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1.0 PROJECT DESCRIPTION 

1.1 Introduction 

The Applicant, VIP Subaru Wappinger, LLC, is seeking amended site plan and amended 
special use permit approval from the Town of Wappinger Planning Board to expand the 
existing facility for additional motor vehicle sales, service and parts storage area. Additions to 
the existing building would include a 714 SF (1 story) addition to the north side of the building, 
1,382 SF (1 story) addition to the south side of the building, and a 15,886 SF (1 story) addition 
to the east side of the building. The project site is located at 1162 US Route 9 in the Town of 
Wappinger, Dutchess County, NY (Tax Parcel 6157-04-659168).  

The project site is located on a 6.314-acre parcel within the Highway Business (HB) Zoning 
District. A motor vehicle sales establishment is permitted per Zoning Section (ZS) 240-67 with 
a special use permit and site plan approval by the Planning Board. Currently, the facility is 
comprised of 23,008.5 SF of gross floor area (GFA) (18,659.7 SF footprint) (including 11 existing 
vehicle service lifts) and 442 parking spaces (27 employee, 137 employee controlled, 10 
customer, 268 inventory/storage spaces) and currently operates 9AM to 7PM Mondays-
Thursdays, 9AM to 6PM on Fridays, and 9AM to 5PM on Saturdays. There are 40 existing 
employees. The Applicant previously received amended site plan and special use permit 
approval for the project on May 6, 2021, to install display areas and Subaru signage. 

In addition to the building additions, the proposed project includes parking, lighting, 
landscaping, drainage, and utility modifications. The building expansion will facilitate for 
continued motor vehicle sales, parts storage and service area (including 25 new vehicle 
service lifts and 1 new alignment bay). The project also includes six new building vehicle 
entrances, and repaved and reconfigured vehicular connections to the building addition. 
Additional parking and circulation area will be constructed to the north, east, and south sides 
of the property. No changes are proposed to the west side of the property that faces NYS 
Route 9. The access off NYS Route 9 serving the facility will not be changed. The modified 
facility will include 424 parking spaces to be used for 10 customer, 27 employee, 113 
employee controlled, and 274 inventory spaces, which complies with zoning.  

There is no change in existing hours of operation. There is no proposed change in the number 
of employees.  

The proposed ground disturbance will be 1.74 acres, which is an increase of 0.79 acre from 
the prior approved site plan. The proposed increase in impervious surface will be 0.36 acres. 

The Full Environmental Assessment Form (FEAF) was completed utilizing the NYSDEC EAF 
Mapper. The EAF Mapper tool sometimes indicates limited availability for certain digital data. 
This FEAF narrative is provided for certain responses to provide clarification of or reference 
used for the response 

 



Wappinger Subaru 
Full Environmental Assessment Form (FEAF) and Report   
 
 

2 
 

1.2 Additional Approvals, Consultations and Referrals 
 
The following approvals are required for the implementation of the proposed project: 
 

1. Amended special use permit by the Town Planning Board; 
2. Amended site plan approval by the Town Planning Board; 
3. Area Variance approval by the Town Zoning Board of Appeals; 
4. GML 239 Referral to Dutchess County Department of Planning and Development 
5. MS4 Acceptance 

2.0 ENVIRONMENTAL ASSESSMENT 

2.1 Land Use, Zoning and Public Policy 

2.1.1 Land Use 
 
The project site is located on the east side of US Route 9, which is the Town’s major 
commercial corridor and a regional center for commerce. The land uses located within 1,000 
feet of the project site are characterized by local and regional commercial uses (including 
other car dealerships), residential low density, and vacant areas (see Figure 5).  
 
The Subaru dealership facility is permitted by a special use permit in the Highway Business 
(HB) Zoning District. The modification of the facility will result in revitalizing the site. 
Furthermore, the use is consistent with those in the surrounding neighborhood and one which 
will contribute to the local tax base. Therefore, no adverse impacts to land use are anticipated 
to occur. 

2.1.2 Zoning 
 
The project site is located within the Highway Business (HB) Zoning District and a motor 
vehicle sales establishment is permitted with a special use permit and site plan approval by 
the Planning Board (per Zoning Section 240-67 of the Town of Wappinger Zoning Code).  
 
Zoning Code Section 240-67 includes the following requirements: 
 
A. The minimum lot area shall be three acres. 
 

The project complies. The site is 6.31 acres. 
 
B. Ten visitor parking spaces, plus two parking spaces for each three employees, shall be 
provided. Vehicles awaiting repairs shall be located in an area that is screened from public view. 
 

The Applicant proposes to decrease the amount of parking from 442 existing parking 
spaces (including 10 customer, 27 employee, 137 employee controlled, and 268 
inventory spaces) to 424 proposed parking spaces (including 10 customer, 27 
employee, 113 employee controlled, and 274 inventory spaces). Parking will be 
reconfigured and restriped. The Town Code requires that 37 parking spaces be made 
available for this project (40 employees x (2 spaces/3 employees) = 27; 10 customer 
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parking spots for motor vehicle sales establishments; 27 + 10 = 37 spaces total 
required). Since the project proposes 424 parking spaces, this requirement is met. 
 
The project will comply with landscaping and screening requirements. 

 
C. Overhead garage doors providing access to maintenance and repair facilities shall not be 
located facing any street and shall be visually buffered from surrounding residential districts. 
 

The existing car dealership has an overhead garage door to a service bay which faces 
Route 9; therefore, this is an existing nonconforming condition. The Applicant does not 
propose any changes to this garage door as part of the project. New garage doors will 
face north and south which do not face any street and will have visual buffers from 
the surrounding residential districts. 

 
D. It has been determined by the Wappinger Town Board that large unbuffered expanses of 
parked, stored and/or displayed vehicles represent an impairment to the visual environment of 
the Town. The Town Board's purpose in promulgating the following provisions is to minimize such 
impairment while balancing the rights of the business community with those of the general 
public. The number of vehicles on any given site shall not exceed a maximum of 70 per gross 
acre; this maximum density pertains to all vehicles on the site, including but not limited to display, 
storage, repair, customer and employee vehicles. Said vehicles shall be confined to the portions 
of the site designated for them on the approved site plan. Further, the parking, storage and 
display of vehicles along the site's roadway frontage(s) shall not exceed a maximum of one 
vehicle for every 40 feet of frontage. The densities of vehicles specified in this section may be 
achieved if, in the Planning Board's opinion, the site can accommodate such densities without 
resulting in adverse visual impact; the site characteristics to be evaluated in this regard shall 
include but not necessarily be limited to the size and shape of the lot, the size and shape of the 
building, existing and proposed vegetation and the site's topography. The Planning Board shall 
also have the authority to require berming and/or substantial year-round vegetative screening 
along the site's frontage(s) where the Board deems that a sufficient display of vehicles is 
achieved. Further, the Planning Board shall have the authority to determine whether any outdoor 
lifts for the parking, display or storage of vehicles shall be permitted. 
 

The project complies. The number of vehicles is 67 per gross acre (424 proposed 
parking spaces / 6.31 acres = 67 vehicles/acre), which complies with this requirement. 
The site design provides 424 vehicles on site where 37 vehicles would be permitted. 
The Applicant received site plan approval on May 6, 2021 to install display areas. The 
currently proposed project includes building expansion to the north, east, and south 
sides of the building and additional parking and circulation to the north, east, and south 
sides of the property. No changes are proposed to the west side of the property that 
faces NYS Route 9. 

 
E. All automobile parts, partially dismantled motor vehicles or similar articles shall be stored 
within a building. All repair and service work shall be conducted entirely within either a building 
or, where deemed appropriate by the Planning Board due to such factors as the size of the 
property involved and/or its location, shall be conducted entirely within a fenced-in area in which 
such work is visually screened from all adjoining properties and roadways. Vehicles requiring 
such work shall not be stored outdoors for a period exceeding 14 days, unless such vehicles are 
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entirely located within a fenced-in area and are visually screened from all adjoining properties 
and roadways.  
 

The project will comply. 
 
F. Use of a building for residence or sleeping quarters shall not be permitted.  
 

The project does not include a residence or sleeping quarters. 
 
G. Notwithstanding requirements to the contrary, the sale of small motor vehicles less than 1,500 
pounds' gross weight, such as go-carts, jet skis, and motorcycles, shall be permitted and 
regulated as a retail use, provided there is no outdoor storage; the floor area for the use is less 
than 5,000 square feet; and, with the exception of the minimum acreage requirements, the use 
meets all other requirements of § 240-67. 
 

The project does not include the sale of small motor vehicles less than 1,500 pounds 
gross weight. 

 
The Applicant is considering new signage for the dealership which may require area variance 
approval from the Town Zoning Board of Appeals. If required, an application for area variance 
approval will be made to the Town Zoning Board of Appeals. 

2.1.3 Public Policy 

Town of Wappinger Comprehensive Plan, adopted 2010 
 
The 2010 Town of Wappinger Comprehensive Plan identifies the project site as being located 
within the Route 9 corridor of the Town, which is described as a strip commercial 
development corridor. The Plan identifies a strong consensus in the Town that any future 
development of commercial land uses should be well designed to fit in with the sites and 
should preserve and promote positive neighborhood/district features so that community 
character and appearance are protected and enhanced.1 The Plan allows for the continued 
commercial use of areas in the Route 9 corridor, and explicitly states that businesses will be 
encouraged to make more efficient use of existing commercial areas.2   

The proposed action is consistent with the emerging centers discussion within the 
Comprehensive Plan as it would result in infill redevelopment on a site that was previously 
occupied by a car dealership. The project site is located within the Town’s Highway Business 
Zone, and the proposed project will bring continuity to the area as there are other car 
dealerships nearby.  

 
1 2010 Town of Wappinger Comprehensive Plan, pg. 44. 

2 2010 Town of Wappinger Comprehensive Plan, pgs. 50, 94. 
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2.2 Utilities 

2.2.1 Water and Wastewater 

The project site is not located within any of the Town's Water Districts; however, water supply 
will be provided through an existing private well and the current connection will be 
maintained. According to the 2014 Engineer’s Report for the project site, the existing well has 
been tested and stabilized a yield of 16.5 gallons per minute (gpm) for maximum pumping 
capacity. The anticipated average daily wastewater flow for the existing car dealership is 
approximately 835 gallons per day (gpd) as per the 2014 Engineer’s Report. The number of 
employees for the proposed project conditions is the same as the existing dealership 
operations; therefore, the water usage is anticipated to be sufficient for the expanded facility.  

The expanded facility will include a new bathroom with three toilets, four urinals, and four 
sinks  to be connected to the existing private septic system. There is one existing car wash 
bay, but there are no changes to the existing wash bay or additional wash bays proposed as 
part of this project. There is no proposed increase in car washing activities as part of this 
project either. The existing septic system was built for 40 employees and the new dealership 
will maintain that number; therefore, the wastewater usage is not anticipated to increase. It is 
not anticipated that any of the proposed improvements will result in an increase in water or 
wastewater usage. 

2.2.2 Stormwater 
 
Although the building footprint will increase by approximately 78%, it will displace mostly 
existing impervious surface (i.e. parking and internal drives). As stated above, impervious 
coverage will only be increased by 11% or 0.36 acres. Currently, there are 3.26 acres of 
impervious on site. With the proposed project, an additional 0.36 acres of impervious will be 
added for a new total impervious of 3.62 acres.   
 
This project is located within the Town of Wappinger, which is a regulated, traditional land 
use control Municipal Separate Stormwater Sewer System (MS4). Existing wet ponds have 
been regraded and expanded to accommodate new impervious, and the porous pavement 
section at the back of the site has been modified to account for the additional impervious 
area. The Applicant is modifying drainage on-site with new drainage structures and drainage 
lines. Stormwater flow will still continue to drain in the same pattern. A Stormwater Pollution 
Prevention Plan (SWPPP) has been prepared in conformance with the most current New York 
State Stormwater Management Design Manual and New York State Standards and 
Specifications for Erosion and Sediment Control and submitted to the MS4 for approval. With 
the SWPPP, the proposed action will not result in significant adverse impacts related to 
stormwater. 
 

2.3 Traffic and Parking 
 
The proposed amended site plan will not change the project’s impact on transportation as 
there is no proposed change in access, circulation or employees. Although the number of 
service bay lifts and building area are increasing, the number of employees will remain the 
same.  
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According to the Institute of Transportation Engineers (ITE) Traffic Generation Manual, 11th 
Edition, an Automobile Sales facility (Land Use Code 840) is expected to generate 2.15 
vehicle trip ends (vtes) per 1,000 square feet (SF) of gross floor area (GFA) per weekday a.m. 
peak hour of adjacent street traffic and 2.65 vtes per 1,000 SF of GFA per weekday p.m. 
peak hour of adjacent street traffic. Since the new building addition is approximately 17,982 
SF GFA, approximately 39 vtes per weekday a.m. peak hour and approximately 48 vtes per 
weekday p.m. peak hour are estimated to be generated of adjacent street traffic. 
 
When considering the number of additional service bays as the independent variable for 
calculating the estimated traffic generation instead of square footage (25 new vehicle 
service lifts and 1 new alignment bay), the number of trip ends slightly increases, but is still 
below the industry threshold of 100 vte per peak hour of adjacent street traffic that would 
warrant a detailed traffic analysis. According to the Institute of Transportation Engineers 
(ITE) Traffic Generation Manual, 11th Edition, an Automobile Sales facility (Land Use Code 
840) is expected to generate 2.36 vtes per additional car service bay per weekday a.m. peak 
hour of adjacent street traffic and 3.17 vtes per additional car service bay per weekday p.m. 
peak hour of adjacent street traffic. Since the project entails the addition of 26 car service 
bays, approximately 61 vtes per weekday a.m. peak hour and approximately 82 vtes per 
weekday p.m. peak hour are estimated to be generated of adjacent street traffic. 
 
Therefore, whether using the additional square footage or service bays as the independent 
variable, the estimated amount of additional adjacent traffic during the peak hours is below 
the NYSDOT and ITE threshold for warranting a detailed traffic analysis (100 peak hour trips). 
Therefore, the proposed project is not anticipated to adversely affect the traffic operations 
on the surrounding roadway network. 
 
The Applicant proposes to decrease the amount of parking from 442 existing parking 
spaces (including 10 customer, 27 employee, 137 employee controlled, and 268 inventory 
spaces) to 424 proposed parking spaces (including 10 customer, 27 employee, 113 
employee controlled, and 274 inventory spaces). Parking will be reconfigured and restriped. 
The Town Code requires that 37 parking spaces be made available for this project (40 
employees x (2 spaces/3 employees) = 27; 10 customer parking spots for motor vehicle 
sales establishments; 27 + 10 = 37 spaces total required). Since the project proposes 424 
parking spaces, this requirement is met and no significant adverse impacts are anticipated. 
 

2.4 Noise and Lighting  

2.4.1 Noise 

The proposed action is not anticipated to result in an increase in noise levels above local 
ambient noise levels, since local ambient levels are based on traffic and other commercial 
uses located along the Route 9 corridor. All repair activities occur indoor. 

The proposed demolition and construction activities may result in temporary noise that 
exceeds local ambient noise levels.  These activities will be limited to the hours of 7AM to 
7PM on weekdays and 9AM to 6PM on weekends, which complies with Chapter 166 of the 
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Town Code. Therefore, the proposed project is not expected to result in any adverse impacts 
with regard to noise.  

2.4.2 Lighting 

Some of the existing light poles will be relocated and eight (8) new wall-mounted light fixtures 
will be installed. The location of lighting fixtures will be slightly modified to luminate the 
parking area as opposed to external entrances. The proposed action will comply with Town 
regulations and International Dark Sky Association (IDSA) requirements. Lighting will be 
downward-directed and will be of such type and location in accordance with the Town Code. 
All exterior lighting will be directed away from adjoining streets and properties and will not 
cause any objectionable glare observable from such streets or properties. 

2.5 Solid Waste 

Solid waste generated in Dutchess County is typically transported by a licensed waste hauler 
to the Dutchess County Resource Recovery Agency (DCRRA) Facility for disposal or recycling. 

According to the Development Impact Assessment Handbook, Urban Land Institute, 1994, a 
retail use would generate 0.001± tons of solid waste per retail employee per day, which 
results in 0.04 tons per day or 1.2 tons per month for the proposed Subaru dealership’s 40 
employees. The DCRRA facility is expected to have sufficient capacity to accept solid waste 
from the proposed project.   

Demolition debris will be transported to the DCRRA facility or to a licensed construction and 
demolition (C&D) debris landfill.  Therefore, no significant adverse impacts related to solid 
waste are anticipated as a result of the proposed project. 

2.6 Soils and Water Resources 

2.6.1 Soils 
 
The following table provides the soil characteristics for each soil type expected to be found 
on the project site, according to the USDA Natural Resources Conservation Service website 
(see Figure 5). 

 
Table 1: Characteristics of Anticipated Soil Types within Project Area 

 
% of  
SITE 

 
SOIL 
SYMBOL 

 
SOIL TYPE 

 
SLOPES 

 
DRAINAGE 

DEPTH 
TO 
WATER 
TABLE  

DEPTH 
TO 
BEDROCK  

93 DwB Dutchess-Cardigan 
complex, undulating, 
rocky 

1-6% Well 
drained 

> 80 
inches 

20 to 40 
inches or 
>80 
inches 

7 Ur Urban land     

The large majority of the proposed site consists of Dutchess-Cardigan soil type, which is 
classified as areas of prime farmland. Urban Land is described as areas covered by buildings, 
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streets, parking lots and other impervious surfaces, which obscure soil identification, so that 
the actual identification of the soil is not determined for this portion of the site.  

Although the USDA Soil Survey shows that shallow bedrock may be present in the project 
area, soil conditions were found to have a greater depth to restrictive layer during exploratory 
work for the original car dealership approval in 2014. However, if any shallow bedrock is 
encountered, then the project may utilize mechanical ripping. No blasting is anticipated; 
therefore, the proposed project will not result in any significant adverse impacts related to 
soil conditions.  

2.6.2 Wetlands and Water Resources 

According to NYSDEC Wetland and Stream information available through GIS (Figure 3), the 
EAF Mapper, and Environmental Resource Map (Figure 6), there is there are informational 
wetlands shown on site. Wetlands were previously delineated on site and there is a 0.61-acre 
federally mapped wetland (freshwater forested/shrub wetland (PSS1E)), that was filled as 
part of the prior approved plan to facilitate the existing parking lot. To mitigate this impact, 
there was a new wetland area created on the site in the northwest corner and wetland 
mitigation plantings installed as part of the prior approved plan. The informational wetlands 
shown by the NYSDEC include stormwater basins that were designed and constructed in 
2015 as part of a NYSDEC approved SWPPP and SEQRA process. The Applicant has reached 
out to NYSDEC to request a wetland jurisdictional determination. 

A Stormwater Pollution Prevention Plan, including erosion and sediment control measures, 
has been prepared for the project and drainage has been modified to accommodate the 
modified plan.  

2.7 Vegetation and Wildlife 

According to the NYSDEC Environmental Resource Map (Figure 6), there are known 
occurrences of rare species on or in the vicinity of the project site. According to the FEAF 
Mapper’s automated responses, there are known occurrences of the Indiana Bat on or in the 
vicinity of the project site. According to the United States Fish and Wildlife Service (USFWS) 
Information for Planning and Consultation (IPaC), there is potential for the following species 
in the vicinity of the project site:  Indiana Bat (Federally Endangered) and Northern Long-
Eared Bat (Federally Endangered), and Monarch Butterfly (Proposed Federally Threatened) 
(Attachment A). There are no critical habitats at the proposed site. The project site is currently 
disturbed and developed with an existing Subaru Dealership. Therefore, with the building 
expansion the overall project footprint will remain the same. Tree clearing will be limited to 
winter months to avoid significant adverse impacts to regulated bat species. Since the 
proposed project occurs in a highly developed area, and tree clearing is restricted, there are 
no significant adverse impacts anticipated for regulated species. 

2.8 Historic and Archaeological Resources 

According to the NYS Office of Parks, Recreation, and Historic Preservation (NYSOPRHP) 
Cultural Resource Information System (CRIS) mapping (Figure 7), there are no National or 
State Historic Register sites on or adjacent to the project site and the project site is not located 
within a known archaeologically sensitive area. The site is largely disturbed by the 



Wappinger Subaru 
Full Environmental Assessment Form (FEAF) and Report   
 
 

9 
 

development of the existing car dealership, including the existing septic, stormwater pond 
and other grading impacts. The existing building is not eligible for listing on the National or 
State Registers of Historic Places since it was erected in 2015. Based on this information, the 
proposed project is not anticipated to result in any significant adverse impacts related to 
historical and archaeological resources.  
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