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5.0 Adverse Environmental Effects that Cannot be Avoided if the Project is Implemented 
 
Extensive thought and effort has gone into the design and planning of the proposed project. Studies 

and analysis have been completed to identify and mitigate the potential impacts associated with this 

project.  Some potential adverse impacts cannot be avoided by use of reasonable, prudent 

mitigation measures.  Included in this category are: 

 

• Consumption of resources such as energy, building materials, fuel, and labor 

• Removal of vegetation and the potential of soil erosion during development 

• Altered site appearance 

• Illumination of the project site during evening hours 

• Loss of some undeveloped, waterfront property 

 

Consumption of Resources 

The project will utilize a number of resources that will not be able to be replaced. The consumption 

of energy, labor and building materials will not present a significant environmental impact. The 

resources that will be expended are readily available with adequate supplies. All efforts will be 

made to minimize waste during project construction and operation, along with the utilization of 

post-consumer materials, whenever practicable.  Existing pavements will be crushed and utilized as 

fills were possible.  Building materials will be recycled as part of the existing structure demolition. 

 

Vegetation and Erosion Control 

Where possible, the existing vegetation will be left in its natural state. The development will also 

contain a substantial landscape plan to supplement the existing vegetation at the site.  Erosion 

control is an integral portion of the Stormwater Pollution Prevention Plan (SWPPP) for the project. 

Disturbed areas will be stabilized as soon as practicable in order to minimize any soil attrition.  

Construction details are shown on the Erosion Control Plan and within the SWPPP for the project.  

 

Site Appearance 

The appearance of the site will be substantially different with a larger amount of building area and 

less pavement areas. The existing commercial parking and boat storage area, which is not 

consistently maintained, will be replaced, and the large boat storage areas will be eliminated. In its 

place, a diverse, upscale, architecturally pleasing, residential development will be constructed 
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within the Newport peninsula. The topography of the site will generally remain the same.  Some of 

the views of the Bay from off-site will be obscured by this development, but generally most views 

will remain the same.  Mitigation measures have been taken, under this proposal, to maximize 

views, which include locating the buildings on a skew, in order to provide gaps allowing northerly 

views of the Bay from the residences located along Mooring Line Drive.   

 

Illumination 

Site lighting will be necessary to provide safety and security for the residences of Newport Marine 

Club. The use of a minimum number of lighting fixtures, with fixtures designed to direct the light 

directly down to minimize any light spill, and the placement of the fixtures at a low height, are 

measures that will be implemented in the design of the lighting, in order to alleviate any 

detrimental impacts. The design of the site lighting will not allow the spill of light onto adjacent 

properties. 

 

Under-developed Waterfront Property 

The existing site is presently under-utilized in its potential for residential development. There are 

no residential uses presently on the property, while at the same time; there is an ongoing demand 

by the general public for homes on the water.  The original concept plan that was discussed with 

the Town of Irondequoit included a total of 64 residential units. The current proposal has been 

adjusted to 56 units and the buildings have been re-oriented to mitigate visual impacts.  This 

project will replace the existing commercial use with an appropriately designed residential use, 

which is within the accepted intensity requirements.  The development will result in the loss of 

some undeveloped waterfront property. 
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6.0 Alternatives 

 

6.1 Alternative A (no action) - Keep existing Newport Marina and Restaurant facility.  Since 

the 1980s, the project site has been used as a restaurant and marina.  The restaurant use is 

allowed by special permit in the WD district.  Town Code §235-32(A) (8).  Further, the 

Town Zoning Law does not provide for expiration of a special permit, so the prior 

approval of the Newport House restaurant runs with the land and is still in effect.  

However, this alternative is not a preferred option.  Two main factors contribute to the 

difficulty in maintaining a full-scale restaurant in this location: 

 
1. Lack of use in the off-season.  The Newport House restaurant, including the party 

house operation, has always struggled in the spring, fall and winter.  In Rochester, 

waterfront dining and drinking are associated with being outside in warm weather.  

Combining the waterfront location with the Newport Road grades, and the potential for 

being snowed in, may cause the restaurant patronage to fall to unsustainable levels in 

the off-season. 

 

2. Changing entertainment and drinking habits.  During the peak patronage of the 

Newport House, there was an active outdoor deck and nightly entertainment with live 

bands.  Enforcement of drinking and driving laws and a societal change shifting away 

from over-consumption of alcohol may result in reduced attendance. 

 

Other factors diminishing the viability of this use include: wear and tear and age of the 

facility, higher cost of food, staffing with a large fluctuation of customers, and more 

and more dining options for area residents. 

 

Given the seasonal effects of the site and reduced customer base, the party house and 

restaurant use may not be economically viable.  Further, use of the site as a marina-

only operation at its present size is also not economically viable on its own, since the 

property owner will be paying carrying costs on acreage it cannot use.  However, given 

the fact that RSM Irondequoit Bay Development, LLC already owns the property and 

is operating the Newport Marina, if viable residential development is not approved, it 

may need to reopen the restaurant. 
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6.2 Alternative B - New development consistent with the Town Master Plan (1985), which 

recommends private marina and/or restaurant. 

 

The 1985 Town Master Plan refers to the Newport site as Area “A”.  The Master Plan 

states (at p. 96): 

 

“b) Parcel A:  Designate this site as a waterfront development district to 

preserve future land use flexibility and provide substantial public sector 

review authority; consider private marina and/or restaurant use.” 

 

To make the marina/restaurant a viable option, changes to the current facility would need 

to be incorporated.  Scaling down the party house/restaurant portion would be a priority.  

Some of the current restaurant would likely be converted to a gathering space for the 

boaters.  A change in the type of dining would also be proposed.  Rather than trying to 

combine fine dining and the more casual dining boating customers, deck-goers and 

nightlife, a focus would be shifted to eliminate the fine dining and provide more of a 

casual dining and gathering atmosphere. 

 

Increased utilization of the marina site would also be necessary to make this a viable 

alternative.  In April of 1994, the Town approved a 60’ x 70’ x 30’ tall storage building 

adjacent to the southern property line.  This plan was expanded to 102’ x 120’ in 1996.  

The building would allow for rack storage of up to 100 boats.  Marina customers would 

call ahead and have boats put into the water by a large forklift.  When they are finished, 

the boats would be replaced on the rack.  Increased parking demand could be met by 

reductions in parking demands of the party house.  The plans for the boat storage rack 

building are found in Exhibit 6A. 

 

Alternative B is an improvement over Alternative A (no action) by providing expanded 

and enhanced marina and restaurant operations.  This alternative does not overcome one 

of the major downsides at the current use --- lack of customers in the off-season.  This  
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alternative would change viewsheds (boat stacking building), and result in increased 

traffic and increased parking demand. These negative impacts make this alternative less 

desirable. 

 

6.3 Alternative C – In Alternative C, modifications have been made to the proposed action 

based upon input received in the process to date.  The modified plan is found in Exhibit 

6B.  Modifications incorporated in Alternative C include: 

 

 The Nautica is incorporated into the lower level of Building 104.  The location on the 

docks is ideal for boaters and homeowners. 

 Rotation of Building 104 results in a better fit within the site. 

 Incorporating a multi-level roof system on the two easterly buildings.  The result is a 

lowering of the building height at the water’s edge from three stories, with lower 

level parking exposed to just three stories.  The number of units is decreased, and the 

parking demand is lessened. 

 The rotation of building 101 results in moving the building away from the steep 

slopes. 

 

Alternative C accomplishes solutions to many of the concerns expressed to date with 

the Nautica incorporated into building 104.  The east end of the site is opened up, 

providing enhanced views beyond today’s with the removal of the Newport House 

building. 

 

The building rotations allow for building 101 to move 25 feet from the top slope along 

Newport Cove.  This also allows for an undisturbed buffer in this area.  The 225 x 250 

foot shopping and planting zone approved as part of the Newport House permitting 

could be expanded and enhanced as a result. 

 

This alternative also includes modification to the architecture of buildings 103 and 

104.  In these buildings, the third story level is removed on the northern portion of the 

building.  The roof is stepped, and the overall appearance from the water’s edge is 

decreased by one story.  The building elevations are shown in Exhibit 6C. 
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The overall impact of this alternative is a that it decreases the amount of earthwork 

needed at the site, increases the amount of parking available, decreases the density of 

the project and increases the views from Baytree Subdivision. The modifications found 

in Alternative C are positive solutions to many of the issues brought fourth and are 

recommended for serious consideration. 

 

6.4 Alternative D – Townhouse style units (See Exhibit 6D) 

 
Alternative D is a townhouse style design only plan.  The buildings are in blocks of 3, 4 

and 5 units.  The buildings would have parking and storage below with two living levels 

above.  These units would be similar to the proposed units along the southern portion of 

the current plan.  The plan would have the Nautica as an end-cap to the most southeastern 

building.  All units would have two parking spaces within each garage, and parking in 

front of each garage for a total of 4 parking spaces per unit.  67 parking spaces would be 

available for boaters. 

 

Alternative D would result in 45 units, compared with the 56 units of the current plan.  

The layout is somewhat random, and densities could likely be increased if a symmetrical 

layout were to be utilized.  The layout results in some very desirable units and some 

secondary units.  Units on the interior and southern portions of the site would have 

limited views.  Views would be significantly reduced to the east when compared with 

Alternative A and Alternative C (fewer gaps).   

 

Given the reduction on the number of units, and the limited views available to some of 

the residents, the return on the investment made by the project sponsor in overhead and 

hard work, would render this alternative less viable.  

 

6.5 Alternative E – Describe and evaluate a residential development alternative consistent 

with EPOD, WD Zoning, LWRP and Irondequoit Bay Harbor Management Plan. 

 
The proposed action is already consistent with EPOD, WD Zoning, LWRP and Irondequoit 

Bay Harbor Management Plan. 
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 Effects of EPOD – Wetland buffers are shown on Exhibit 2G (1).   

 

A permit would be applied for regulated activities described in Town Code §235-

51(C) (1, 2, 3, and 6).  No activities are proposed within the wetland, only the buffer 

area.  The proposed activity will result in increased green area within the buffer.  

Decompaction of soils within the buffer is also proposed.   The project would require 

the wetland EPOD permit, and would be modified if necessary to comply with 

reasonable conditions. 

 

 EPOD 2 Steep Slope Protection District 

 

Steep slopes exist on the northern, central and southern portions of the site.  Permits 

would be applied for regulated activities described in Town Code §235-52(C)(1, 3, 4, 

and 5) in areas that qualify as steep slopes that were manmade as a result of the 

Newport Marina site work in the 1980’s.  Natural steep slopes in the northern and 

southern portions of the site would be untouched, except for a small area impacted by 

the corner of Building 101 and townhouse-style unit no. 9.  The project would require 

the steep slope EPOD permit, and would be modified if necessary to comply with 

reasonable conditions. 

 

 EPOD 4 Flood Plain Protection District 

 

The flood plain is shown at elevation 251’ on Drawing Number 224-EPOD, entitled 

“Map Showing EPOD Districts, EPOD 1 Wetland Protection District.”  No prohibited 

activities are planned.  Regulated activities that permits would be applied for include 

Town Code §235-55(C) (2) (b and d).  Structures will have finished floors located 

above the flood plain. 

 

 WD Zoning – The current plan complies with WD Zoning, as described in sections 

2.5.2 and 4.5.1. 
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 LWRP – This project coincides with the development opportunities, zoning, land use, 

habitat areas, water resources, scenic resources, and public access policies proposed 

by both the Master Plan and the LWRP.  A detailed discussion of project and the 

LWRP is included under Section 2.1.2.1 of this DEIS. 

 

Irondequoit Bay Harbor Management Plan (11/2003) – As discussed in Section 

2.1.2.2, the project is consistent with the Harbor Management Plan. The Center 

Harbor is specifically designated as “the area around Newport Marina.”  Harbor 

Management Plan at 78.  The recommended carrying capacity for the Center Harbor 

Area is a total of 217.   The project does not include any increase in the existing 184 

slips.  Further, the project will eliminate dry storage. 
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7.0 Irreversible and Irretrievable Commitment of Resources 
 
Even though the development of the Newport Marine Club will bring benefits to the Town of 

Irondequoit and the surrounding community, some non-renewable, natural, or man-made resources 

will be consumed or committed during the lifetime of the proposed project.  These resources are 

considered irretrievable and permanently committed, since their reuse for purposes other than the 

proposed development is either not possible or highly unreasonable. 

 

The development of underutilized land would commit this area to their development uses. Some 

materials and energy consumed in the anticipated construction are irreversible and irretrievable 

obligations. Materials that may be permanently committed include wood, steel, concrete, asphalt, 

block, brick, glass and other materials used to construct the buildings and the site improvements. 

The fuels used by the construction equipment will also be lost as well as the energy consumed by 

the facilities during the operation and maintenance of the residential units.  The utilities and 

services that will be furnished for this development are opportunity costs that are dedicated and lost 

from being utilized for other projects or programs. 

 

The capital expended for this development and the labor involved in the construction and 

maintenance of the proposed development are resources that are irreversible and irretrievable. 



 
 
Draft Environmental Impact Statement             Newport Marine Club 

 
 
 8-1  
  February 2009 

8.0 Growth Inducing Impacts 
 
Over the years of operation of the Newport Marina and restaurant, many marina and restaurant 

customers have expressed interest in living in the area, to fully appreciate the marina and 

Irondequoit Bay.  The proposed development will be an improvement of a previously developed 

and inefficiently utilized site.   This site is unique in that it is an existing marina with on-site 

redevelopment opportunities that will satisfy an existing market demand for residences.  The 

overall effect of the development will be to create a more private atmosphere for boaters and 

residents, while reducing the traffic, noise, and intensity of the use, due to the elimination of the 

public restaurant.  A great deal of the property in this vicinity is already developed for residential 

use, including some developments that have similar, if not greater, density than this proposal. As a 

result, there are no obvious opportunities for development nearby.  Further, this project is not 

designed or intended to be a part of a larger plan or wave of development.    Market demand 

dictates the development in the area, and the proposed low-intensity, attractive residential 

component of the Newport Marine Club will only serve to improve the surrounding area, and will 

not create any additional incentive or demand for condominium development in the vicinity.  It is 

not anticipated that this project will spur similar development along the Bay. 

 

 
 




