
Zoning in the Adirondack Park
Local Land Use Controls & APA Act
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www.apa.ny.gov/Local_Government



3

Provide an overview of the intersection between 

the regional land use controls of the 

Adirondack Park Agency (APA) Act and 

the special considerations for local land use 

controls within the “Blueline”

• APA Regional Controls vs. Local Controls

• Dispel Common APA Myths

• Appreciate Opportunities for Local Zoning 

Zoning in the Adirondack Park

Goal(s)
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Zoning in the Adirondack Park - Outline

• Adirondack Park 

• Adirondack Park Agency

– Map & Plan

– Jurisdictional Threshold vs. Standards

• Local Land Use Controls

– Town/Village Zoning 

– Agency-approved Local Land Use Programs 

(ALLUPs)

• Key points/differences between APA & Local 

Controls

• Questions???
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Adirondack Park
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Adirondack Park
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Adirondack Park
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Adirondack Park 

Agency & APA Act
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APA Background - Historical Context
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APA Background

• The Adirondack Park Agency Act (APA Act)
– Executive Law §§ 801 et seq.

– Agency regulations: 9 NYCRR Parts 570-576; 579-588

• The Wild, Scenic and Recreational River System 
Act (Rivers Act)
– Environmental Conservation Law §§ 15-2701 et seq.

– Agency regulations: 9 NYCRR Part 577

• The Freshwater Wetlands Act (Wetlands Act)
– Environmental Conservation Law §§ 24-0101 et seq.

– Agency regulations: 9 NYCRR Part 578

www.apa.ny.gov

http://www.apa.ny.gov/
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APA Act – Basic Purpose

“To insure optimum overall conservation, 
protection, preservation, development and 
use of the unique scenic, aesthetic, wildlife, 
recreational, open space, historic, ecological, 
and natural resources of the Adirondack 
Park.”

- APA Act §801
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Rivers & Wetlands



14

State Land Private Land
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“Evolution” 

of 

The Map
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“Evolution” 

of 

The Map
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Amending The Map
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State Land 

Classifications

Wilderness

Primitive

Canoe

Wild Forest 

Intensive Use 

Historic

State Administrative 
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Private 

Land Use Areas:

Hamlet

Moderate Intensity

Low Intensity

Rural Use

Resource Management

Industrial Use
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Local Government Services

Less Restrictive

More Restrictive

1.3

3.2

8.5

42.7

n/a

n/a

Overall Intensity Guidelines (OIGs) - noted in acres

Use

Use

Adirondack Park Land Use & Development Plan
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Summary of APA Authority Over 

Land Use & Development & Subdivision

Chart Summarizes APA Jurisdiction

Includes 

• Overall Intensity Guidelines (OIGs)

• Project Jurisdiction

 Non-Jurisdictional (NJ)

 Class A Projects

 Class B Projects

 Wetlands

 Rivers

• Shoreline Restrictions

https://www.apa.ny.gov/Documents/Laws_Regs/HotalingTable.htm

https://www.apa.ny.gov/Documents/Laws_Regs/HotalingTable.htm


22

APA Defined Terms
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Project Class:  “NJ”     “A”     “B”     “IC-B”

• NJ: Non-Jurisdictional to the Agency
o No Agency approval required*

• A: Class A Regional Project
o Agency permit required

• B: Class B Regional Project
o Agency or Approved Program permit required

• IC-B: Incompatible B
o Treated as Class B 

* Most projects in a Critical Environmental Area or affects/involves    

wetlands require a permit
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APA 

Jurisdictional Thresholds vs. Standards 

Jurisdictional Threshold 

► Requires a Permit

– Examples: Structures 

>40 ft, minimum lot 

sizes, within a CEA
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APA 

Jurisdictional Thresholds vs. Standards

Jurisdictional Threshold 

► Requires a Permit

– Examples: Structures 

>40 ft, minimum lot 

sizes, within a CEA

Agency Standard 

► Needs a Variance

– Examples: Shoreline 

setbacks, shoreline lot 

widths, vegetative 

cutting
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Prohibited Uses?

• APA Act does not categorically prohibit any use*
o Agency must make finding for no Undue Adverse Impact 

in order to issue a permit

* NYS Wild, Scenic & Recreational Rivers Act does have some prohibitions
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Development Considerations

• §805(4) - 37 Development Considerations
o Natural Resources

 Water, Land, Air, etc.

o Historic Site Considerations

o Site Development Considerations
 Slopes, Soils, etc.

o Governmental Considerations

o Governmental Review Considerations

DAP-DevelopmentConsiderations (ny.gov)

https://www.apa.ny.gov/Documents/Guidelines/DAP-DevelopmentConsiderations.pdf
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Development Considerations & SEQR

6 NYCRR §617.5(c) Type II 

(45) actions subject to the class A or class B regional 

project jurisdiction of the Adirondack Park Agency or a 

local government pursuant to sections 807, 808 and 

809 of the Executive Law, except class B regional 

projects subject to review by local government pursuant 

to section 807 of the Executive Law located within the 

Lake George Park as defined by subdivision one of 

section 43-0103 of the Environmental Conservation 

Law
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Zoning
Local Land Use Controls 

Overview
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Layers of Land Use Controls
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Types of Local Land Use Controls

• Nuisance

• Preservation

oHistoric or Open Space

• Sanitary

• Site Plan Review

• Subdivision

• Zoning
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Zoning - Town Law §261 

“For the purpose of promoting the health, safety, 

morals, or the general welfare of the community, 

the town board is hereby empowered by local law 

or ordinance to regulate and restrict the height, 

number of stories and size of buildings and other 

structures, the percentage of lot that may be 

occupied, the size of yards, courts, and other open 

spaces, the density of population, and the location 

and use of buildings, structures and land for trade, 

industry, residence or other purposes...” 
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Zoning Districts & Use/Dimensional Tables
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Zoning Districts & Use/Dimensional Tables
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Zoning & the APA Act

Local vs. Regional

Land Use Controls 
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Reconciling APA Act & Municipal Law

Enabling Legislation

• APA

‒APA Act is a Regional Land Use 

Law

• Towns & Villages

‒Operate under NYS Town Law 

(or Village Law)

‒Uniform Fire Prevention and Building Code 

(Uniform Code) and the State Energy 

Conservation Construction Code (Energy Code) 
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https://www.apa.ny.gov/Local_Government/maps/LocalLandUseControlsinAdkPark.pdf

https://www.apa.ny.gov/Local_Government/maps/LocalLandUseControlsinAdkPark.pdf


40

Towns with Zoning & Subdivision

APA Jurisdiction:

APA Act

Rivers

Wetlands

Town Controls

Typically Include:

Uses

Lot Sizes/Intensity/Density

Lot Configuration

Roads (frontage & standards)

Historic Districts

Hamlet (Uses & Density)

Design Standards

Nuisance

Include Local Land Use Controls and Standards 

in addition to APA Requirements
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APA Land Use Areas vs. Zoning Districts

APA Map Town Map
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APA Land Use Areas vs. Zoning Districts

APA Map Town Map
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Zoning & the APA Act

Agency-Approved 

Local Land Use Programs 
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APA-approved Local Land Use Programs

(ALLUPs)

An ALLUP is a legally binding 

agreement between a 

Municipality and the APA 

where the Municipality 

stands in the shoes of the APA 

for the review of 

certain projects and variances.  
Wedding Announcement
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APA-approved Local Land Use Programs
Administration



47

Zoning & the APA Act

Review of Projects 

Within the Park
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Projects in The Park
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APA Project Review & Local Zoning

• Agency takes local controls into account in 

review of projects
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Local

Government

Notice

Form
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APA Project Review & Local Zoning

• Agency takes local controls into account in 

review of projects

• Agency is required to consult with ALLUPs for 

Class A Projects
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Zoning & the APA Act

Wrap-up & Questions 
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Provide an overview of the intersection between 

the regional land use controls of the 

Adirondack Park Agency (APA) Act and 

the special considerations for local land use 

controls within the “Blueline”

• APA Regional Controls vs. Local Controls

• Dispel Common APA Myths

• Appreciate Opportunities for Local Zoning 

The Home Stretch…
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Regional

Local 
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Key APA Takeaways

40 Feet is a Jurisdictional Threshold

Structures >40 ft require a permit (not a variance)
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Key APA Takeaways

40 Feet is a Jurisdictional Threshold

Structures >40 ft require a permit (not a variance)

Overall Intensity Guidelines (OIGs) are not 

minimum lot sizes

APA’s minimum lot sizes are a jurisdictional threshold



57

Key APA Takeaways

40 Feet is a Jurisdictional Threshold

Structures >40 ft require a permit (not a variance)

Overall Intensity Guidelines (OIGs) are not 

minimum lot sizes

APA’s minimum lot sizes are a jurisdictional threshold

Impacts/Involves Wetlands = APA Permit
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Key Local Land Use Takeaways

Towns are given broad authority
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Key Local Land Use Takeaways

Towns are given broad authority

Hamlets offer opportunities
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Key Local Land Use Takeaways

Towns are given broad authority

Hamlets offer opportunities

Uses can be prohibited in certain districts
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Key Local Land Use Takeaways

Towns are given broad authority

Hamlets offer opportunities

Uses can be prohibited in certain districts

Property Maintenance Laws

Junky Yard vs. Junkyard
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