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Introduction & Purpose of the Analysis 

The Local Regulations & Assessment Report for the Town of Diana serves multiple important 
purposes. The primary objective is to evaluate the Town's current regulations and identify potential 
updates based on a comprehensive diagnostic evaluation. This assessment takes into account the 
vision and goals outlined in the comprehensive plan, any relevant recommendations from other 
planning documents, and valuable input from the Committee, stakeholders, and the public.  

The report will identify and examine all pertinent regulations, including zoning, subdivision, and flood 
damage prevention regulations. To provide context for and to help guide potential code revisions, the 
report will include a general analysis of existing land use patterns and development trends within the 
Town. Furthermore, it will highlight relevant best practices, emerging trends, and innovative 
development approaches that could be beneficial for Diana. By synthesizing these elements, the 
report aims to provide a solid foundation for updating the Town's regulations to better align with its 
current needs and future aspirations. 

Existing Land Use and Development Trends Analysis 

 Existing Land Uses and Development Patterns 
 The Town of Diana encompasses approximately 88,012 acres across 2,257 parcels, representing a 
land area with relatively low-density development patterns typical of northern New York. The eastern 
portion of the town is located within the Adirondack Park and a portion of the western portion is part 
of the Fort Drum Military Reservation. A breakdown of existing land uses by acreage, number of lots, 
and average lot size per land use is presented in Table 1. Refer to the Land Use Map for their 
specific locations. Real property data was provided by Lewis County and the land use classifications 
are based on the New York State uniform classification system for assessment administration.  

 
Table 1. Land Use Summary 

Land Use Total Acres Percent of 
Total Acres 

Number of 
Lots 

Avg Lot Size 
(acres) 

Wild, Forested, Conservation 
Lands and Public Parks 

52,420 60% 311 169 

Community Services* 19,569 22% 33 593 

Residential 10,066 11% 4168 8.1 

Vacant 4,864 6% 614 7.9 

Industrial 542 0.6% 7 77 

Public Services 262 0.3% 23 11 

Recreation and Entertainment 172 0.2% 7 25 

Agriculture 101 0.1% 3 34 

Commercial 16 0.02% 18 0.9 

Unassigned 0.07 0% 2 NA 

Totals 88,012 100% 2257 NA 

Source: Lewis County  
*Community Services includes Fort Drum (18,990 acres) 
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Most lands within the Town (60%) are used as Wild, Forested, Conservation Land and Public Parks. 
The majority of these lands (61%) are privately owned (see Table 2.). The State of New York owns 
37% of the forested lands, of which only a small portion falls within the Adirondack Park. The 
remaining 2% of forest lands are owned by non-profit organizations. The second largest land use 
category is Community Services with Fort Drum occupying 97% of those lands. 

Table 2. Ownership of Wild, Forested, Conservation Lands and Public Parks 
Owner Total Acres Percent of 

Total Acres 
Number of 

Lots 
Avg Lot Size 

(acres) 
Private 32,088.12 61% 

 
166 193.3 

State of New York 19,555.95 37% 140 139.71 

Non-Profit Organization 772.26 1.5% 
 

5 154.45 

Total 52,416 100% 311 168.5 

Source: Lewis County  

Residential development is clustered within five hamlets, including Diana Center, Harrisville (formerly 
the Village of Harrisville), Kimball Mill, Lake Bonaparte, and Remington Corners; however residential 
uses are spread throughout the town. Most of the residential uses are single-family homes (66%). 
Thirty percent of the residential parcels are used as seasonal residences many of which are located 
around Lake Bonaparte. Dwellings classified as “seasonal” applies to dwellings that are designed 
and used primarily for seasonal or recreational occupancy, as determined by the assessor. Additional 
residential uses include mixed-use residential and multiple-family structures which are summarized 
in Table 3. 

Table 3. Residential Land Use Detail 
Land Use Total Acres Percent of 

Total Acres 
Number of 

Lots 
Avg Lot Size 

(acres) 
Single-Family Residences 6,601 66% 739 8.9 

Seasonal Residences 2,986 30% 452 6.6 

Mixed Use Residential 239 2% 16 15 

Two-Family Residential 157 2% 14 11 

Multiple Family 83 1% 17 4.9 

Three-Family Residential 0.22 0 1 NA 

Total 10,066 100% 1,239 NA 

Source: Lewis County  

There are only three parcels used for Agriculture within the town. Vacant lands are scattered 
throughout the town. All other land uses, including Commercial, Industrial, Public Services and 
Recreation/Entertainment, are concentrated in the Hamlet of Harrisville and along the Route 3 
corridor.  

Town Zoning Districts 
The Town of Diana Zoning Code includes four (4) zoning districts, which are summarized in Tables 4 
and 5. Refer to the Town of Diana Zoning Map for district locations. Three of the zoning districts are 
located within the Hamlet of Harrisville, including the Central Area, Hamlet Rural Residential, and 
Mixed-Use districts. The Hamlet Rural Residential District is the largest of the three within the 
Hamlet, containing 235 parcels with an average lot size of 1 acre. The district includes parcels 
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primarily located along local streets where most parcels are used for single-family housing plus a few 
parcels used for multi-family housing and mixed-use residential. Community uses located in this 
district include the fire department, Harrisville Central School, and churches. The district also 
includes public services, recreation and entertainment, one commercial property, and vacant lands.  

The Mixed-Use District is the second largest district within the Hamlet of Harrisville. This district 
includes 90 lots with an average lot size of 3 acres. The district includes parcels located along Route 
3, the railroad, West Branch of the Oswegatchie River, and Maple Street. Most of the parcels are 
used for residential uses. Additional land uses include commercial businesses, community services 
(churches, town offices), public services, entertainment, and large industrial uses (Harrisville 
Manufacturing Corp./Viking Cives and Armour Environmental Inc.).  

The smallest district in the Hamlet of Harrisville is the Central Area District which is bisected by Main 
Street. The district includes just 13 lots with an average lot size of 0.18 acres. Most of parcels are 
used for commercial purposes. The district also includes the library and public parking lot. 

All parcels located outside of the Hamlet of Harrisville are in the Rural Residential District. This 
district includes 1,918 parcels with an average lot size of 47 acres. Fifty-three percent of the parcels 
are used for residential uses, primarily single-family and seasonal homes. Twenty-nine percent of the 
parcels are vacant and 16% fall in the category of wild, forested, conservation land and public parks. 
There are several parcels used for community services, including Fort Drum and cemeteries. The 
district also includes public services and a few industrial, commercial and agricultural uses.  

The Town Zoning Code does not include a minimum lot size for the Rural Residential District  which 
makes up 99% of zoned property within the Town. The minimum lot size for all other zoning districts 
(Hamlet Rural Residential, Mixed-Use, and Central Area) are based on allowed land uses. The 
minimum lot size for single-family dwellings and accessory structures is 10,000 square feet. The 
minimum lot size for two-family dwellings and accessory structures is 12,000 square feet. The 
minimum lot size for multiple-family dwellings is 20,000 square feet. The minimum lot size for all 
commercial and nonresidential uses is 15,000 square feet. 

Table 4. Breakdown of Existing Zoning Districts 
Zoning District Total Acres Percent of 

Total Acres 
Number of 

Lots 
Avg Lot Size 

(acres) 
Rural Residential 87,501 99.40% 1,918 47 

Hamlet Rural 
Residential 242.6 0.30% 

235 1 

Mixed-Use 267.6 0.30% 90 3 

Central Area 2.4 0.003% 13 0.18 

Total 88,014 100% 2,257 NA 

Source: Lewis County  

 
 
 
 
 
 
 
 
 



Local Regulations & Assessment Report 

Town of Diana Zoning Code Update   Pg. 4 

Table 5. Existing Land Uses by Zoning District 
Zoning District Existing Uses (# Parcels) 

Rural Residential Agriculture (3) 
Community services (18) 
Industrial (4) 
Mixed-use Residential (11) 
Multiple Family (14) 
No class assigned (2) 
Public Services (14) 
Recreation and Entertainment (2) 
Seasonal Residences (452) 
Single-family (527) 
Two-family (5) 
Vacant land (552) 
Wild, Forested, Conservation Land and Public 
Parks (311) 

Hamlet Rural Residential Commercial (1) 
Community Services (9) 
Mixed-use Residential (2) 
Multiple Family (3) 
Public Services (5) 
Recreation and Entertainment (2) 
Single-family (169) 
Two-family (2) 
Three-family (1) 
Vacant land (41) 

Mixed-Use Commercial (6) 
Community Services (4) 
Industrial (3) 
Mixed-use Residential (3) 
Public Services (4) 
Recreation and Entertainment (2) 
Single-family (42) 
Two-family (6) 
Vacant land (20) 

Central Area Commercial (9) 
Community Services (2) 
Single-family (1) 
Vacant land (1) 

Source: Lewis County  
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Lake Bonaparte Shoreline 
A shoreline analysis was 
conducted for Lake 
Bonaparte in response to 
ongoing concerns related to 
pre-existing, non-conforming 
lot sizes. All parcels around 
Lake Bonaparte are in the 
Rural Residential Zoning 
District and the current 
zoning law does not regulate 
minimum lot size or 
setbacks within this District. 
The shoreline area, including 
the island, contains 411 lots 
with an average lot size of 
54 acres. The most 
prevalent land uses along 
the shoreline are seasonal 
residences (238 lots) and 
single-family homes (83 lots). Lots occupied by Seasonal Residences have an average lot size of 
0.69 acres and lots occupied by Single-Family Residences have an average lot size of 0.54 acres.  

Additional land uses include Fort Drum that includes the lake’s northwest corner, along with a 
campground and marina, and wild, forested, conservation lands and public parks (4 lots). There are 
also 83 vacant lots, although some of these vacant lots provide shoreline access for adjacent 
parcels. See Table 6 for detailed breakdown.  

Due to the unavailability of shoreline parcel lot width data, sample measurements were taken using 
online GIS tools. The western shore is mostly large lots with significant lot width along the shoreline. 
Lot widths along the northern, southern, and eastern shores range from over 1,000 feet down to 15 
feet, however most of the lots with smaller widths are presumed to provide water access for adjacent 
or adjoining parcels and do not contain any structures. Most lots have at least 50 feet of shoreline, 
although there are a number of lots with widths in the 30-to-49-foot range. 

Lake Bonaparte Shoreline Parcels 
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Table 6. Parcel Analysis for Lake Bonaparte Shoreline 
Land Use Total Acres Percent of 

Total Acres 
Number 
of Lots 

Avg Lot Size 
(acres) 

Community Services 1,745 26.5% 1 NA 

Multiple Family 0.12 0.002% 1 NA 

Recreation & Entertainment 0.91 0.014% 1 NA 

Seasonal Residences 163.99 2.50% 238 0.69 

Single-family 44.73 0.68% 83 0.54 

Wild, Forested, Conservation Lands 
and Public Parks 

4,055.25 

61.5% 

4 1013.81 

Vacant 585.32 8.90% 83 7.05 

Total 6,595.32  100% 411 54 

 Source: Lewis County  

Town of Diana Water District 
As show on the Land Use and Zoning Maps, the boundary of the water district includes all parcels 
within the Hamlet of Harrisville (former Village of Harrisville) along with parcels outside the Hamlet 
that are connected to the water system. There are 371 customers in the water district. Most of the 
parcels (235) within the water district are in the Hamlet Rural Residential zoning district. The former 
village also includes the Central Area and Mixed-Use zoning districts. Thirteen of the water district 
customers are in the Central Area district and 90 are in the Mixed-Use district. The remaining 33 
customers are in the Rural Residential zoning district.  

 
 Source: Town of Diana 

 
Sixty-eight percent of the land uses in the water district are residential. Most of these residential 
parcels are single-family homes (237) plus two and three-family dwellings (9 parcels), multiple-family 
residences (3 parcels), and mixed-use residential (5 parcels). Other land uses in the water district 
include commercial (16 parcels), community services (15 parcels), public services (9 parcels), and 
recreation and entertainment (4 parcels), There are also 68 vacant parcels, and 2 parcels used for 
wild, forested, conservation land and public parks. Refer to the Land Use Map for further 
information.  

4%

63%

24%

9%

Zoning District for Properties in the Town 
Water District

Central Area Hamlet RR Mixed Use RR
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Source: Town of Diana 

 

There is some potential for new residential and mixed-use development within the water district, 
although opportunities are somewhat limited by the floodplain where development should be 
avoided. There are vacant parcels near the elementary school on Mill Street and Wilder Drive that 
have potential for additional residential development. There are also vacant parcels on Foskit and 
Main Streets that may be suitable for residential or mixed-use development. There are a several 
larger vacant parcels located within the water district, but only a few are within proximity to existing 
water lines.   

APA Land Use Categories 
Approximately one-quarter of the Town is within the Adirondack Park. Within the Adirondack Park, 
property is classified pursuant to the Adirondack Park Land Use and Development Plan and the 
Adirondack Park Agency (APA) regulates certain types of development.  A little over half of those 
lands are classified as Resource Management. The private parcels along the south side of Bryant 
Bridge Road are classified as Resource Management and Rural Use. The parcels along the north 
side of Bryant Bridge Road are classified as Low Intensity. The parcels on both sides of Goose Pond 
Road are classified as Rural Use. The remaining parcels are public lands owned by New York State. 
Refer to the Adirondack Park Agency Act for specifics on APA jurisdiction and minimum lot sizes for 
the different land use classifications.  

Environmental Resources 
Waterbodies 
The Town of Diana's major waterbodies include Lake Bonaparte, which is the largest lake in the 
town, and the Oswegatchie River system with its network of tributaries including Bonaparte Creek. 
The waterbodies in Diana are part of the Oswegatchie River Watershed, which is a portion of the 
greater St. Lawrence River Basin. The West Branch of the Oswegatchie River flows through the 
Hamlet of Harrisville. Just south of the hamlet, the Middle Branch of the Oswegatchie separates from 
the West Branch and heads east. These waterbodies are subject to overlapping regulatory 
jurisdictions. The APA has primary jurisdiction over these waters within the Park, regulating shoreline 
setbacks between 50 ft. and 100 ft. depending on the land use classification. The New York State 
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Department of Environmental Conservation (NYSDEC) regulates water quality, aquatic resources, 
and activities like docks and shoreline stabilization under various sections of Environmental 
Conservation Law. Additionally, the U.S. Army Corps of Engineers (ACOE) maintains jurisdiction over 
navigable waters of the U.S. under Section 404 of the Clean Water Act. Lake Bonaparte and other 
navigable waters are also considered "waters of the state" and their beds are owned by New York 
State, requiring permits from NYSDEC for any disturbance of the lake or river bottom. Public access 
and recreational use of these waterbodies is managed by NYSDEC, while water quality monitoring 
often involves partnerships between state agencies and local lake associations. 

Wetlands 
The Town of Diana contains numerous wetlands, primarily concentrated along the Oswegatchie River 
corridor and its tributaries as well as adjacent to Lake Bonaparte. Since a portion of the Town is 
located within the Adirondack Park, wetlands are regulated by multiple agencies at the state level. 
The APA has primary jurisdiction over wetlands of any size within the Park under the Freshwater 
Wetlands Act. The APA regulates wetlands according to their value and benefits, with different levels 
of protection based on wetland characteristics. The NYSDEC regulates state-designated wetlands of 
12.4 acres or larger under Article 24 of the Environmental Conservation Law (Note: The default 
threshold of NYSDEC jurisdictional wetlands is scheduled to decrease from 12.4 acres to 7.4 acres 
on January 1, 2028). The NYSDEC also regulates a 100-foot adjacent buffer area around state-
designated wetlands. The ACOE also has jurisdiction over wetlands associated with navigable waters 
of the U.S. Any development or disturbance within these regulated wetlands or buffer areas requires 
permits from the respective agencies. Currently, the Town of Diana does not have local wetland 
regulations that supplement these state requirements. Refer to the Environmental Resources Map 
for additional information.  

Floodplains 
Floodplains in the Town of Diana are primarily located along the Oswegatchie River system, including 
Lake Bonaparte and its tributaries, as mapped by the Federal Emergency Management Agency 
(FEMA) on Flood Insurance Rate Maps (FIRMs). Lake Bonaparte is a significant water body within the 
Oswegatchie River watershed, with the lake draining into the Oswegatchie River through Bonaparte 
Creek. FEMA identifies these areas as Special Flood Hazard Areas (SFHAs) that have a 1% annual 
chance of flooding (also known as the 100-year floodplain). The regulation of development within 
these floodplains involves multiple agencies. The Town of Diana participates in the National Flood 
Insurance Program (NFIP) and is responsible for administering and enforcing local floodplain 
development regulations that meet FEMA's minimum requirements. Additionally, since Diana is 
within the Adirondack Park, the APA reviews projects in floodplains as part of a project subject to 
their overall jurisdiction. The NYSDEC also plays a role in floodplain management through their 
oversight of the NFIP at the state level and regulation of activities that may affect streams and 
wetlands within floodplain areas. Refer to the Environmental Resources Map for additional 
information. 

Scenic Resources 
The Waterbodies in Diana represent an important part of the greater ecosystem as well as a 
resource for public recreation. The Hamlet of Harrisville is located along the Route 3 portion of the 
Olympic Scenic Byway. There is a scenic overlook of the Oswegatchie River located in downtown 
Harrisville. 
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Agriculture 
The Town of Diana contains areas of both prime farmland soils and soils of statewide importance, 
though these represent a relatively small portion of the town's total land area. These agricultural 
soils are primarily found outside of the Adirondack Park in the western and southern portions of the 
town, with concentrations along the Oswegatchie River valley where the topography is more suitable 
for farming. Refer to the Agricultural Resources Map for additional information.  

Agricultural activities in Diana are regulated through multiple agencies. Lewis County Soil and Water 
Conservation District provides technical assistance and helps farmers implement best management 
practices. While the New York State Department of Agriculture and Markets oversees statewide 
agricultural programs and facilitates and protects farming activities through the Agriculture and 
Markets Law, Diana does not contain a designated Agricultural District and there are few farms 
within the town.  

Forest Lands 
The Town of Diana is predominantly forested, with large tracts of both public and private forestland. 
The majority of the forested areas are privately owned, including parcels managed for commercial 
timber production, private recreation, and conservation purposes. The management of these forests 
falls under multiple jurisdictions. The APA regulates timber harvesting and land use changes on 
private lands through their permit system and land use classifications. Outside of the Adirondack 
Park, the NYSDEC manages timber harvesting practices on private lands through various regulations 
including requirements to prevent soil erosion and protect water quality. Lewis County is ranked first 
in New York State in the sales of cultivated Christmas trees and woody crops. The County is the 
fourth largest maple syrup producer in the state and some of the forest lands within the Town are 
used for maple production.  

Slopes 
Currently, there is no comprehensive mapping or data available regarding steep slopes in the Town, 
nor does the Town's zoning code contain any provisions regulating development on steep slopes. 
While slope analysis could provide useful information for development planning, creating slope maps 
would only be necessary if the Town intends to regulate development on steep slopes through 
specific zoning or development standards. Without such regulatory intent, the resources required to 
create and maintain slope maps may not be justified. 

Existing Planning Documents 
This section provides a brief overview of the land use related recommendations in the Town’s 
existing planning documents, including the Town of Diana Comprehensive Plan, Dissolution 
Implementation Plan of the Village of Harrisville, Existing Conditions Report: Village of Harrisville and 
Town of Diana, Flood Damage Prevention Law, and Lewis County Agriculture Enhancement Plan. 

Town of Diana Comprehensive Plan 
The Town of Diana adopted the community’s first comprehensive plan in 2019 after the Village of 
Harrisville was dissolved in 2018. The purpose of the plan is to guide future development in the town 
and provide a framework for zoning and subdivision regulations.   

The Plan’s vision statement emphasizes maintaining Diana's rural character and natural beauty 
while fostering controlled growth and development. 
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Top priorities identified in the vision statement include: 

1. Preserving unspoiled wilderness and rural community feel 
2. Developing public infrastructure for planned growth 
3. Maintaining a vibrant downtown in Harrisville to serve residents' needs 
4. Protecting Lake Bonaparte as a pristine residential waterfront area 
5. Balancing tourism and environmental concerns in public recreational areas 
6. Supporting heritage businesses and providing diverse employment opportunities 
7. Embracing rural traditions while leveraging growth to enhance quality of life and fiscal health 

 
Overall, the vision aims to strike a balance between preservation of Diana's natural and cultural 
assets and strategic development to ensure the town's long-term prosperity and livability. 

Based on the goals and strategies outlined in the comprehensive plan, the key takeaways for the 
zoning code update include the following: 

1. Balance growth with rural character:  
o Implement strategic development in agreed-upon areas. Concentrate development 

around the Hamlet of Harrisville and the Route 3 Corridor. 
o Ensure zoning allows for an appropriate mix of commercial and residential uses, 

particularly in potential new hamlet developments like Natural Bridge. 
o Allow for low-density mixed residential/commercial uses in suitable areas. 
o Consider restricting stand-alone, un-concentrated commercial development to the 

Route 3 corridor. 
o Ensure commercial developments are appropriate in scale and character with 

surrounding areas. 
o Use design controls, building height and bulk regulations, and parking screening to 

ensure compatibility with existing character. 
o Update zoning regulations to cluster development around hamlets and corridors, 

preserving open spaces elsewhere. 
o Implement proper design controls and buffering to ensure compatibility between 

different uses. 
2. Support Fort Drum's mission:  

o Implement height restrictions on structures within low-level flight paths. 
o Develop Dark Sky compliant light standards to minimize light pollution. 
o Encourage development in areas less impacted by high noise levels from Fort Drum 

activities. 
3. Align with infrastructure planning:  

o Coordinate zoning with long-term plans for municipal sewer and water expansion. 
4. Flexible zoning for market-driven development:  

o Allow for adaptability in zoning to accommodate market-driven development in 
suitable areas, while maintaining overall planning goals. 

These takeaways suggest that the zoning code should be flexible yet strategic, focusing on 
concentrated development in specific areas while preserving the town's rural character and 
supporting its relationship with Fort Drum. The code should consider including provisions for mixed-
use development, design guidelines and standards, and environmental considerations, all while 
aligning with infrastructure planning and economic development goals. 
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Dissolution Implementation Plan of the Village of Harrisville (2017) and Existing Conditions Report: 
Village of Harrisville and Town of Diana (2017) 
The Village of Harrisville dissolved and became part of the Town of Diana effective December 31, 
2018. The Village zoning laws remained in effect for a period of one year after dissolution, with the 
Diana Town Board providing Site Plan Review and Variance oversight during that time. 

As part of the dissolution plan, it was recommended that the Town review and potentially incorporate 
relevant Village laws into Town laws, including:  

o The Village Zoning Law (Local Law 2 of 1987) 
o Amendments to the Village Zoning Law (Local Law 1 of 1997) 
o Mobile Home and Travel Trailer Control Law (Local Law 1 of 1985) 
o Junkyard Law (Local Law 3 of 1992) 
o Unsafe Building Law (Local Law 2 of 1993) 
o Clutter, Litter, Debris law (Local Law 4 of 2002) 

Local Law No.1-2021 was enacted by the Town Board on May 11, 2021. The law amended the Town 
of Diana Zoning Law by adding the Village of Harrisville zoning regulations as well as village 
regulations of locations and use of buildings and structures, the regulation and restriction of clutter, 
litter and debris, and regulation of mobile homes and parks. The Town of Diana is now in the process 
of updating its zoning code to incorporate and standardize regulations for the former Village area 
within the Town Zoning Code. 

The dissolution plan recommended the Town consider keeping specific speed limit and parking laws 
for the former Village area. It was suggested the Town consider adopting similar laws to the Village's 
throughout the Town or only in specific zones for things like open container restrictions, winter 
parking rules, and ATV use on certain streets. The Town Board enacted local law 2019-1 to regulate 
speed, traffic and parking in the Hamlet of Harrisville and Town of Diana. The Town then enacted 
local law 2020-1 to repeal sections 1-5 of Local Law 2019-1, which deal with regulation of speed. 
The dissolution plan also recommended the Town review and potentially incorporate the Village's 
Fair Housing law, which the Town Board enacted in July of 2019.  

Flood Damage Prevention Law 
The Town of Diana adopted a Flood Damage Prevention Law in 1992 and should be updated in the 
future. The local law finds that potential and/or actual damage from flooding and erosion may be a 
problem to the residents of Diana and that such damages may include destruction or loss of private 
and public housing, damage to public facilities, and injury to or loss of human life. The purpose of the 
law is to promote the public health, safety, and general welfare, and to minimize public and private 
losses due to flood conditions in specific areas by provisions designed to: 

• Regulate uses which are dangerous to health, safety and property due to water or erosion 
hazards; 

• Require that uses vulnerable to floods be protected against flood damage at the time of 
initial construction;  

•  Control the alteration of natural floodplains, stream channels, and natural protective barriers 
for flood waters; 

• Control filling, grading, dredging and other development which may increase erosion or flood 
damages; 
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• Regulate the construction of flood barriers which will unnaturally divert flood waters or which 
may increase flood hazards; and 

• Quality and maintain participation in the Nation Flood Insurance Program. 

The law applies to all special flood hazard areas identified on Federal Emergency Management 
Agency (FEMA) Flood Insurance Rate Maps. The law grants authority to the Flood Plain Administrator 
to administer and implement the law by granting or denying floodplain development permits. The law 
includes definitions and outlines the information required for a permit application as well as permit 
application review procedures. The Administrator is charged with reviewing proposed new 
development to determine whether proposed building sites will be reasonably safe from flooding. If a 
proposed building site is in an area of special flood hazard, all new construction and substantial 
improvements shall meet the applicable construction standards outlined in Section 5 of the law. The 
Administrator is also charged with determining whether any proposed development in an area of 
special flood hazard may result in physical damage to any other property. If the proposed 
development may result in physical damage to other property or fails to meet the construction 
requirements, then no permit shall be issued. Section 6 of the law outlines the variance procedure. 
The Planning Board has authority to hear and decide appeals and requests for variances from the 
requirements of the law.  

Lewis County Agriculture Enhancement Plan (2021) 
There are a few key ways the County Agricultural Plan could be relevant to the Town of Diana's 
zoning code update project: 

1. Forest land protection: The plan notes that Diana has the second most forest land in the 
county at 65,510 acres. 33,770 acres are privately owned; 18,939 acre are state-owned, 
and the remaining acres are owned by the county, municipality, Fort Drum, and non-profits. 

2. Some of the forest land is used for agricultural purposes. The zoning update could consider 
ways to protect and sustainably manage this important forest resource. 

3. Right-to-farm laws: The plan recommends towns enact local right-to-farm laws to protect 
agricultural activities. While Diana has limited agriculture, a right-to-farm provision could still 
be beneficial to include. 

4. Farm-friendly zoning: The plan provides several recommendations for farm-friendly zoning 
provisions that Diana could consider incorporating, such as:  

o Allowing food processing facilities and small slaughterhouses 
o Establishing buffers between new development and existing farms 
o Allowing farm worker housing 
o Incorporating agricultural definitions for activities like farm stands, agritourism, etc. 
o Removing acreage minimums to be considered a farm 

5. Solar development: The plan discusses balancing solar development with protecting 
farmland. Diana could consider adopting solar siting guidelines to direct development away 
from prime agricultural lands. 

6. Broadband access: Expanding broadband access is a priority in the plan. Diana's zoning 
could support broadband infrastructure development. 

7. Agritourism: The plan promotes agritourism development. Diana's zoning could allow for 
agritourism uses to support the local economy. 

8. Forest product industries: The plan recommends supporting forest product industries. 
Diana's zoning could ensure forestry and wood product businesses are permitted uses. 

While agriculture is limited in Diana, incorporating some farm-friendly and forest-supportive 
provisions aligned with the county plan could be beneficial for the town's zoning update. The focus 
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would likely be more on forest protection and forest-based economic development given Diana's 
significant forest resources. 

The Agriculture Enhancement Plan includes Farmland prioritization mapping that identifies farmland 
that is key to long-term viability of agriculture. The County identified large-scale commercial solar 
projects as a potential threat to agricultural lands and developed a potential solar overlay district for 
each town. The solar overlay identifies parcels that are suitable for solar. The parcels included in the 
solar overlay district are rated lower, low and medium priority for agricultural purposes. Other 
characteristics considered appropriate for solar development include parcels with less than 10% 
slope, less than 70% forest coverage, and parcels with at least 15 acres. The Town has the option to 
include the solar overlay district in the updated zoning code, if desired.  

Review of Past Permits and Violations  
Building Permits 
Building permits in the Town of Diana are issued by Lewis County. Between 2021 and 2024 a total if 
33 building permits were issued for new development. Only one of those permits were for 
commercial development as shown below in the Building Permits by Year chart. Of the 32 residential 
building permits issued, at least 14 were for seasonal residences although the County stopped 
distinguishing between seasonal and year-round residences when the permit tracking system was 
changed in April 2024. Additional building permits issued during that time frame were for alterations, 
additions or site improvements such as septic systems. Certificates of occupancy (CO) issued by year 
are shown in the chart below. Most CO’s are issued for residential alterations.   

 
Source: Lewis County 

 

0

2

4

6

8

10

12

14

2021 2022 2023 2024

Building Permits Issued by Year

New Commercial New Residential



Local Regulations & Assessment Report 

Town of Diana Zoning Code Update   Pg. 14 

 
Source: Lewis County 

 

Land Use Regulations Assessment 
This section provides an evaluation of all relevant land use regulations, including the Town Zoning 
Law. The Town does not have subdivision regulations.  

Town of Diana Zoning Code 
The Town of Diana Zoning Code was amended in 2021 to provide for zoning in the entire town, 
including the Hamlet of Harrisville. The amendment added the former Village of Harrisville zoning 
code to the Town’s zoning code. The codes were pasted together into a single document rather than 
merging the two codes cohesively. 

Administrative Procedures 
The Town Board serves as the Planning Board and reviews applications for Site Plan Review and 
Special Use Permits. The Zoning Board of Appeals (ZBA) consists of three (3) members appointed by 
the Town Board. The ZBA reviews appeals involving the interpretation of the zoning code and 
requests for variances. Lewis County provide code enforcement services.  

Approval Process 
Sections 430 and 440 of the Town portions of the code identify information to include in an 
application for site plan review, including information to include on the site plan and supporting 
documentation. The Town Board has discretion to waive portions of the requirements. Applications 
for special use permits follow the same application procedures as identified for site plan review. 
Applications are submitted to the Town Clerk with the application fee.   

All appeals and applications made to the ZBA must be submitted in writing and refer to specific 
provisions of the law being appealed. A public hearing shall be held for all variance actions. 
Decisions must contain a full description of reasons for granting or denying the permit. Criteria for 
granting use and area variances are not included in the code.  
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Zoning Districts 
Outside the Hamlet there is one zone, Rural Residential (for the purposes of this report, this will be 
referred to as Town Rural Residential), and the Hamlet is divided into three (3) districts: Rural 
Residential, Mixed Use, and Central. 

Dimensional Standards 
The Town Rural Residential Zoning District does not include any dimensional standards. The Hamlet 
portion of the code includes setbacks for principal buildings and accessory structures, including: 

• Minimum distance to side and rear lot lines 
• Minimum distance to center line of state highway 
• Minimum distance to center line of all other public streets/roads 

 
The Hamlet portion of the zoning code also includes minimum lot area and coverage requirements 
for all new uses: 

• 10,000 sq. ft. min. lot area for single family, mobile/modular home and accessory uses – no 
max lot coverage 

• 12,000 sq. ft. min. lot area for two family and accessory uses – no max lot coverage 
• 20,000 sq. ft. min. lot area for multiple family and accessory uses – 40% max lot coverage 
• 15,000 sq. ft. min. lot area for commercial/nonresidential use – 50% max lot coverage 
• No minimum lot area, lot coverage or setback requirements for essential services or within 

the Central Area. 

Allowed Uses 
For the Town Rural Residential Zoning District, the zoning code uses a list format to identify 
exempted uses, allowed uses requiring site plan review, allowed uses requiring a special use permit, 
and prohibited uses. The Hamlet portion of the code uses a table format to identify uses and 
required approvals for the Rural Residential and Mixed-Use Zones, but not the Central Zone. Uses 
are summarized in the table below. 

 

Use 
Town Rural 
Residential 

Hamlet Rural 
Residential Mixed Use Central 

-Most home occupations 
-Agricultural uses (dairy, crops, 
maple syrup) 
-Repair or maintenance of 
existing structures 
-Exterior alterations or additions 
to commercial or industrial 
structures, which will not 
increase gross floor area by more 
than 25% within any five-year 
period 
-Interior alterations that do not 
substantially change the nature 
or use of commercial or industrial 
structure 
- Select solid waste management 
facilities  
-Junkyards 

 
 
 
 
 
 
Exempt 

 
 
 
 
 
 
N/A 

 
 
 
 
 
 
N/A 

 
 
 
 
 
 
N/A 
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-Mobile home parks and travel 
trailer parks subject to the Town 
of Diana Mobile Home and Travel 
Trailer Ordinance. 
-Telecommunication towers and 
antennas less than 60’ in height 
 
-All new commercial, industrial 
uses, and communications 
towers within the town which 
have not been substantially 
constructed by the effective date 
of the Town law. 
-Exterior alterations or additions 
to a commercial or industrial 
structure that increase gross 
floor area by more than 25% over 
any five-year period. 
- Select home occupations 
 

 
 
 
 
Site Plan 
Review 

 
 
 
 
 
 
N/A 

 
 
 
 
 
 
N/A 

 
 
 
 
 
 
N/A 

-Transfer stations designed and 
permitted by NYSDEC to handle 
less than 400 tons/year of solid 
waste. 
-Recycling facilities 
-Industrial use (heavy) 
-Telecommunication tower and 
antennas 
-Commercial, industrial, and 
agricultural uses with a 
construction value of one million 
dollars or more. 
-Any use that would have the 
potential of generating an A-
weighted sound level (dBA) of 90 
decibels on a regular basis  
-All solid waste management 
facilities not exempt or prohibited 
(see code for details) 

 
 
 
Special Use 
Permit 

   

-Solid waste landfills 
-Construction and demolition 
debris landfills 
-Incinerators, except when 
located on the site or, and 
accessory to, a commercial, 
industrial, or licensed health care 
facility. 
-Regulated medical waste landfill 
-Transfer stations designed and 
permitted by the NYS DEC to 
handle more than 400 tons/year 
of solid waste. 
 

 
 
 
 
Prohibited 

 
 
 
 
N/A 

 
 
 
 
N/A 

 
 
 
 
N/A 

One or two family dwelling NA Permitted Permitted NA 
Multiple family dwelling NA Special Use 

Permit 
Special Use 
Permit 

NA 
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Modular Home NA Permitted Permitted NA 
Mobile Home NA Permitted Permitted NA 
Mobile home double wide NA Permitted Permitted NA 
Mobile home park NA Special Use 

Permit 
Special Use 
Permit 

NA 

Commercial Use NA Prohibited Special Use 
Permit 

NA 

Home occupation NA Permitted Permitted NA 
Child care center NA Special Use 

Permit 
Special Use 
Permit 

NA 

Professional Office NA Special Use 
Permit 

Special Use 
Permit 

NA 

Public or semi-public facilities NA Special Use 
Permit 

Special Use 
Permit 

NA 

Essential services NA Special Use 
Permit 

Special Use 
Permit 

NA 

 

Deficiencies  
Combining the Town code with the former village code created several deficiencies and issues that 
should be addressed: 

1. Structural/Organizational Issues 
• The document contains inconsistent formatting and numbering systems throughout. 
• Multiple tables of contents sections that are redundant and poorly organized. 
• Inconsistent heading levels and styles. 
• Some sections have missing or incorrect cross-references. 
• The merger of the Harrisville village code creates redundant sections dealing with 

similar topics. 
2. Definitions 

• There are multiple definition sections with potential conflicts. 
• Some terms used in the code are not defined. 
• Some definitions are outdated or unclear. 
• Inconsistent use of defined terms throughout the document. 

3. Zoning Districts 
• The Town portion establishes only one zone (Rural Residential) while the Hamlet 

portion has three zones (Rural Residential, Mixed Use, Central) but their relationship 
is unclear.  

• The zoning districts lack purpose statements. 
• Interpretation of zone boundaries is only addressed in the Hamlet portion of the 

code. 
• The Town and Hamlet portions of the code identify uses differently and have different 

approaches to regulating uses.  
• The Town Rural Residential District lacks minimum lot size, setback, and lot coverage 

requirements, typical in zoning laws.  
4. Regulatory Gaps 

• No clear provisions for nonconforming uses between Town and Hamlet areas. 
• Incomplete or unclear processes for variances and appeals. 
• Lack of clear standards for mixed-use developments. 
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• No provisions for modern uses like solar farms, short-term rentals, etc. 
5. Administrative Issues 

• Confusing or redundant permit requirements. 
• Multiple enforcement sections with potential conflicts. 
• Powers and duties of the ZBA are referenced as being prescribed in Sections 267 

and 267-b of Town Law, but the zoning code should state the powers and duties. 
6. Technical Standards 

• Outdated references to state codes and regulations. 
• Inconsistent development standards between Town and Hamlet areas. For example: 

o The Town portion of the code does not include dimensional standards, but 
the Hamlet portion does. 

o Both the Town and Hamlet portions of the code include design standards, 
but they are not consistent. There are different standards for parking 
requirements, size of parking spaces, and limits on size of signs. The level 
of detail in each set of design standards is inconsistent. 

• Lack of modern design standards. Lewis County has prepared a Downtown Design 
Guide the Town of Diana may want to consider incorporating.  

• Limited provisions for technology infrastructure. 
• Hamlet code includes Regulating and Restricting the Location and Use of Buildings, 

Structures and the Use of Land in the Town of Diana. This is not typically included in 
a zoning code as it related to Building Codes. 

• Hamlet code includes Regulating and Restricting Clutter, Litter and Debris. This is not 
typically included in a zoning code as it related to property maintenance. 

• Section 3.7 of the Hamlet code addresses mobile homes and travel trailers. NYS 
regulations require that manufactured homes be regulated in the same manner as 
all single-family homes. The zoning code can include supplemental regulations to 
address siting and size of manufactured homes provided these supplemental 
regulations apply to all single-family types. 

 

Recommendations 
• Draft a new zoning code with a unified, consistent structure. 
• Update and consolidate definitions. 
• Identify and define all zoning districts in one section. 
• ZAC discussion during Committee Meeting #3: 

o Consider expanding the Central Zoning District to include additional 
adjacent parcels. The Zoning Advisory Committee (ZAC) during Meeting #3 
suggested adding adjacent parcels to the Central Zoning District, 
specifically parcels with structures that do not meet the front yard setbacks 
in their current districts. The ZAC also recommended maintaining the 0ft. 
setbacks in the Central District and to consider implementing a 10-ft. rear 
setback to protect residential properties. 

o Review all exempted uses (including junkyards and waste management 
facilities) and consider moving some to the Special Use category with 
specific regulations. 

o Create a new zoning district focusing on light industrial uses, excluding 
heavy industry.  

https://lewiscountyny.gov/wp-content/uploads/2024/08/FINAL-Lewis-County-Downtown-Design-Guidelines.pdf
https://lewiscountyny.gov/wp-content/uploads/2024/08/FINAL-Lewis-County-Downtown-Design-Guidelines.pdf
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o Rezone parcels currently used for light industry, including Viking-Cives and 
Armour Environmental properties and consider other areas that may be 
suitable for industrial uses.  

• Create an Allowable Use Table that includes all zoning districts and identifies the type 
of approval required for each use.  

• Add large-scale solar facilities as an allowed use with specific standards. Create a 
solar overlay based on the county's GIS data for suitable solar locations. 

o ZAC decided against allowing battery energy storage facilities due to safety 
concerns and lack of emergency response capabilities.  

• Commercial, industrial, communication towers, and home occupations require Site 
Plan approval if they meet or exceed specific limits. The limits will be reviewed and 
clarified. 

• Uses requiring Site Plan Review and Special Use Permits are listed separately. Some 
uses are included on both lists. Need to review and revise and clarify that a use 
requiring a Special Use Permit also requires Site Plan Review.  

• Add a section that addresses non-conforming uses and structures.  
o Clarify rules around rebuilding nonconforming structures after a fire and 

allow for reasonable time limits (more than 1 year). 
• Draft consistent design and dimensional standards.  

o Consider adding a minimum lot size or width and setbacks for some or all 
zoning districts.  

• Streamline administrative procedures. 
• Draft separate sections for Site Plan Review/ Special Use application requirements 

and criteria for review. Clarify that site plan and special use permit review run 
concurrently. Move Article IV Objectives (Town) to new section covering site plan 
review criteria. 

• Add criteria for reviewing use and area variances to ZBA procedures.  
• Remove the following from the zoning code and adopt as separate regulations: 

o Regulating and Restricting the Location and Use of Buildings, Structures 
and the Use of Land in the Town of Diana  

o Regulating and Restricting Clutter, Litter and Debris 
• Remove Section 3.7 from the updated zoning code and any regulations specific to 

manufactured homes and manufactured home parks should be addressed in 
supplemental or design standards. The definition for campground could be updated 
to include travel trailer parks or they could be added to the zoning code as separate 
use. The portions of the code that address individual travel trailers should be added 
to the town’s property maintenance code. 

• Address current land use trends and needs. 
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