultural sales, or 
less than seven acres with the operating farm grossing at least $50,000 
of annual agricultural sales.  Horse boarding operations must also board 
at least 10 horses.  

7. Approve a local law amendment for the code revisions outlined in the 
Code Review of this plan. 

Implementation Responsibility:  Farmland Protection Committee, Planning Department, 
Town Board, Planning Board, Recreation Committee, Western New York Land 
Conservancy,

Budget Considerations: Cost associated with program to keep land ‘farm ready’.   

Funding Resources: Town property taxes.  Other town funds. 
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Strategy B: Plan for infrastructure: Institute infrastructure planning that formally 
and routinely considers the needs of agriculture with regard to drainage, 
roads, utility lines, water, and sewer in any town zoning districts that 
allow farms. 

Farms are businesses that, like other businesses, need to be a part of the infrastructure 
maintenance and expansion review process.  Roads and ditches need to be maintained, 
and water line and sewer expansions need to be avoided in agricultural areas.  If the 
scenic landscape of the town is to remain, farms must be viable.  Addressing agricultural 
needs in infrastructure planning is a necessary component of this viability. (Map 9 - 
Infrastructure) 

Actions to plan for infrastructure: 
1. Address drainage concerns of the farm community to keep ditches, 

streams and waterways clean on public and private property. 
a. Establish an agricultural drainage working group of the 

Farmland Protection Committee, which will inform the FPC of 
drainage maintenance needs specific to agriculture.  The FPC 
will be responsible for prioritizing and sharing these needs with 
the Town Board.  The drainage working group will 
communicate with private landowners to assess concerns and 
needs.

b.  Have the drainage working group review and comment on the 
draft ditch maintenance plan (due in spring 2012) being 
developed as part of the town drainage study. 

c. Institute a cost share program that would help landowners to 
develop primary drainage ditches on their properties and that 
would be part of the town ditch maintenance plan.  Seek input 
from the Erie County Soil and Water Conservation District.  

d. Collaborate with the county to ensure that county-maintained 
ditches in the town are cleaned as necessary in order to 
improve drainage on farm fields and reduce conversion of land 
to wetlands.  This could be a system in which the Town cleans 
county ditches and is reimbursed for doing so. 

2. Notify the Farmland Protection Committee of any proposed 
infrastructure changes in the Agricultural Flood Zone or the 
Agricultural Rural Residential Zone.  Have the FPC review any 
Agricultural Data Statements* that are filed with the town pursuant to 
Agricultural and Markets Law requirements. Provide the committee’s 
recommendations, regarding infrastructure changes or Agricultural 
Data Statements, to the Planning Board and the Planning Department. 

*Agricultural Data Statements: Per Agriculture and Markets Law an 
application for a special use permit, site plan approval, use variance, or 
subdivision approval that requires review and approval by the planning 
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board, zoning board of appeals, or town board, and that is within five 
hundred feet of a farm operation located in an agricultural district, shall 
include an agricultural data statement. The Ag Data Statement should 
include a description of the proposed project and its location on a map 
showing the site of the proposed project relative to the location of farm 
operations. 

Implementation Responsibility: Farmland Protection Committee, Planning Department, 
Highway Department, Engineering Department, Town Board, Erie County Highway 
Department, Planning Board. 

Budget Considerations: Expense of cost share program.   

Funding Resources: Town funds.  County funds.

Strategy C: Promote agriculture: Inform the public about the variety of contributions 
farms make to the town, and what agricultural practices to expect in a 
farm community.  Include youth and youth agricultural programs in town 
efforts to promote farms and agricultural events.

Clarence is an urban edge town with many residents who have not lived in the town for 
long and are not familiar with farms or normal farming practices.  Without a targeted 
effort to educate and inform town residents about farming practices, the potential for 
conflicts between farm and non-farm neighbors increases and, more importantly, there 
may be little public support for planning efforts that consider agricultural needs.   

Promoting Clarence farms and farm products creates a ‘teachable moment’ for the public 
– a chance to make the connection between the food that they eat and the farms that grow 
that food.

 Actions to promote agriculture: 
1. Develop a youth community service program in collaboration with the 

local youth bureau, 4-H, Farm Bureau, and local schools to educate 
and involve town youth in agriculture.  Projects include:

a. Promoting youth agriculture programs such as 4-H.   
b. Incorporating additional youth programs and educational 

opportunities into the Clarence Hollow Farmers’ Market. 
c. Working with Farm Bureau’s Ag in the Classroom program. 
d. Developing a school garden program with local schools. 

2. Develop an ongoing working relationship with the Clarence Bee.
Identify a farm community member who will serve as a media liason 
to the Clarence Bee to assist in developing interesting, informative, 
accurate stories about farming in Clarence. 
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3. Create an agricultural section of the town webpage to promote food 
and farming events, advertise agricultural meetings, educate residents 
about farming practices, and share accomplishments of the FPC and 
the Greenprint Program.  Also create a link to the Clarence Hollow 
Farmers’ Market webpage. 

4. Assist the Clarence Hollow Farmers’ Market with efforts to grow the 
market and to expand opportunities for town residents to purchase 
local farm products.  Identify a funding source to assist the Market 
with promotional efforts.    

Implementation Responsibility: Farmland Protection Committee, Clarence Hollow 
Farmers Market, 4-H, Farm Bureau, local schools, Town Youth Bureau, Clarence Bee, 
Planning Department. 

Budget Considerations: Webpage expansion cost.  Farmers Market promotion. 

Funding Resources: Grants.  Local foundations.   
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 Agricultural Review of
The Town of Clarence Code 

INTRODUCTION
Often in local planning, agriculture has been considered a temporary land use until 
conversion to the ‘highest and best use’ takes place.  Towns are beginning to understand 
the many benefits that farms and farmland provide: farms create jobs, stimulate the local 
economy, provide open space and scenic vistas, maintain lower property taxes, and 
supply fresh, local foods.  Supporting the long term viability of farms is a growing 
priority for many communities. 

New York State’s Agricultural Districts Law (Article 25-AA of the Agriculture and 
Markets Law) was enacted to help keep land in active agricultural production and to 
provide protections for farms in state-certified, county-adopted agricultural districts.  The 
Town of Clarence adopted local right-to-farm provisions in town law which recognize 
agriculture’s contributions to the community.  Clarence should continue to review new 
local laws in order to minimize unreasonable restrictions that can negatively impact the 
viability of farms.   

The following review of the town code makes recommendations (in italics) for changes 
that will support the viability of agriculture in Clarence and that can help to reduce any 
zoning conflicts with New York State Agriculture and Markets Law. 

TOWN CODE REVISIONS 

� Part II General Legislation: 
� Chapter 96: Farming 
� States support for agriculture and reducing the loss of agricultural resources.

Defines agricultural terminology.  Includes a Right-to-Farm declaration.  
Instructs Town officers and boards to consider agricultural impacts when a 
land use change is requested within one mile of an existing farm.  Establishes 
an informal dispute resolution process. 
• Amend the dispute resolution committee make-up to include 

representation from the Farmland Protection Committee.  Amend the 
required number of committee members to a minimum of 3. 

� Chapter 229: Zoning 
� 229-2.C. Purpose

• Add an agricultural statement in the purpose.  The phrase in bold is an 
example:  

“To these ends, the Zoning Law, Districts, and Maps have been prepared 
with due consideration of future growth; the promotion of a sensible built 
environment, which respects local and regional architecture; the 
promotion of an integrated and balanced transportation system based on 
pedestrian, transit, and automobile use, the adequate provision of water 
and sewer infrastructure, schools, parks, and other public necessities; 
the promotion of viable farms and protection of agricultural 
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resources; and for the preservation and enhancement of the natural 
environment through the protection and replenishment of forests by 
landscaping of the public realm and supplemental plantings for projects 
which reduce existing tree cover resources.” 

� 229-14. A-C. Vibration, Noise, Odor
• Add language such as “Vibrations/sounds/odors created by farmers 

necessary in the operation of a farm are permitted.”

� 229-26. A-FZ Agricultural Flood Zone: Intent
• Include a statement that agriculture is the primary land use in the zoning 

district such as:
“The purpose of the Agricultural Zone is to assure a proper economic 

and physical environment for continued agricultural use of land and other 
nonextractive natural resource land uses; to maintain an open rural 
character to viable agricultural areas; to assure compatible types and 
densities of development on lands that are usable for agricultural 
pursuits; and to minimize other land uses incompatible with farming. 
Persons and entities not engaged in agricultural pursuits in the 
Agricultural Zone should be aware that the primary intention of the zone 
is to permit usual acceptable farming and farming practices…  
Accordingly, any person or entity residing or working in an Agricultural 
Zone should anticipate these types of concerns and recognize that such 
are the by-product of zoning an area in the Town where agricultural 
endeavors are encouraged to thrive…” 

Town of Ithaca Code, Chapter 270, Zoning/ Art. VI, Agricultural Zones 

� 229-33. A. Building height 
• Allow agricultural support structures taller than 35 feet. 

� 229-36. A-RR Agricultural Rural Residential: Intent 
• Include a statement that agriculture is a primary use in the zoning district 

such as:
"The purpose of the A1–Agricultural District is to protect the 
agricultural production resources of the Town of Ulysses as seen 
today in viable agricultural operations, and the agricultural 
heritage of the Town as seen today in the variety of land uses 
and the openness of agricultural fields."   

Town of Ulysses Zoning Law Art. V, Sect. 5.1 

� 229-38. B. Turf farming 
• Do not require a special exception use permit for turf farming.

� 229-43. A. 1.
• Allow agricultural support structures taller than 35 feet.

� 229-44. D.
• Allow an accessory structure to be erected on agricultural land that is 

without a primary structure.
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Full Build-Out Analysis 
Residential development rates and the desire to maintain a balanced growth pattern were 
both major considerations that led to the creation and adoption of the Town of Clarence 
Master Plan in 2002. Prior to the adoption of the Master Plan, the number of residential 
building permits issued per year had steadily increased. Figure 1, Residential 
Construction, provides a clear illustration of this rapid residential growth from 1980 to 
2000.

Figure 1. 

Development rates peaked during this time but the conversion of vacant and active 
agricultural land to residential uses gained momentum earlier, beginning in 1960. The 
loss of prime and important farmland negatively impacted the local agricultural economy 
and resulted in the permanent loss of good farmland. At the same time, significant 
residential development continued in areas of the town not serviced by sewers. This 
resulted in dense areas of residential development using septic systems, located in areas 
of the town that were removed from population centers with public infrastructure. In an 
effort to address this, the Master Plan recommended zoning changes requiring a more 
thorough subdivision review process and increasing minimum land area and road 
frontage requirements. The Town Code was amended in 2005 requiring 1.33 acres and 
150 feet of public road frontage for the subdivision of individual building lots. This effort 
has slowed the rate and density of residential development in agricultural areas that are 
removed from core infrastructure service areas.  

By reviewing existing vacant property in the town, and considering current development 
density regulations, the Office of Planning and Zoning generated a potential full build-out 
analysis that is based on current code restrictions and sewer capacity.  Figure 2 identifies 
current land use by zoning category in the town, and Figure 3 illustrates available vacant 
land within each zoning category.   
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Figure 2.

LAND USE, BY ZONING CATEGORY 
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Figure 3. 

VACANT LAND, BY ZONING CATEGORY
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Figure 4 was generated by calculating the available vacant land within each zoning 
category and then establishing a residential lot yield and commercial building square 
footage potential.

Figure 4. 

The final analysis suggests the potential of an 
additional 4,480 housing units given current 
infrastructure constraints and available 
capacity. As of the 2010 Census there were 
9,497 housing units in the town.  Existing 
agricultural zoning classifications contain a 
majority of the large lot vacant acreage 
available for residential development. It is 
imperative that the sanitary sewer 
prioritization strategy outlined in Master Plan 
2015 is adhered to, as this will maximize 
existing infrastructure investments and 
minimize sprawling growth into agricultural 
areas. Total potential build-out capacity will 
increase greatly if sewer infrastructure 
expands into agricultural areas. The Master 
Plan is critical of this possibility as it will 
increase the rate and total loss of prime 
agricultural lands. 
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