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Plan Inventory 
Physical Characteristics 

The Town of Milo is located in eastern Yates County, between Seneca Lake on the east and Keuka Lake 

on the west.  To the north are the Town of Torrey, Town of Benton and Village of Penn Yan, while it is 

bordered on the south by The Town of Starkey and the Town of Barrington.  The Town of Milo covers 

approximately 44.3 square miles (28,352 acres) of which 38.4 square miles (24,576 acres) are land and 

5.9 square miles (3,776 acres) are water. 

In terms of topography the Town of Milo can be characterized as having a rolling terrain over most of its 

area, with a number of small to moderate size ravines cutting into the land.  This plateau is highest along 

the southern boundary of the town, but drops substantially and becomes flatter as one travels northward.  

The land drops down several hundred feet to Seneca Lake on the east, and to Keuka Lake on the west.  In 

general the slope of the land steepens significantly as one nears the shores of the two lakes.  

 

Map 1-1.  Town of Milo in Regional Context 
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The highest point in the town is located just west of State Rte. 14A on the southern border of the town, 

where the land rises to slightly above 1,400 feet above sea level.  The shoreline of Seneca Lake, at 

approximately 446 above sea level (US Geological Survey datum), represents the lowest elevation in the 

town.   

The surface elevation of Keuka Lake is 715 feet above sea level (US Geological Survey datum), and 

approximately 270 feet higher than Seneca Lake.  Although the USGS has set a single elevation for 

Keuka Lake and Seneca Lake, The pool elevation of both lakes can vary by 3 to 4 feet in any given year 

or time of year. 

As a result of the higher elevation of Keuka Lake, relative to Seneca Lake, the Keuka Lake Outlet has cut 

a deep ravine across the northern part of the town.  Prior to the advent of industrial engines, waterfalls 

along the Keuka Lake Outlet provided water power to a number of mills and factories along that stream.  

Land Use 

Land use in the Town of Milo is predominantly agriculture, which covers an estimated 18,700 acres, or 

82.4% of the land (Table 1-1.). The agriculture land use category includes cropland, hay, orchards, 

vineyards, pastures and other lands dedicated to food and agricultural production.  In addition to 

agricultural lands there are approximately 1,555 acres of land in Milo that are covered by woodland and 

other non-agricultural open space uses such as golf courses, Camp Cory and other outdoor recreational 

facilities. 

Table 1-1.  Existing Land Use 

Land Use Category Approximate 
Acreage 

Percent of 
Total 

Agriculture, 18,700 82.4% 
Residential 975 4.3% 
Commercial 30 0.1% 
Industrial 200 0.9% 
Undeveloped Open Space & Outdoor 
Recreation 1,555 6.9% 
Community Facilities and Infrastructure 465 2.0% 
Unclassified 765 3.4% 
Total 22,690 100.0% 

Note:  Excludes Village of Penn Yan 
Source: Town of Milo Assessor 

 

 



Town of Milo Comprehensive Plan 
February 2013 

 

3 

 

 



Town of Milo Comprehensive Plan 
February 2013 

 

4 

 

Lands in the Town of Milo that are developed for residential, commercial and industrial purposes 

comprise only approximately 5.3% of total land area, or approximately 1,200 acres.  

Land use in the Town of Milo appears to be relatively stable.  The Town has experienced modest growth 

in terms of residential development, however much of this residential development has been in the form 

of scattered rural residential homes, with some more suburban like development closer to Penn Yan 

village.  Although subject to some conversion, the agricultural land assets of the town do not appear to be 

threatened by significant non-agricultural development pressures.    

There has been some small scale commercial development in recent years, however as is the case with 

residential development this has been in scattered locations.  Given population trends, the extent of retail 

development within Penn Yan village, and the relatively robust downtown commercial district in the 

village, no major retail development in the town is anticipated in the foreseeable future.   

  

Demographics 

While the town population of Milo has been experiencing a modest growth in population, the village of 

Penn Yan has been experiencing a modest decrease in population.(Table 1-2)  In 2010 the population of 

the town was 7,006.  In comparison to the population in 1980 it represents a 4% growth in population.  

The village of Penn Yan’s population in 2010 was approximately 5,159 people. In comparison to the 

1980 census the population is experiencing a 1.6% decrease in population. 

In the Town of Milo 27.6% of the population is under the age of 19, 55.2% is between the age of 20 and 

65, and 17.4% is 65 and above.  In the Village of Penn Yan the demographic is similar.  In the Village of 

Penn Yan 24.6% is under the age of 19, 54.8% is between the age of 20 and 65, and 20.5% is 65 and 

above.  The racial make-up of the Town of Milo is predominantly Caucasian (96.5%) with a majority 

possessing an ethnic background from Ireland and Germany.  

  Table 1-2. Population & Population Growth 

Municipality Total Population 

  1980 1990 2000 2010 

Town of Milo 6,732 7,023 7,026 7,006 

Penn Yan 5,242 5,248 5,219 5,159 

Town Outside Village 1,953 2,205 2,376 2,270 
Source: U.S. Census of Population 
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The Town of Milo denotes an unusual population age distribution. At 27.6% the town has a relatively 

high percentage of residents age under the age of 19.  In the state of New York as a whole only 25.4% of 

the population is under the age of 19. There is also a relatively low number of residents from 18 to 29, a 

very low number of residents between 30 and 49, and a larger than average population of people age 50 

and over. This age distribution can be attributed to a number of factors.   

The population of children may be reflective of the relatively large family size that is typical of the 

Mennonite faith.  According to the Yates County health Department, the estimated population of 

Mennonite persons in Yates County is approximately 3,000 persons in approximately 400 households.   

The lower numbers of college age residents is explained by the fact that many local residents leave the 

community to attend college.  These young people do not tend to return to the community after college 

due to the lack of employment opportunities available.  This may explain the low number of 20 to 49 year 

old residents. On the other hand, those aged 50 years or older tend to return to or retire in the area, hence 

this large age demographic. 
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Housing 

The Town of Milo is generally a rural community with most housing located in Penn Yan village.  Of the 

3,619 housing units identified in the 2010 Census in the town 2,483 units are identified as being  located 

in the more densely populated village.  Of the 1,136 housing units identified as being in the town outside 

the village approximately 610, or 53%, are located along the waterfronts of Seneca Lake and Keuka Lake 

and approximately 100 are located in the hamlets of Himrod, Milo Center and Second Milo.  The 

remaining housing units (about 38%) are scattered through the remaining portions of the town. 

According to Census data, the housing stock of the Town of Milo, outside Penn Yan village, is relatively 

new: approximately 46% has been constructed since 1970.  Only 26% was constructed in or prior to 1939.   

Over 75% of housing units in the town have been identified as single-family homes.  Home ownership 

predominates in the Town of Milo outside the village:  some 87% of housing units are owner-occupied.  

According to the Census the town has a very high number of vacant housing units.  In 2010 some 419 

housing units, or 37% of the total units in the town outside the village, were identified as being vacant.  

This high number however is reflective of the fact that much of the housing located along the shoreline 

and near shoreline areas along Keuka Lake and Seneca Lake is used for vacation purposes.  Because the 

decennial census occurs March 31/April 1, many such homes are categorized as vacant.   

The majority of the town’s heating is provided by utility supplied gas.  However, 71 units do not have 

telephone service available and 77 homes in the town do not possess electricity.  This may be attributed to 

the Old Order Mennonite population living in the region.  

Despite the fact that the town is identified as a bedroom community for neighboring economic centers, 

the housing stock in the town has not significantly changed over the past decade.  Most new housing built 

since 2000 has occurred within the village, where some 202 of the 242 new homes built since 2000 are 

located.  Growth in the town outside the village has thus been relatively modest since 2000, and well 

below growth in the 1960s and 1970s, when some 340 new housing units were built in the town outside 

the village, or 30% of the current housing units within Milo. 
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Public Services 

Community Services 

There are 68 entities that identify themselves as community services in the Town of Milo.  These include 

emergency services, religious organizations, wellness and recreational programs and associations, 

museums, educational programs, and the library.  Most of these services are located in Penn Yan village. 

Transportation 

There are approximately 115 miles of roads in the Town of Milo. Three state highways run roughly 

parallel to each other north to south through the town.  Route 14 serves the eastern portions of Milo along 

Seneca Lake; Rte. 14A serves the central part of the town; and Rte 54 serves the western portions along 

Keuka Lake.  The other roads and highways are maintained by the Town of Milo and Yates County.   

The rural character of Milo provides a challenge for those without means of transportation. In Penn Yan, 

295 households live without a vehicle, while in the entire town 373 households do not possess a vehicle. 

Many of these households contain residents aged 65 or older.  

Various non-profit entities in Yates County provide transportation services particularly for medical 

services.  For instance, the Yates County Office for the Aging (OFA) provides transportation for non-

emergency medical appointments for seniors (age 60 or older) and persons with low incomes. The Yates 

ARC provides transportation for individuals with developmental disabilities between their homes and day 

services sponsored by the Yates ARC. Every weekday morning and afternoon, the Yates ARC transports 

100 to 110 people on designated routes throughout Yates County, but primarily to North Avenue in Penn 

Yan.  The Yates County Department of Social Services (DSS) arranges for transportation to medical 

appointments for Medicaid clients who have no other means of transportation, consistent with Yates 

County’s State-approved Medicaid Transportation Plan. Yates County DSS purchases medical 

transportation services from taxi companies and other private providers such as OFA/ Pro-Action, 

Lakeview Mental Health, and A & E Transport.   

Private, for-profit transportation providers operating in Yates County also supplement these transportation 

services.   The Christian Cab, a taxi service based in Penn Yan, is a family-run operation that owns two 

vehicles.  K-Ventures, also located in Penn Yan, own and operate a small fleet of 25 passenger 

minicoaches available for hire. 

The Mennonite communities have their own network of informal private drivers that currently provide 

transportation services to them. Many of the drivers are retired bus drivers. The fees for services are 
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typically charged on a per-mile basis.  Although no hard data is available, it appears that a sufficient 

number of drivers participate in the network to meet the existing need. 

The Penn Yan School Districts transport students to schools in Penn Yan. The Yates County Public 

Health Department contracts with the Penn Yan Central School District to transport handicapped pre-

school children to specialized programs. The School District also utilizes vehicles to transport students to 

field trips and sporting events outside of Yates County. 

 

Municipal Water and Sewer Service 

Two sanitary sewer districts have been established in the Town of Milo.  They serve approximately 375 

homes along the shore of Keuka Lake and the Country Estates Road/Lake View Road area.  The districts 

tie into the Village of Penn Yan sewer system and sewerage from the town is treated by the Village’s 

wastewater treatment plant.  The existence of a shoreline sewer district along Keuka Lake eliminates the 

threat of sewage contamination from the near shore area.      

Four water districts in the town provide municipal water service to approximately 1,380 residents through 

585 service connections.  Water Districts 1 and 2 cover roughly the same area in the vicinity of Keuka 

Lake as is served by the Town’s sewer districts, with the addition of the area near the County airport on 

Old Bath Rd.  Water District 3 serves a very small area along Himrod Road near the County Fairgrounds. 

These three water districts purchase water from the Village of Penn Yan.  A fourth water district serves 

parts of the hamlet of Himrod and has its own source of water. 

 

Education 

The Town of Milo is primarily served by the Penn Yan Central School District, which encompasses 

approximately 80 percent of the town.  The Dundee Central School District serves small areas of Milo 

along the southern boundary and the southeastern corner around Himrod and Plum Point.  In addition to 

the two public school districts, there are 3 Mennonite schools in Milo to serve the children of those 

communities. 
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Intermunicipal Cooperation 

In 2009, the Genesee Finger Lakes Regional Planning Council (GFLRPC)developed a county and local 

government Keuka Lake watershed Land Use Planning Guide to promote environmental stewardship and 

open space land use practices in the region.  The guide provides a series of planning recommendations to 

encourage public and private investment in specific growth areas, protect and preserve active agricultural 

land and undeveloped open space, and foster environmentally conscious development. The Town of Milo 

participated in the GFLRPC planning initiative and has worked to implement the recommendations 

suggested by the plan.   

 

 

Map 1-3.  Town of Milo Water Service Districts 
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Map 1-4.  Town of Milo Sewer Service Districts 

Economy  

The town of Milo contains an active business community that provides significant employment within the 

town.  Local businesses provide services in manufacturing, retail, air travel, and tourism.   These 

businesses work on various scales of operation and offer a variety of goods and services.   

It is estimated that the approximately 40 businesses in the community employ 427 people, of which 150 

are full time and 277 are part-time.  These businesses in the community together generate approximately 

$30,000,000 in gross business receipts (not profits) on an annual basis, or an average of nearly $750,000 

per business.  Due to confidentiality protections one local business is not included in these financial 

figures.  It is part of a large retail sales business and its annual gross receipts exceed the revenue of the 

other businesses collectively.   

The town contains a few specialty businesses.  They include Penn Yan Aero and some specialized 

fabrication shops that serve both local and national customers.  The town also contains several businesses, 

particularly in the service industry, oriented to local resident populations.  They include a gasoline station, 

dog kennel, liquid propane delivery, & auto sales.   There is also seasonal employment in the community, 

including at local marinas, restaurants and hotels.  Camp Cory, owned by a private not-for-profit business 
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(the Rochester YMCA), employs camp staff, maintenance & grounds workers, and counselors to run its 

various summer programs.      

The majority of the businesses in the community, however, are dependent in some manner on tourism. 

Businesses that can be classified as tourism-related businesses include wineries, gift shops, antique shops, 

quilt shops, airport, gasoline station, restaurants, golf course, motels, and hotels.   These businesses view 

preserving the rural character of the community as a major priority for their success.  Intensive residential 

development is not desirable particularly in the rural areas of the town and on the hillsides overlooking 

the lakes.  Business owners see potential to increase business in the future from increased tourism.  

Property owners along State Route 14A from the Village of Penn Yan southward toward the intersection 

of Old Rte. 14A have identified the provision of municipal water service to be important for business 

growth.   
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Plan Goals and Objectives 
Introduction 
A critical component of an effective comprehensive plan is a set of clear and concise goal statements and 

objective statements that provide an overall framework for the recommended actions and policies that 

follow.   

Goals are generally statements of a desired outcome, based on the values held by a community at large, 

but which may not necessarily be attainable.  Progress toward any particular goal generally is not 

quantifiable.   Objectives in contrast establish specific desired outcomes that would result from 

implementation of plan recommendation.  Usually progress toward achieving objectives can be measured 

in some manner. 

Finally, this document is a plan.  As a plan, it is a guidance document and a framework for action, not a 

code requiring action.  Planning is an inherently speculative exercise, with goals and objectives set using 

the best available information available at the time of development.  Conditions may change and as a 

result plans may change.  This document should thus be viewed not as law dictating action, but rather as a 

vision and policy guide, and one that will evolve as the Town of Milo evolves and reacts to the forces of 

change in the coming years.  

The following goals address five specific planning issues in the Town of Milo:  Agriculture and 

Agricultural Land Resources; Residential Development; Economic Development; Community Character; 

and Quality of Life.  In some cases the objective statements below are discussed in more detail in the Plan 

Implementation section that follows. 

 

 

Agriculture and Agricultural Land Resources  
 
Goal 1. 

Preserve for future generations the prime agricultural soils and soils of statewide importance that 
cover some 80 percent of the Town of Milo. 

Objective 1. Develop a Purpose Statement for the agricultural zoning district that recognizes 
the nature of contemporary agriculture and grants agriculture primacy as a land 
use in such areas. 

Objective 2. Adopt land use regulations that will encourage higher density residential 
development, including multiple dwellings, to occur in or adjacent to the Village 
and hamlets. 
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Objective 3. Adopt land use regulations that will direct commercial and light industrial 
development  into existing nodes and in or adjacent to Penn Yan village.  

Objective 4. Develop subdivision guidelines to ensure that new residential lots created in 
agricultural areas are sited on lesser quality soils and in a manner that would be 
least disruptive to agricultural operations. 

 

Goal 2. 

Preserve the rural, agrarian landscape of the Town of Milo by promoting the long-term economic 
viability of the agricultural community. 

Objective 1. Work with County, State and private organizations to protect important 
agricultural land resources through non-regulatory means such as the purchase 
of development rights. 

Objective 2. Provide for farm-based ancillary businesses on farms that can provide 
supplemental income and employment opportunities, but limit such enterprises in 
terms of ownership, and size. 

Objective 3. Permit commercial retail and service enterprises that serve the needs of the 
agricultural community, e.g. craft and service businesses such as, but not limited 
to, woodworking, carriage building, quilt shop, greenhouse sales, farm 
implement repair, and produce sales.  

Objective 4. Provide public infrastructure where deemed necessary for agriculture related 
economic development. 

Objective 5. Promote the use of existing programs to enhance the viability of agriculture and 
to protect farmland, as provided through the NYS Department of Agriculture and 
Markets, the Yates County Soil and Water Conservation District, and other 
governmental and private non-profit organizations. 

 

Residential Development 
 

Goal 1. 

Ensure that future residential development maximizes the efficient use of existing public 
infrastructure and minimizes the cost of public services relative to revenue generated.  

 

Objective 1. Adopt land use regulations that will encourage higher density residential 
development, including multiple dwellings, to occur in or adjacent to Penn Yan 
village and the hamlets of Second Milo, Milo Center, and Himrod. 

Objective 2. Provide for higher density residential development in the hamlets of Second 
Milo, Milo Center, and Himrod, as well as in areas adjacent to Penn Yan village. 

Objective 3. Ensure that residential development densities take into account environmental 
constraints such as slope, soils, vegetation and scenic views. 
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Objective 4. Encourage where appropriate the use of cluster subdivision design approaches for 
new residential development to protect open space and scenic views. 

Objective 5. Develop a capital improvement plan for areas of the Town identified as most 
appropriate for new residential development and provide necessary services and 
infrastructure to encourage new residential development in those areas. 

Objective 6. Investigate grants for infrastructure and community development to provide 
improvements and amenities to areas of need and where new residential 
development is to be encouraged.  

 

Goal 2. 

Provide for a variety of affordable, high-quality housing options for all Town residents. 

Objective 1. Provide for the construction and placement of different types and styles of 
housing, and different densities, to serve the needs of different populations in the 
Town. 

Objective 2. Provide for the multi-generation housing needs of the Plain Sect farm community 
by permitting two-family and elder cottage housing in agricultural areas.  

 

Economic Development 

 
Goal 1. 

Maintain and enhance the local economy and its ties to the regional economy, expand the local 
property tax base and the availability of higher wage jobs and other close-to-home employment 
opportunities for Town residents.  

Objective 1.  In collaboration with the Village and the Yates County Industrial Development 
Agency, promote the development of additional light industry in suitable 
locations inside and outside the Village. 

Objective 2. In collaboration with the Village and the Yates County Industrial Development 
Agency, promote the development of tourism-oriented businesses in suitable 
locations within the Town. 

Objective 3. Develop a Capital Improvement Program for the purpose of providing public 
infrastructure where deemed necessary to promote economic growth along Rte. 
14A, Route 54/ East Lake Road, Old Bath Road, and areas east of Route 14.  

 

Goal 2. 

Balance the need for residential, commercial, industrial, and agricultural land uses through land 
use policies that promote the efficient use of public infrastructure, synergies between business 
enterprises, and protection of agricultural land resources. 

Objective 1. Encourage small scale new commercial development to locate in the vicinity of 
already existing downtown areas and other nodes of retail and services activities. 
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Objective 2. Review existing standards and guidelines for the design of industrial and 
commercial development and revise as necessary to mitigate potential adverse 
impacts and minimize conflicts between incompatible land uses. 

Objective 3. Review existing standards and guidelines for the design of industrial and 
commercial development and revise as necessary to ensure safe and attractive 
commercial development site designs, including standards for traffic circulation, 
parking, pedestrian facilities, buffer areas, landscaping, site coverage, signage 
and outdoor lighting design. 

Objective 4. Revise and update existing regulations relating to the extraction of stone, sand, 
and gravel and other natural resources that would address inspection, site 
operations and reclamation plans. 

  
Objective 5. Develop new mixed-use zoning with appropriate design and performance 

standards that would be centered on existing lakefront businesses along Keuka 
and Seneca Lake and could permit increased tourism based business while 
protecting adjacent lakefront residential areas. 

 
 

Community Character 
 
Goal 1. 

Preserve the rural, agrarian landscape of the Town of Milo, and natural beauty created by this 
landscape.  

Objective 1.   Support private land trusts and similar organizations in their efforts to protect 
significant scenic and ecological resources within the Town. 

 

Goal 2. 

Protect the key scenic and open space resources of the Town for the enjoyment of present and 
future generations. 

Objective 1. Protect the Keuka Outlet ravine and trail and other natural areas within the Town 
used for recreational purposes, or which provide significant forest cover and 
wildlife habitat. 

Objective 2. Collaborate with other communities through the Keuka Watershed Improvement 
Cooperative (KWIC) to maintain Keuka Lake as a high quality recreational 
resource.  

 

Goal 3. 

Protect the rich historic and cultural heritage of the community. 

Objective 1. Encourage the restoration and adaptive re-use of historic structures and homes in 
the Village and Town. 
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Objective 2. Work with the Yates County Genealogical and Historical Society and other 
agencies to identify and call attention to local history and local landmarks and 
encourage participation by private property owners in State and National Register 
of Historic Places programs. 

 
Quality of Life. 
 
Goal 1. 

Protect the quality of life in existing residential communities from the adverse impacts of 
incompatible land uses and increased traffic. 

Objective 1.   Review existing standards and guidelines for the design of industrial and 
commercial development and revise as necessary to better protect adjacent 
residential areas from potential adverse impacts such as noise, lighting, and 
traffic.  

 
Goal 2. 

Promote retention and expansion of community recreational and cultural resources, health services 
and other organizations that enhance the quality of life and economic prosperity of the community. 

Objective 1. Identify desired community and cultural resources not currently available to 
residents and work with government and not-for-profit agencies to provide them.  

Objective 2. Work with local organizations to promote and expand festivals and other cultural 
and fundraising events in the community. 

Objective 3. Continue to cooperate with the Village of Penn Yan and Village of Dundee, and 
the State of New York, to provide park and recreational resources. 

Goal 3. 

Ensure the provision of a comprehensive system of fire, police and emergency services to protect 
life and property throughout the community. 

Objective 1. Update and improve local emergency response plans.  

Objective 2. Work with County and local emergency management services to identify gaps 
and remedy gaps in emergency services. 
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Plan Implementation Strategies 
 
Introduction 
Key to an effective master plan is a set of clear strategies and actions designed to achieve the goals and 

objectives of the plan.  This section of the Town of Milo Comprehensive Plan outlines a number of 

recommended strategies and actions that the Town should implement in the coming years.  

The Town of Milo has the opportunity to protect its highly valuable agricultural land resources, guide 

future development in a beneficial manner, provide for a modest amount of economic development and to 

protect its scenic and natural resources, particularly its unique water resources, in a manner that will 

preserve the small town and rural character of Milo and ensure that future generations can enjoy the same 

quality of life current residents do.   

Key themes that tie together the following recommended strategies and actions are: 

1. Promoting the health, safety and general welfare of all residents of community; 

2. Promoting the prospects that quality of life matters will be enhanced for all residents; 

3. Protecting the highly valuable agricultural land resources and enhancing the economic viability of 

the agricultural sector; 

4. Protecting the town's natural resources; 

5. Providing for a modest amount of economic development while maintaining the rural character of 

the town; 

6. Promoting cooperation and coordination between the Town of Milo and other governmental 

bodies in the region in addressing issues of mutual concern. 

The following pages expand on the Goals and Objectives section.  They provide more details in terms of 

the specific policies and actions that the Town of Milo, working with residents, local businesses, its 

neighbors and other agencies, should implement to further the Goals and Objectives.  This section of the 

plan follows the organization of the previous Goals and Objectives section, using the issue areas of 

Agriculture and Agricultural Land Resources, Residential Development, Economic Development, 

Community Character, and Quality of Life. 
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General  
The Town of Milo should adopt a new set of zoning regulations that reflect the future land use patterns 

outlined on Map 3-1, Future Land Use, on page 20.  This map proposes to allocate land uses into the 

following categories: 

1. Agriculture.  Areas of the town where agriculture and agriculture related land uses and support 

services will be the pre-eminent land use, and the policy of the Town of Milo will be to promote 

the preservation of agricultural land resources and promotion of the long term economic 

viability of agriculture. 

2. Agricultural Residential. Areas of the town where a mix of residential development types and 

densities would be encouraged.  In areas located in closer proximity to Penn Yan, where there is 

potential for tapping into the Village’s water and sewer systems, higher densities and different 

residence types such as owner-occupied rowhouses and townhouses and other types of owner 

occupied attached housing could be permitted under zoning.  In areas of the town where water 

and sewer service is not anticipated, a mix of lower density rural residential development and 

agriculture is envisioned.  

3. Lakefront Residential.  These areas would essentially mirror the existing Resort Residential 

areas, but a key policy change is the separating out of hotels, restaurants, commercial 

campgrounds and RV parks, restaurants, marinas and other tourism related commercial 

enterprises, and placing them in a new Lakefront Commercial zoning district described below.  

The bulk and coverage controls in Section 140b of the existing zoning regulations appear to be 

reasonable in terms of protecting the character of the lakefront.   

4. Lakefront Commercial.  These areas would accommodate the several existing lakefront hotels, 

restaurants, marinas, etc. on Keuka Lake and Seneca Lake.  They are relatively small areas and 

so the scale of commercial development likewise should be relatively small and in character 

with the surroundings.  This district would differ from the standard Commercial zoning district 

in that it would have different setback requirements as well as possible limitations on size and 

bulk to better protect the surrounding residential areas and scenic quality of the lake front.  It is 

also critical that the permitted uses are carefully chosen to remove the potential for very intense, 

high traffic commercial development. 

5. Commercial.  Small areas are proposed along Rte.14A south of the, adjacent to the Center Milo 

hamlet area and along Rte.14 near Himrod.  The objective of Commercial areas is to provide 
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opportunity for small scale commercial enterprises clustered together in districts.  Key to 

maintaining smaller scale retail is limiting the depth of such areas to 200 feet or less.  Zero yard 

setbacks are appropriate between businesses, however where commercial properties adjoin 

residential or agricultural areas, the town could better protect adjacent zoning districts by 

requiring 15-20 foot vegetated screens within required setback areas. 

6. Hamlet Areas.  These areas would encompass the hamlets of Second Milo, Milo Center and 

Himrod.  The intent of this designation is to accommodate the smaller lots and yard setbacks 

commonly found in the historic hamlet communities of Upstate New York.  In addition, small 

scale mixed use commercial and residential properties would also be permitted.  Facilitating 

denser development within hamlet areas can both protect agricultural land resources and make 

investments in municipal or private water and sewer infrastructure more feasible financially. 

7. Light Industrial.  These areas are intended to accommodate a number of older industrial 

operations in the Town, but also provide opportunity for additional development in the vicinity of 

the airport and southern boundary of the Village.  In the area around Rte. 14A there is 

approximately 80 acres of land proposed to be set aside for additional office and industrial 

development.  Light industrial uses are defined as the manufacture of finished products or parts 

predominantly from previously processed or prepared materials, including processing or 

fabrication, assembly, treatment, packaging, incidental storage, or sales and distribution of such 

products.  As a land use category Light Industrial can also include corporate offices and research 

and development facilities. 

Map 3-1 on the following page is a map showing general land use areas within the Town of Milo.  It is 

not intended to illustrate land use at the level of individual parcels of land. It is not a zoning map, nor is 

it “carved in stone.”  It is a guide for the Town of Milo boards and officials to utilize as they make land 

use and other policy decisions in the coming years. 

The sections following Map 3-1 go into further detail in terms of how specific goals and objectives 

should be implemented in the coming years.   They are organized along the five specific planning issues 

in the preceding plan Goals and Objectives section:  Agriculture and Agricultural Land Resources; 

Residential Development; Economic Development; Community Character; and Quality of Life.  
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Agriculture and Agricultural Land Resources 

Goal 1. 

Preserve for future generations the prime agricultural soils and soils of statewide importance that 
cover some 80 percent of the Town. 

 

Agriculture is by far the largest land use in the Town and in areas designated as Agriculture on Map 3-1 

that specific land use would be the primary land use.  Non-agricultural residential would be permitted 

but the Town of Milo policy regarding non-agricultural residential development would be that 

agriculture and agricultural operations have pre-eminence as land uses.   

To further this objective the town of Milo should replace three agriculture relating zoning districts with 

one unified Agricultural zoning district.  It should create a purpose statement that recognizes the nature 

of contemporary agriculture and grants agriculture primacy as a land use in such areas. 

A purpose statement could read: 

The legislative intent of the _____ District is to establish the primacy of agriculture as a land 

use, protect the agricultural land resources and rural character of the Town of Milo, and to 

promote to the extent possible, the continued economic and operational viability of 

agricultural enterprises in the Town of Milo.  Within the District any agricultural practice 

determined to be a sound agricultural practice by the New York State Commissioner of 

Agriculture and Markets shall not constitute a private nuisance.  

In the areas designated as Agriculture uses currently permitted in the AC-Agricultural Conservation 

zoning district would be permitted, with the addition of two-family homes as a permitted principal use. 

A key element in terms of land use regulations in these areas of the Town is providing farmers with the 

types of flexibility needed to survive in agriculture today, and meeting the needs of the agricultural 

community.  Agriculture related business enterprises and services, light commercial and light industry 

uses such as currently permitted would continue to be permitted in these areas. 

Within agricultural areas campgrounds and golf courses would be permitted as Special Uses.  In order to 

protect surrounding land uses, community character and to ensure a quality experience for tourists 

visiting Milo, campgrounds should be subject to specific design standards.  These may include 

minimum area requirements, adequate setbacks and vegetative screening from adjoining properties, and 

minimum design standards for vehicular circulation, campsites and utilities.   Other recommended uses 

in the agricultural areas of the town are agricultural tourism and bed and breakfast inns. 
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Although the pressure to develop land within the agricultural areas of the town is relatively light, poorly 

conceived land subdivisions still have the potential for consuming valuable agricultural land and 

impeding efficient farm operation.  The Town should develop subdivision guidelines and policies that 

encourage the use of land with lesser quality soils and lot configurations that could be less disruptive to 

agricultural operations. 

 

Goal 2. 

Preserve the rural, agrarian landscape of the Town of Milo by promoting the long-term economic 
viability of the agricultural community. 

 

A key element in terms of agriculture anywhere is promoting the economic viability of the agricultural 

sector.  Agriculture is a way of life, but is it also a business, and one that today competes in a global 

marketplace.  Although the Town of Milo cannot influence market condition, it can implement land use 

regulations that can provide farmers with the types of flexibility they need to innovate, diversify income 

streams and survive in agriculture today.  In addition, the culture of the Plain Sect Mennonite agrarian 

community poses unique challenges to conventional zoning models.   

Farm-based ancillary businesses can provide supplemental income and employment opportunities for 

both conventional farmers and the Mennonite community.  They can also provide desired services in 

locations convenient to surrounding farm operations.  The Town should continue its policy of permitting 

agriculture related business enterprises and services, light commercial and light industry uses such as, 

but not limited to woodworking, carriage building, quilt shops, bake shops, greenhouse sales, farm 

implement sales and repair, and produce sales in the agricultural areas, with proper controls on types 

and scale of such enterprises. 

Finally, the Town of Milo should promote the use of existing programs to enhance the viability of 

agriculture and to protect farmland, as provided through the NYS Department of Agriculture and 

Markets, the Yates County Soil and Water Conservation District, and other governmental and private 

non-profit organizations.  It should also support initiatives by County and State agencies and private 

organizations to protect important agricultural land resources through non-regulatory means such as the 

purchase of development rights. 
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Residential Development 
 

Goal 1. 

Ensure that future residential development maximizes the efficient use of existing public 
infrastructure and minimizes the cost of public services relative to revenue generated.  

 

Within the areas adjacent to Penn Yan designated as Agricultural Residential, the Town can encourage 

more suburban densities and a mix of single family and other residence types.  The type of residential 

development type and density envisioned for these areas is predominantly single family detached with 

minimum lot sizes of 20,000 square feet such as already permitted. 

In some locations where it would be possible to extend Village of Penn Yan water and sewer service, the 

development of small-scale owner-occupied rowhouse and townhouse development may be appropriate.   

To reduce potential impacts these types of development should be limited to small sites – 5 acres or less, 

with a cap on number of units per acre set.    The location of any such development should not occur in 

locations where environmental constraints such as steep slopes, prime agricultural soils, woodland and 

scenic views exist. 

Other location criteria are the capacity of the local streets to accommodate traffic generated by such 

development, proximity to public transit routes and convenient access to downtown.  For this reason such 

zones should be located along or have direct access to existing Village collector streets. 

To maximize the protection of existing residential development in the area, the Town should not permit 

such developments by right.  It could create a planned unit development mechanism that can ensure 

thorough public scrutiny of development proposals.   

Key to successful management of such developments is clear minimum standards that prospective 

developers must meet.  These standards may include design criteria for streets, driveways, parking 

facilities and pedestrian amenities, minimum yard setbacks and maximum lot coverage limits and 

provisions to ensure adequate recreational space for residents.   Such standards and others could be 

incorporated into the Town of Milo zoning regulations.    

In areas of the town where water and sewer service is not anticipated, a mix of lower density rural 

residential development and agriculture is envisioned.  Appropriate minimum lot sizes for these areas 

would be in the range of 1 to 2 acres.  In many locations recommended for rural residential densities there 

is still a substantial amount of active agriculture and high quality soils.  In such locations nontraditional 
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lot configurations such as flag lots, as well as the use of cluster subdivision design approaches for new 

residential development, can be utilized to protect agricultural lands and other open space assets.   

 

Goal 2. 

Provide for a variety of affordable, high-quality housing options for all Town residents. 

 

Although the Town of Milo is growing at a small to moderate rate, the changing nature of the population 

is creating demand for a variety of housing choices.  Due to continuing demographic shifts, the traditional 

single-family detached home is not necessarily the most desirable or appropriate type of dwelling for a 

growing segment of the populations, from young families to aging empty-nesters.  

The Town of Milo should review and modify as appropriate its land use regulations to provide for a wider 

variety of housing options for its residents.  By providing for the construction and placement of different 

types and styles of housing, and different densities, it can continue to serve the housing needs of different 

populations in the Town.  As stated above, adequate controls are needed to ensure that such housing is 

designed, built and maintained in a manner that protects existing residential neighborhoods while serving 

the needs of occupants.  

One aspect of the evolving housing needs of the community include those of the Plain Sect Mennonite 

farm community.  Traditionally many Mennonite farm family homes have been two-family homes 

designed to house two generations of the family.  As life expectancy has increased in the past several 

decades, there is an increased demand to accommodate three generations living on a farmstead. Providing 

for the multi-generation housing needs of the farm community should be a priority for the Town of Milo.   

One approach that has been utilized elsewhere is permitting two-family dwellings and elder cottage 

housing in the agricultural areas of the town.  The elder cottage (ECHO cottage) concept provides for the 

placement of a self-contained dwelling adjacent to a principal residence on a farmstead.   
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Economic Development 

 
Goal 1. 

Maintain and enhance the local economy and its ties to the regional economy, expand the local 
property tax base and the availability of higher wage jobs and other close-to-home employment 
opportunities for Town residents.  

 

Although modernization and automation have dramatically reduced the manufacturing workforce in the 

USA, manufacturing continues to be an important economic engine in the region.  The area between the 

Penn Yan-Yates County Airport and Rte. 14A is a suitable location for the development of additional 

light industrial enterprises.  The Town of Milo should collaborate with the Village and the Finger Lakes 

Economic Development Center to promote the development of additional light industry in this area, as 

well as other suitable sites within and adjacent to the village. 

The Town should also continue collaborating with the Finger Lakes Tourism Alliance, Yates County 

Chamber of Commerce and other agencies and organizations to promote the continued development of 

tourism-oriented businesses in suitable locations within the Town.  The Finger Lakes wine industry is 

now a major visitor attraction in the region.  It offers the opportunity for additional agri-tourism as well 

as smaller scale hospitality industry enterprises such as bed and breakfast inns that the Town of Milo 

can encourage.  

As part of an overall land use management and economic development strategy, the Town of Milo 

should develop a Capital Improvement Program for the purpose of limited extensions of public water 

and sewer service to promote economic growth along Rte. 14A, as well as to serve higher density 

residential development in areas along Rte. 54/ East Lake Road, Old Bath Road, and east of Route 14.   

A carefully conceived program of investment in public water and sewer infrastructure can promote more 

compact residential development adjacent to village and hamlet centers, and reduce somewhat pressure 

to develop agricultural lands.  In addition the provision of public sewer service to existing developed 

areas along Keuka Lake can better protect lake water quality.   
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Goal 2. 

Balance the need for residential, commercial, industrial, and agricultural land uses through land 
use policies that promote the efficient use of public infrastructure, synergies between business 
enterprises, and protection of agricultural land resources. 

 

Although new industrial and commercial development can have positive benefits to the community, they 

also require careful planning and design to avoid or mitigate potential adverse impact on the community.  

While providing for such opportunities within its borders, the Town of Milo should also review existing 

standards and guidelines for the design of industrial and commercial development and revise them as 

necessary to mitigate potential adverse impacts and minimize conflicts between incompatible land uses. 

Well written standards and guidelines for the design of industrial and commercial development can ensure 

safe and attractive commercial development site design, including traffic circulation, parking, pedestrian 

facilities, buffer areas, landscaping, site coverage, signage and outdoor lighting design. 

In addition to standards for future light industry and commercial development, the Town of Milo should 

review existing regulations relating to the extraction of stone, sand, and gravel and other natural 

resources.  Such industries can have substantial impacts on adjacent land uses, as well as on local streets 

and highways.   

The potential development of substantial natural gas deposits in the Marcellus Shale and Utica Shale 

formations in the Finger Lakes region will require large amounts of water and gravel in the drilling 

operations.  Well development operations also generate a substantial amount of truck traffic.  Elsewhere, 

water withdrawal sites that have been developed have generated substantial truck traffic and have a semi-

industrial character.  The Town of Milo should review its existing land use regulations to ensure that the 

location, design and operations of potential water withdrawal sites, gravel mining, private water treatment 

facilities and other industrial and semi-industrial support operations that are associated with natural gas 

drilling operations do not adversely impact the environment, the character and quality life in the Town of 

Milo. 
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Community Character 

 
Goal 1. 

Preserve the rural, agrarian landscape of the Town of Milo, and natural beauty created by this 
landscape.  

Goal 2. 

Protect the key scenic and open space resources of the Town for the enjoyment of present and 
future generations. 

 

This Plan recognizes that while it recognizes and values the significant scenic and ecological resources 

within its boundaries, the Town of Milo must marshal its very limited fiscal and staff resources.  It can 

however play an effective role in supporting the efforts of private land trusts such as the Finger Lakes 

Land Trust in their efforts to protect significant scenic and ecological resources within the Town.  

It should also continue to collaborate with other groups to protect the Keuka Outlet ravine and trail and 

other natural areas within the Town used for recreational purposes, or which provide significant forest 

cover and wildlife habitat. 

 

Goal 3. 

Protect the rich historic and cultural heritage of the community. 

 

In the Town of Milo there are 5 individual sites and one historic district listed on the State and National 

Registers of Historic Places.  The Himrod Baptist Church and 4 individual homes or farmsteads however 

represent a sampling of the relatively large number of architecturally significant or historic structures that 

still stand in the Town of Milo.   The Town should encourage the restoration and adaptive re-use of 

historic structures and homes in the Village and Town as a means of preserving its rich heritage. 

The Town can also work with the Yates County Genealogical and Historical Society and other agencies to 

identify and call attention to local history and local landmarks and encourage participation by private 

property owners in State and National Register of Historic Places programs.  Elsewhere these programs 

have proven to be an effective non-regulatory approach to preserving a community’s heritage. 

 

 



Town of Milo Comprehensive Plan 
February 2013 

 

28 

 

Quality of Life. 
 
Goal 1. 

Protect the quality of life in existing residential communities from the adverse impacts of 
incompatible land uses and increased traffic. 

 

Economic development and growth do not have to occur at the expense of established communities and 

neighborhoods in the town.  The Town should review existing standards and guidelines for the design of 

industrial and commercial development and revise as necessary better protect adjacent residential areas 

from potential adverse impacts such as noise, lighting, and traffic.  This is particularly important in the 

lakefront areas where both proximity and the focus on outdoor recreational pursuits require careful 

planning and design. 

 
 
Goal 2. 

Promote retention and expansion of community recreational and cultural resources, health services 
and other organizations that enhance the quality of life and economic prosperity of the community. 

 

There is a wide array of recreational opportunities already available to Town of Milo residents.  The 

Town however should continue to cooperate with the Villages of Penn Yan and Dundee, and the State of 

New York, to provide park and recreational resources.  Although no deficiencies have been identified, if 

in the future gaps in recreational services are be identified the Town should partner with other 

government and not-for-profit agencies to provide desired services or facilities.  

Community events and festivals are integral to a high quality of life for local residents.  The Town should 

continue to support local organizations to promote and expand festivals and other cultural and fundraising 

events in the community. 

 




