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Section]. Introduction

The Town of New Scotland, New York, is a rural residential community only
miles from the City of Albany and adjacent to the suburban towns of Guilderland and
Bethlehem. Largely because of its location within the expanding Capital District, New
Scotland has recently begun to experience substantial development pressure as the proposed
site of several large scale subdivisions, business and commei-cial operations.

Development requires additional munwzpal services. The cost of providing local
government and schools has risen rapidly in the past several years. At the same time,
withdraw of state and federal funding has necessitated a greater reliance on local
government to provide these services.

The Town welcomes growth. But it needs to assure that sufficient municipal
services and facilities can be provided to accommodate development without posing a
financial hardship to Town residents. In addition, its rural character should be
preserved. In order to accomplish these goals, the community needs to plan for future
development.

The first plan for the Town of New Scotland was completed in 1960. Known as the
"Long Range Develapment Plan®, this document was the foundation for creating the
Town's first zoning and subdivision ordinances. These ordinances function as tools used
to guide development in accordance with the goals and objectives of the community’s long
range plan.

The initial plan has served well. However, as with all plans, updates and
modifications are periodically required. Technologies, population characteristics and
real estate trends are constantly changing. For these reasons, the Town Board determined
the need to update and revise the Town's Comprehensive Land Use Plan.

The purpose of the revision was to update the existing environmental inventory,
analyze growth potentials, re-evaluate the goals and objectives of the Land. Use Plan, and,
based on the conclusions drawn in the revised Land Use Plan, make necessary
adjustments to Town zoning and subdivision regulations. It should be noted that the
document produced is an update of the 1960 "Long Range Development Plan®. It is not a
new Comprehensive Land Use Plan.
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The revised Comprehensive Land Use Plan presented here outlines a program to
provide orderly but limited growth, while retaining the basic character of the community.
The Plan encourages preservation of environmental and cultural resources. In addition,
it provides a basis from which to draw a capital improvements plan.

The plan is to be implemented through day to day incremental actions (taxation,
spending, zoning, re-zoning and municipal services). It serves as a frame of reference
against which to measure the merits of short-term actions. The long-term policies

- contained should be referred to as a guide when developing bylaws and specific programs.

The Plan for New Scotland needs to meet three criteria. It must be general, by
putting forth broad land development policies to shape the future; long-range, in that it
prepares for development over the next 20 years; and comprehensive, having given
consideration to the diverse issues influencing municipal growth and land development.

A, The Comprehensive Planning Process
1. Methodology '

Revisions to the Comprehensive Land Use Plan were carried out by the Town of
New Scotland Planning Board with the assistance of C.T. Male Associates as consultants
for data acquisition and analysis, computer assisted mapping and completion of the
Comprehensive Land Use Plan Document. C.T. Male Associates also completed
investigations on projected traffic patterns and potable water resources for the Town.

The revisions were based on input from Town residerits. This document also
reflects the advice and input of the consultant but ultimately, the policies and
recommendations are those of the people of the Town of New Scotland.

2. Public Participation

Public input is essential to sound land use planning. It is this input that leads to the
establishment of town-wide goals and objectives for directing future development.

Public input for this land use study was solicited from residents through a series of
six public meetings held in each of the Town's hamlet regions, as well as through a.

mailing of the draft Goals and Objectives to forty three organizations and concerned
citizen's groups.

3. Mapping and Analysis
) Env:ronmental and cultural features of the Town were inventoried, recorded in
digital map format and analyzed. These features were over-laid to evaluate land's.
natural ability to support development. In addition, maps of specific characteristics were
generated where appropriate.

A demographic analysis was conducted to present population characteristics,
housing and economic trends. Population projections to 2010 were made and the form of
‘future development was investigated.
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4. Implementation

Based on the results of the mapping and analysis it was possible to make. detailed
recommendations for modifying the requirements of the Town’'s zoning and subdivision
regulations and present other recommendations for municipal action. The land use
recommendations presented must be incorporated into the Town's ordinances and
enforced during reviews of proposed future developments, The other recommendations
made should be implemented by the Town Board as seen fit. .

B. Summary of Snrveys and Public Meetings
1. Initial Public Meetings

Comments from Town residents and commﬁmty groups provided the foundation
for revising the Goals and Objectives of the Comprehensive Land Use Plan. Pubhc
concerns were expressed in several areas: :

a. Rural Character

The Town's people expressed great concern over the rural character of the Town. It
was perceived that present development trends are allowing too much of the Town's open
space to be lost to development and that this development is not in keeping with traditional
growth patterns. Suggestions for improving this condition included: limiting population

- ~densities; re-distributing housing densities; preserving open space through clustering and

creating a citizens advisory committee for review of open space policies.
b. Economic Development

-Three main concerns were expressed about business enterprise in the Town.
There was a general desire to promote commercial and industrial developments in Town.
A general preference was expressed for office park development over heavy
manufacturing. Small scale stores were the preferred type of commercial development;
large "regional malls" were not favored.

Economic development was viewed from a different perspective in the hamlet
districts. It was perceived that commercial ventures within hamlets are overtaking and
destroying thé small town character possessed by these areas.

¢. Helderberg Escarpment and other Significant Land Features

Among the top issues raised in the public meetings was the need to limit
development along the Helderberg Escarpment in order to protect the scenic beauty this
land feature lends to the Town. Suggestions included purchasing scenic easements,
creating a land trust for gifted land and limiting development densities.

Other environmental features noted as worthy of protection included wetland
areas, forested lands, waterways, the Clarksville Caves, the Onesquethaw (falls) and Flat
Rock Creek. Though some of these requests are rather specific, they indicate the desire to
protect natural features from adverse development impacts.

d. Historic Featums

Protection of historically significant features also ranked highly. Preservation
actions suggested ranged from tax incentives to initiating a historic marker program and
establishing historic districts. :

NEW SCOTLAND, COMPREHENSIVE PLAN + 3.




" e, Zoning District Changes

. . Numerous zoning district changes were requested, some of which made sound
planning sense and others which tend not to sexve the Town's overall best interests.

A number of requests were made to change the existing industrial zones to other
_uses. While eliminating industrial zones is in direct opposition to the requests to improve
the Town's tax base by encouraging industry, manufacturing and commercial ventures to
locate in the Town, some changes in industrial classifications were discussed.

" £ Lot Size Issues

Numerous requests for changes in minimum lot sizes were filed. One suggestion
was to limit lot sizes based on soil suitability and availability of municipal water and
‘sewer. Most other commentors favored raising minimum lot sizes to no less than one acre
throughout the Town, particularly where municipal water and sewer is unavailable.
Additional suggestions included raising the minimum Jot size in R-A districts to two
acres where clay soils are present, and raising the minimum lot size in R-F zones to five
acres in areas above the escarpment having bedrock at or near the surface.

: Caution must be taken when responding to requests that would increase minimum
lot sizes everywhere in the Town above one half acre. Large lots often attract housing so
high priced that moderate income households are effectively excluded. In addition, large
lot zoning can result in a quick loss of rural character by requiring that every home be
spread far apart; under large lot zoning, land is still developed in the standard lot by lot,
‘cookie cutter, fashion, only the lots are larger and fewer. More innovative forms of
zoning can require development to be concentrated in a certain area of a parcel and the
remaining land be established as an uninterrupted, forever undeveloped area.

g. Infrastructure and Water Supply Resources

A primary concern of the residents was the need to expand and protect the Town's
water supply resources. A comprehensive study of water resources (to include exploring
new water resources, protecting water quality from pollution, identifying funding sources
for water supply improvements and requiring proof of water quality prior to allowing
development of residential housing) was requested.

h. Miscellaneous Concerns and Comments

A number of miscellaneous issues were also raised which did not fit into any of the
previous categories. The need to improve the image of the Town entrances was expressed.
Ideas included regulating signs, improving landscaping, and identifying Town
boundary lines. Traffic was identified as needing additional evaluation. The Krumkill
Road area was specifically discussed. It was also requested that an analysis be done on
landfills and anti-dumping laws. Finally, it was requested that a periodic review process
be established to up-date the Comprehensive Land Use Plan. '

Charts 1-1 through 1-5 identify specific comments received during the public
. meetings. A source for each comment is indicated.
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CHART 1-1

COMMENTS AND SUGGESTIONS

| Five avers ENVIRONMENTAL CENTER

NORMANSKILL, FONT GROVE,

CONCERNED CITIZENS FOR NEW SCOTLAND
FEURA BUSH NEIGHBORHOOD ASSOCIATION
NEW SCOTLAND HISTORICAL ASSOCIATION
CLARKSVILLE NEIGHBORHOOD ASSOCIATION
HILTON, WORMER HOME OWNERS A
CLARKSVILLE PUBLIC.MEETING

UNIONVILLE PUBLIC MEETING

KRUMKILL,

SSOCIATION

ESCARPMENT AREA PUBLIC MEETING

| NoRTHEAST SECTION PUBLIC MEETING
FEURA BUSH PUBLIC MEETING
| NEW SALEM AREA PUBLIC MEETING

Preservation of Rural Character and Open Space

Preserve tunlnaturo of lands around Five Rivers.

Maitain rural town character.

x x|

Limit population density - Higher density around hamlets,
lower outside.

Maintain agricultural integrity and visual quality of the
Town. -

Preserve rural nature around Thatcher Park.

Inhibit large scale subdivision development in rural
agricultural and forest land.

Maintain open space in Town.

Preserve Viomankill and Phillipinkill Valleys
&8 Open space.

Preserve open space through cluster deveiopment.

Establish Citizen Advisory Committee for review of open

. space policies.

R NI M ———
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CLARKSVILLE PUBLIC MEETING

ESQARPMENTAREAPLBLBMEETING

Environmental and Cultural Protection

’ Pmam-ndofwmbxlom residential septic and
industrial poliutants.

>

wm.wmmm-d.mwwm land

. for recreation & scenic essements. ‘ X

., register for districts.

initiate historic building marker program and historic

. historic areas.

&mmm-wlmshwﬁmo{

Protection of srwvironmentally sensitive areas including
provision for TDR and sasement.

X IxX [x X

Minimize building on the Helderberg Escarpment.

Preserve sascarpment as 8 scenic sasement.

> X X X

. Limit development that wil destroy forésted areas. X

Protect geographic feaiures - waterways, Clarksville
Caves, Onesquethaw Falls. X

e < |

Limit forest cutting and clearing for development.

|>

Protect Feura Bush Town Park - Designate as critical
snvironmental area.

Protect Flat Rock Creek.

-
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CHART 1-3

. COMMENTS AND SUGGESTIONS

igggi!.aﬂ;

A Changeind. zone adiacent 1o Five Rivers to RA or F.

Rezone ind. between Feura Bush and Unionville to
B. 8.:3!1!.

= le. ?il!:dsisrats:!tgg-.

Rezone small ares al interseciion of Rt. 443 & 88 for

...09.%5

F. i!igglggs

Where areas of bedrock exist in RF zone, _838.3
G. ot 10 five acres.

gu!l!g.o&oslialsii
H. change o RA.

I KeepRF ss kis sbove sscapment.
Increase iot size min. in hamists to 1 acre w/o water and

. §J. sewer.

- - | K.~ Swit Road 1o have min. 1 acre kol wio waler and sewer. |

R 1 S E%Bgi

P. portion of the Town.

Hamiet zoning izi :
M. !ﬁ.ﬂ!:!!:o.,

N. Alow rental units in RH zones.

%uﬂ&aig;si .

.:ncloa._.!s!!.so.o 1-1/2 scre in nontheast

e va&:.o.la.si_.i.gl&?

" No irailer courts or parka/resirict housing 1o permanent

FIVE RIVERS ENVIRONMENTAL CENTER |

Q.!‘o-ga!:)o.tn?v{o;l&; _ _

“R.  structures.
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CONCERNED CITIZENS FOR NEW SCOTLAND

X

X

NORTHEAST SECTION PUBLIC MEETING

FEURA BUSH PUBLIC MEETING

x

" x %

i x

NEW SALEM AREA PUBLIC MEETING -
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b
COMMENTS AND SUGGESTIONS E%Eﬁ ggggig%

FEURA BUSH PUBLIC MEETING
|NEWSALEMAREAPUBUOMEE‘I’NG

Promotion of responsible business, comm. and industrial
development.

*
>

Clarify guidelines for types of comm. and business
,  development.

Clear policy regarding reguiation of mining and mineral
., development.

3 Dwobpabudmummrthmwdm X

Increase min. lot size 10 1-1/2 acres in northeast portion of
Town. X X

No mining in Krumkill, Normanskill, Fort Grove, Hilton and
. Wormer HOA District. X

. Town junk yard and/or town run solid waste disposal. X X

5 l-bmoooeupdoanulthﬁ.~ X

Tax reduction for active farme. X

Clean business rather than residential.

Commercial avertaking residents on main streets in
hamiets - Pressrve small town character.

Improve design standarde for industrial and commercisl
development.

b |
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COMMENTS AND SUGGESTIONS % _%é_ _%_ g_%_%%_%_ég__g_ _;%_ %

Infrastructure snd Water Supply Resources

Complete a comprehensive review of the Town's available
WaISr resources. X . . X

Complets & comprehensive review of the Town's i e ——— S —— ——
infrastructure. X

o

Explore and protect the Town's kmited, existing and e e e o — ——— —— ——
potontial water resources. X «

T T R “S— T O—— | ———  ——

Identify potential funding sources for water improvement. X

!"] ©

Protect water quality from pollution and degradation. - X X x

Supply public water and sewer 10 the northeast portion of e — i —— T ——— —— T———.
the Town. x

Require proof of water quality prior 1o afiowing o e e s e e S e s P e
development. X

Provide definative steps for updating plan w/fixed ime

- '“ - X o X Y
mmmimmeMh e m———
B. review process. X «
Limit mult-family, high-density, single-family housing in r—— —
C. nmhosl?edon. | x

Idenity impacts of additional atfic on Krumki Road.

Exclude additional utiity company transmission towers.

M-dmphow&anu-lr“hwu.om
recommendations.

improve gateways 1 the Town - Sign control,
landscaping.
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2. PuhlicCommmtmﬂ:eantComprebensivehndUule.lwo

In the fall of 1990, public comment on the draft Comprehensive Land Use Plan, prepared in
response to.initial public input, was solicited by newspaper advertisement md at public
hearings. In order to facilitate the most in depth public discussions, the Town was
sectioned into 6 areas prior to the public hearings. Each. public hearing concentrated on

‘ speciﬁc issues effecting one individual area. The areas and their respective hearing dates

- were as follows: .New Salem area: September 13, 1990; New Scotland (hamlet): September’
17, 1990; Unionville: September 19, 1990; Feura Bush September 26, 1990; Clarksville:
October 8, 1990; New Scotland Town Hall. October 10, 1990.

a. Comments. Related to Zoning Classifications Presented in the Draft
Comprehensive Plan

The final section of the draft Comprehensive Land Use Plan (Section X) contained
specific recommendations as to the permitted land uses and densities to be
prescribed in Town zoning to xmplement policies of the Plan. Most written and
verbal comments concerned the zoning classifications which were recommended
and how those classifications applied to specific properties. Other comments
concerned the number of zones and development density (in a more general
sense).

Following the pubhc hearings on the draft Plan, the last section of the plan, which
contained the zoning recommendations, was reevaluatad and revised to orient any
recommendations to focus on patterns of development, rather than densities and
zoning classifications. Section X in the revised Plan recommends appropriate
land use categories and intensities, but specific classifications appearing in the
draft Plan have been omitted. They will be developed as necessary in the future by
the Town Board.

b. Policy Issues

Several other policy issues raised during the hearing process have been addressed
by the Comprehensive Plan Committee. They are outlined here.

Home Occupations

One written commentor questioned how home. occupations will be regulated. The
comment was made in reference to an objective in the draft Plan which states that
home occupations, “incompatible” with surrounding land-uses, should be
eliminated. The commentor advised that home occupations should be regulated on
a case by case basis by a set of broad criteria. Maximum flexibility in making the
final decision should rest with the Town. '

Preservation of Historic Chmcter the Clipp Road Area

A written argument was presented as to the dependence of rural cha.racter on
- preservation of historic structures (farm houses, etc.). The commentor addressed
the argument to the Clipp Road area and presented documentation of historic
structures in that area. The commentor advised that the area be protected using the
following methods: architectural standards; revision of the environmental
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description contained in the Plan (to include documentation of historic structures
within the Clipp Road area); and, reclassification of the area into a more
restrictive category (to reflect historic character).

Agriculture and Forest Management Zoning

A series of commentors'argued that the larger lot zoning recommended for
agricultural and forested areas in the draft Plan would cause a hardship to owners .

~ because owners would loose the right to create smaller individual lots where

environmental conditions allow (i.e. the ability to site water wells and septic
systems). The ability to utilize or sell off smaller lots (1 acre or less) has given
extra value to large land parcels, and, on a limited basis, does not threaten rural
character or environmental quality. In fact, smaller lots in agricultural areas are
an excellent source of affordable housing for family members and workers.

Opportunities for Industrial Development

~ Several comments were made about the location and quantity of industrial lands

recommended in the draft Plan. Commentors ranged from those who felt that there
was too little industrial land recommended, to those who believed there was too
much. .

ShamdfncﬂiﬁesandserviceswithtthownofBeﬂﬂehem

" A written statement was submitted which outlined the long history between the

Towns of New Scotland and Bethlehem, and their respective water supplies. The
commentor suggested that future water and sewer ventures may be most
‘economical if implemented as cooperative ventures, using Bethlehem’s existing
water hardware (e.g. mains) which run through New Scotland along New Scotland

-~Road. The commentor argued that efficient future service delivery in New

Scotland is linked to Bethlehem. As such, the Towns should work together to their
mutual benefit.
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Section II. Goals and Objectives for Control of Development

The goals and objectives of the comprehensive plan establish a set of policies which
guide the land development regulatory process. The goals and objectives state a series of

principles, or ideals, against which the effects of incremental land development decisions
are to be measured.

To protect and enhance the current Town character and high quality environment while
accommodating a mix of residential, commercial, light industrial/manufacturing,
- agricultural and office uses.

A, To identify, floodplains, floodways, stream corridors, wetlands,
water supply resources, steep slopes, vistas, cultural and historic
resources, watersheds, parklands, unique geolog:cal features, and
agricultural lands.

B.-  To identify and protect areas of critical environmentaj importance.
C. To monitor, as necessary, the storage, collection and disposal of solid
‘ waste, junk and debris and restrict the transportation thereof.
D. | To provide guidelines for removal of natural cover and mining.

1. Policies: Open Space
A. . To maximize buffer areas adjacent to stream corridors, wetlands,

steep slopes and vistas.
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B. To develop and implement special land use mechanisms to preserve
and stabilize open space.

C.  To establish buffer zones and screening around commercial,
industrial and residential subdivisions to enhance visual quality.

"D. To encourage and provide for cluster (reduced lot size) development t
maximize open space. :

E. To estabiish the framework and duties for Comewaﬁon
_ Preservation Advisory Committees within the Town.
II1. - Policies: Townscape

A. To improve the appearance of major gateways to the Town, i.e.in
particular the Rt. 32 approach to Feura Bush.

B. To improve the appéuahce of major thoroughfares (Rt.85, Rt.443,
Rt.32 and Rt.155) through design standards, sign controls and capital
improvements.

C. To encourage development in hamlet areas and discourage sprawl.

To identify appropriate locations for radio, T.V., transmission
towers, ete.. '

E. To recognize historical heritage and structures.

GOAL: ECONOMIC DEVELOPMENT

To improve the local economy and tax base by encouraging economic development and
expanding clean light industrial/manufacturing, commercial and office activities and jobs
in balance with New Scotland's existing character.

I Policies: E¢ ic Devel ¢ Pl

A. To create a development plan to encouragerﬂ'ices, light industry and
manufacturing.

B. To create an Economic Development Committee to pursue the
development plan.

C. To develop public infrastructure to accommodate business and light
industrial/manufacturing development.

II.  Policies: Light Industrial

A. To encourage appropriate aesthetics through the site plan approval
process, in order to improve the visual character of highway business
zones.

B. To provide for home occupations and businesses which are compatible
with surrounding land uses along major highways.
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I11.  Policies: Hamlets

AC

To promote definite hamlet boundaries and encourage higher
intensity use of these areas through restoration of community center
character, allowing for appropriato mixes of residential, commercxal,
office uses and public service uses.

To allow home occupahons and businesses which are compatible thh
surrounding land uses within hamlet areas.

IV.  Policies: Industrial

To encourage light industry and manufacturing to locate in
industrial/manufacturing zones. '

To reserve appropriate land for industrial purposes.

To provide the necessary infrastructure to make
industrial/manufacturing zones attractive to new businesses.

Ensure that traffic, noise, odors and other negative environmental
impacts are minimized to the extent possible.

To administer municipal water, roadways, recreation and other public services
efficiently, and to continue to work with other government agencies to plan for appropriate
education and sanitation facilities, and public utilities.

L Policies: Capital Planni

A.

To establish a capital improvement planning process in the Town for
all facilities and involve citizens, public officials, Town staff and
school officials. .

1. Policies; Highways/ Bridges

A,

To identify potential funding programs for highway and bridge
maintenance and construction including recommendations for State,
County, and local revenues, grants and/or bonding and developer fees.

To identify potential projects in cooperation with State and County
agencies to upgrade highways/bridges, construct new highways/

bridges, improve appearance/drainage and safety and prepare for
future traffic growth including early acquisition of right-of-ways.

III.  Policies: Parks and Recreation

A.

To evaluate park facilities and prepare a plan for maintenance and
improvement of existing facilities and construction of new facilities.
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IV.  Policies: Water and Sewer

A. To plan for the exploration and development of water sources and
facilities in tandem with growth.

B. To outline a plan for protection of existing or potential water sources.

C. To develop independent standards for water and sewer facilities at
residential, commercial and industrial development projects.

D. To participate in regional planmng endeavours which seek to develop
- regional water and sewer facilities.

V.  Solid Waste .

A. To participate in regional planning endeavors which seek to establish
long range solid waste management practices.

GOAL: LAND USE AND DEVELOPMENT

To promote a pattern of land use which provides sufficient space for the activities of Town
residents, supports the efficient delivery of services and protects existing neighborhoods.

I. Policies: General

A. To identify the patterns of development and land use which have
occurred in the Town of New Scotland and develop policies and
guidelines to enhance and promote development patterns.

B. To modify Town zoning based on the policies of the Comprehensive
Land Use Plan.
C. To modify zoning in the Town such that environmentally critical

and sensitive areas and land use for agriculture and forestry are
protected and maintained. ‘

1L Palicies: Residential
A. To provide for a range of housing densities.

B. To encourage infill and higher density uses in hamlet areas where
appropriate infrastructure may be placed and where transportation
systems can be improved to handle increased traffic.

II.  Palicies: Light Industry/Manufacturing
A. Encourage continued business devélopment. '

B. To have industries‘and manufacturers support a fair-share of public
infrastructure costs.

IV.  Policies: Commercial

A. o encourage mixed use development (office, commercial/retail and
residential) where infrastructure can be provided.
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B. To encourage appropriate signs, access routes, site plans and density
controls in commercial areas.

GOAL: HOUSING
To provi_de a range of choices for safe and affordable housing for Town residents.

A. To assess housing needs of all resident groups including senior .
citizens, renters and first time homebuyers.

B. To identify available assistance for housing improvements and
affordable housing construction.

C. To encourage maintenance and improvement of existing housing
through code enforcement and other public improvements in
neighborhood areas.
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Section III. Environmental Considerations

The process of land use planning requires an inventory and analysis of natural,
cultural and man-made features. Natural features, including topography, soils, bedrock
geology, and watershed hydrology, determine to a large extent, the physical capability of
land to support development.

Much of the undeveloped lands in New Scotland have physical limitations which
restrict development. Unsuitable development characteristics include steep slopes,
wetlands, shallow and/or surface bedrock formations and limited water resources.

The land characteristics in New Scotland have been thoroughly researched,
analyzed and mapped during the planning process. A discussion of the topography,
geology, wetlands, floodplains and watersheds is presented here. In addition, agricultural
lands are discussed.

For environmental reasons, water resources are particularly significant to land
development in New Scotland. Therefore, water resources were the subject of in-depth
study, the findings of which are presented in Section IV,

A 'Development Suitability Map’ which summarizes the land’s ability to support
development is presented at the end of this Section. It is the result of overlaying all
environmental features (including those discussed in this Section and Section IV).

A. Topographic Analysis
1. Hillside Tof)ography

An analysis of topographic features is imperative to sound land use planning.
Severe and unstable slopes defined as over 15% gradient are often unsuitable for intensive
development! in their natural form. They require special engineering practices to

lntensive Land Uses are defined as uses which require considerable alteration to the existing natural
environmental characteristics of the land. Impacts associated with intensive land uses include; potential
for soil erosion, loss of soil permeability due to inclusion of large i unpemo\n mrfaceo, the requirement
for substantial regrading and cleanng of natural vegetation, and require public services beyond those
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minimize environmental degradation.2
2. Low and Flatlands Topography

Development on nearly level slopes also poses construction complications. Slopes
under 2% often indicate areas with potential drainage problems. Such flatlands typically
correspond with wetlands and floodplains and should be protected from development that

. might -reduce-their beneficial characteristics.

3. Slope Classification Criteria

Based on the above, and also taking into account standard construction limitations
due to slope percentages, three categories were established by which acceptable and
unsuitable topographic features were evaluated. Slopes over 15% gradient were considered
‘erodible and potentially unstable. Slopes 2% and less were considered poorly draining
and likely to include wetlands and/or floodplains. Slopes between 2% and 15% were
considered suitable for standard construction practices. These categories are shown on

v

Figure 3-1, Slope Analysis Map.
4. Land Slopes Present

' The Town contains about 22,150 acres of land with slopes between 2% and 15% (61%
of total Town acreage) which are suitable for development. About 9,620 acres (or 27% ) have
slopes greater than 15% with the highest percentage of these steep slopes along the
*Escarpment” sections of the Helderberg Mountain chain and the Normans Kill drainage
basin. About 4,470 acres (or 12% of total acres) are considered flat with slopes 2% or less.

typically necessary of low density residential uses. .

2Note: Poorly designed and constructed hillside developments frequently result in substantial costs to
the public either for repairs to infrastructure or preventative measures to alleviate future damsges such
as soil erosion, landslides and visual quality degradation. Additionally, increased runoff and
‘sedimentation from denuded hillsides often requires public expenditures for flood control, stormwater
management or de-eutrophication of lakes, wetlands, streams and rivers.
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B. Bedrock Geology and Geologic Hazards
1. Low Lying Lands Geology

The Town of New Scotland has a rather unique mix of subsurface geological
conditions. The underlying bedrock of the low lying plain areas are composed of sandstone
and some shale which are generally thickly covered by unconsolidated glacial deposits of
clay, gravel and sand. Many of the soils throughout this plain area are prime for
agricultural productivity. '

2, Plategu and Escarpment Geology

~ The cliffs, slopes and terraces of the plateau area south and west of the plain areas
consist primarily of limestone and shale. These bedrock formations are often found at or
near the surface. Soils on the plateau tend to be low in moisture, low in productivity and low
in infiltration potentials. An occasional fertile valley such as the Onesquethaw are located
on this plateau region.

3. Geological Hazard Areas

Associated with this diversity in bedrock and surface geological formations are a
number of geologically hazardous areas which, if improperly developed, could be ‘
detrimental to the Town's overall health, safety and welfare. Among these hazardous areas
are those susceptible to landslides and/or other slope instabilities; those which have bedrock
at or near the surface; those with sinkhole potential; and those susteptible to wind erosion if
stripped of surface cover. These features are mapped on Figure 3-2 Geological Hazards.

a. Landslide and/or Other Slope Instabilities

Areas exist in the northeast portion of the Town, along the Normans Kill,
Phillipin Kill and Vloman Kill, with the potential for landslides and/or other slope
instabilities. These areas typically coincide with steep topography and also tend to be
easily eroded. Development of these sites can add to the instabilities presently in
existence. For these reasons, areas with landslide characteristics were considered
critical environmental areas.

b. Bedrock Conditions

Large portions of the Town contain areas of bedrock at or near the surface.
These formations present severe limitations for the development of septic systems,
foundation excavations, public services and road construction. Construction is
possible in these areas if proper construction techniques are employed. Therefore,
areas with such subsurface conditions were considered to have minimal to moderate
limitations for development.

c. Sinkhole Formations

Limestone formations tend to possess what are commonly referred to as
sinkhole formations. These formations are essentially cavernous areas formed by
the subsurface erosion of limestone bedrock and may cause subsidence of surface
areas. The cave formations in Clarksville are prime examples of eroded limestone
bedrock. Sinkhole formations may cause property damage due to unstable .
foundation conditions. Since sinkholes typically do not threaten the health or safety
of the public and cover relatively small areas, they are not generally considered to
greatly hinder development. '
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d. Wind Erosion Potentials

Certain areas exist with highly erodible soils susceptible to wind erosion if
stripped of surface cover. This hazard does not reduce the development potential of a
particular parcel of land. It does, however, suggest that development within such
areas be required to adhere to strict erosion control measures such as limited clear -
cutting and stripping of vegetation, temporary vegetative covers, and mulching .
during construction operations. Surface extractive industrial uses would also be .
mcompahble in theso areas. _ L -
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C. Wetlands and Floodplains
1. Benefits of Wetlands and Floodplains

Wetlands, once considered detrimental to the public's health, safety and welfare,
are recognized today for their benefits in protection of groundwater, erosion control,
pollution abatement and floodwater storage. Streams and floodplains have also received
recognition for controlling flooding, providing potable water, supplying water for industry
‘and agriculture and for adding to a community's open space and recreational needs.

2. Impacts of Development

Uncontrolled filling and development of wetlands and floodplains can be a
liability. - Flooding is a natural occurrence and problems arise when homes, roads, and
other developments are placed in their path. Most flood problems exist because of improper
development of floodplain and wetlands between floods. These problems increase as
forests and pastures along streams are converted to intensive development. For these
reasons, floodpldins (as designated by Federal Emergency Management Agency) and
wetland areas (identified by the New York State Department of Environmental
Conservation) are considered un-developable lands. These features are mapped on Figure
3-3. Regulated Wetlands/Floodplain Map. :
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D. Watershed Considerations
1. Watershed Description

The Surface Water Resources and Watershed Map, figure 3-4, depict land drainage
patterns in New.Scotland. New Scotland has four main watersheds and three man-made sub-

_ watershed areas. A watershed is simply defined as a catchment area of a stream, river
and/or other water body. '

- 2.Vly Creek and Normans Kill Watershed

The northern most watershed feeds the Vly Creek and Normans Kill. Both of these
streams flow to the northeast corner of the Town. A number of wetlands exist within this
watershed due to the relatively level topography of the valley. Deep accumulations of

 glacial sands and gravels exist throughout this watershed. Some of these deposits have
been successfully tapped for groundwater supplies including wells owned by the Village of
Voorheesville and the Town of Bethlehem. These sand and gravel aquifers and their .
surface recharge areas provide some of the best water supply potentials for the Town and
should be protected and regulated accordingly.

3. Vioman Kill Watershed

The eastern portion of the Town, including the hamlets of New Scotland,
Unionville and Feura Bush drain into the Vloman Kill and Phillipin Kill streams. Both
of these streams flow to the southeast of the Town. Very few large wetlands exist in this
area, however, as with the Vly Creek watershed, a number of deep accumulations of glacial
sands and gravels exist which may potentially be good surficial aquifer sources. '
Accordingly, this watershed and the underlying aquifer areas should be protected and
regulated to maintain water quality and groundwater recharge capacities for existing and
future water supply purposes.

4. Onesquethaw Creek Watershed

The Onesquethaw Creek watershed is the Town's largest watershed, covering about
14,600 acres of the southern portion of the Town. Elevations within this watershed range
from 350 feet above sea level in the Onesquethaw valley to 1,650 feet in the Helderberg
Mountains. The stream and it's tributaries flow to the southeast of the Town. Very little
glacial till material is found within this watershed. Deposits that do exist have been found
mostly in small and scattered deposits. Bedrock, consisting of resistant limestone exists
at or near the surface. Due to the lack of surficial deposits, these bedrock formations are the
only source for groundwater supplies in this portion of the Town. :

Deep bedrock wells tend to be less susceptible to surface contaminants provided
fractures which hold water in the bedrock do not run directly to potential surface
contamination discharge points. Control of surface development need not be as restrictive
as that required for watersheds over sand and gravel aquifers, however, precautions should
be taken to permit only appropriate development in areas where bedrock wells provide the
primary source for water.

The western portion of the Onesquethaw watershed has been diverted to act as a
recharge area for the Vly Creek reservoir. This reservoir is part of the Bethlehem public
water supply network. As such, and due to the relatively low permeability of the soils in the
area, runoff rapidly channels into the reservoir system. Development within this sub-
watershed should, therefore, be regulated to minimize potential runoff contamination.
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5. Hannacrois Creek Watershed

The southwest portion of the Town drains due south along a tributary to the
Hannacrois creek into the Town of Westerlo. This watershed lies solely in the hills of the
Helderberg Mountains and is under-laid almost entirely with limestone bedrock, at or
near the surface. The lowest elevation of this watershed is around 850 feet above sea level.
Runoff and infiltration of water in this watershed will have little or no impact on the
Town's existing and future water supplies. Bedrock conditions and steep slopes minimize
the chances that this area will ever be heavily developed. .

6.Vl§ Creek Reservoir . Sub-Watersheds

Two sub-watersheds have also been created in the Town with the construction of the
Vly Creek Reservoir. The main body of the reservoir was previously part of the Vly Creek
watershed and covers approximately 1,400 acres. A much smaller sub-watershed was
created when the southern portion of the reservoir was built in the Onesquethaw watershed.
This sub-watershed is about 196 acres in size. Both of these sub-watersheds should be
strictly regulated to prevent development that might reduce the quality and/or quantity of
water draining into the reservoir.

7. Importance of Watershed Protection

New Scotland has in the past, and will continue to have, scarce natural water
supply resources. Bedrock water resources tend to be low yielding and low in quality
throughout the Town, leaving surficial sand and gravel aquifers as the primary resource
for water extraction. In addition to groundwater extraction, the Town harbors a number of
gurface reservoirs and reservoir recharge areas. Care must be taken when reviewing
development within watershed areas which feed these reservoirs. Contamination from oil
spills, salts for snow removal, and runoff from road surfaces may be erasily transported
via surface runoff to these reservoirs.

Watersheds also contribute to the recharge of surficial aquifer resources.
Watersheds which contain existing or potential municipal water supply wells should be
limited to lower intensity land uses with low pollution potentials. Industrial uses and
commercial uses which concentrate vehicular traffic, require import and export of
potentially hazardous raw materials and reduce the infiltration of surface water due to
pavement of large surface areas should not be allowed in watershed recharge areas. :
Additionally, the use of pesticides, herbicides and chemical fertilizers for residential and
agricultural uses should be strictly limited. '

E. Agricultural Land Considerations
' 1. Importance of New Scotland's Agricultural Lands-

Agricultural lands continue to contribute to the economy of New Scotland. As land
values climb within the Town, many local farmers may find it more economical to
subdivide- or sell their land to developers rather than actively farm it. Agricultural land
adds considerably to the Town's open space and rural character. Careful management of
these lands will help to preserve Town character which is one of the primary goals of this
Comprehensive Plan.
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There are two principal means by which the Town of New Scotland may preserve
its agricultural character. The first is to ensure that the Towns current Agricultural
Districts are properly established within State guidelines. Second, the Town can enact
zoning regulations which support farmers and protect agricultural lands.

2. Loss of Agricultural Land Since 1960

Although farming is still a significant land use in the Town, the acreage of active
farmland in the Town has decreased considerably over the past thirty five years. Table 3-2-
lists the lands actively farmed when the first land:use plan was being developed (the study
used 1954 census data). A comparison provided in Table 8-1 indicates that farmland has
decreased by over 15,000 acres between 1954 and 1992, a drop of more than 75%.

Table 3-1
Farmland in the Town of New Scotland )
1954 1993
Total Land (acres) 19985 4,605
Number of Farms 134 31
Average Size of Farms (acres) 149 149

Source: .. Long Range Development Plan, Town of New Scotland, January,
: . 1960 & 1993 Town Assessment Roles

3. Protection through Agricultural Districts

New Scotland has 9,400 acres of land within designated Agricultural Districts
under the State Agriculture and Markets Law (article 25AA). Much of this acreage is still
actively farmed. Figure 3-5 shows designated Agricultural Districts. '

. The State provides substantial financial incentive to owners of property contained
within Agricultural Districts to encourage agriculture and discourage alternate land
uses. These incentives include lower property taxes, a limited exemption from local
zoning, and protection from being the object of a government condemnation or eminent
domain action. R . '

The State Agricultural and Markets Law also provides for the establishment of
agricultural districts of unique and irreplaceable land by the N.Y.S. Department of
Environmental Conservation.

Individual land plots of ten acres or more can receive a special assessment under
the law in return for being committed to agriculture for a period of eight years. Land
registered under this program will be assessed at the same rate as lands in agricultural
districts. The lower tax assessment is an incentive for farmland preservation.
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4. Protection of Agricultural Lands through Zoning

" Agricultural zones and/or overlay district zones may be ﬁsed to protect agricultural
lands from over-development. These districts can be as restrictive or as non-restrictive as
the Town desires, '

The following section identifies the process used in this study to establish potential
agricultural district limits for New Scotland. The first step in the process was the
.identification of district limits, Potential district lands were identified based on soil
suitability and the existence of active farmland. .

The U.S. Department of Agriculture, Soil Conservation Service defines highly
productive soils as those with high fertility, adequate drainage, adequate depth to bedrock
and gradual slopes. The best soils are categorized by the Service as ‘prime agricultural
soils’. Soils listed as being "high yielding when properly drained”, of “statewide
importance” and without severe slope, surface bedrock, slippage, flooding or erodibility,
are categorized as ‘secondary soils’. All other soils are considered unsuitable. (See
Figure 3-6) : ' '

. 8. Designating Municipal Agricultural Districts

. Designating agricultural districts based on soil suitability alone may be too
restrictive. Regulation of lands based on primary soil characteristics overlaid upon state
registered agricultural districts, does appear rational. Such a form of regulation will not
over-restrict development and at the same time will protect primary soils, maintain
agricultural lands for future use and preserve portions of the Towns open space.

New Scotland had 37 active farms in 1989 ranging in size from 21.2 acres to 440.8
- acres. In 1989 farms within New Scotland constituted a total 5,145.86 acves, or 14% of the
Town's total acreage. (See Table 3-2)
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Table 3-2

FARMLANDS IN NEW SCOTLAND, 19933

T

— a—

- SEEEEEE-w—~=-——y—uual

NAME _ —ROAD BLOCE&LOT _ ACRES
1 Appleby Farm Stonepipe Road 105-2-16.1, 14. 140.9
2 Barber Clarksville South Rd. 117-2-21 98
3 Boomhower Ceader Grove Road 131-1-20 245.6
4 Crocetta Krumkill Road 63-4-11.2 15
& Dawson RoweRoad 131-1-14.1 146.4
6 Decocco " Cedar Grove Road 131-1-1 102.4
7 Demis Rt32 107-2-6, 119-2-1 153.4
8 Frueh Collabeck Road 107-243.2 382
9 Fuglein Tygert Road 71-2-313,21.1 80.2
10 Funk ~ Krumkill Road 63-4-2 30.2
12 Groesbeck Krumkill Road 118-2-19.1 107
13 Herzog ‘Altamont & Picard Roads. 71-1-17 67
14 Hoos Onesquethaw Creek Road . 119-1-4.10 78.84
15 Indian Ladder  Altamont Road 71-2-20.1 303.1
16 LaGrange LaGrange Lane 106-4-18,38&107-1-13.1 191
.17 Mead Delaware Turnpike 95-3-6 2
18 A Miller _ Clipp Road 94-1-2,23 12&-
19 G&K. Miller Krumkill Road 634-111,83-2-64.2 58.2:
20 Moreaw ~ Pangburn Road . 62-4-13 93.k
21 Parks Route 32 - 107-1-17 85
22 Raymond New Scotland South Rd. 95-2-6.1 68.
23 Rice Delaware Turnpike 107-1-9 102.5
24 Slinger_imd Delaware Turnpike 106-2-11.1, 3-5.1 142
~ 25 Stanton Onesquethaw Creek Rd. 119-2-15.1, 15.2 170.5
25 Starr Ceader Creek Rd._ 131-1-21 130
27 Sullivan Cellar Grove Road 119-1-18.1 — . 139.6
28 Ten Eyck Tygert Road - 71-2-20.3.5 T 134.5-
29 Tommell Flat Rock Road 82-1-51.3%93-2-34,35,36 ~609.6
‘ — 94-1-5, 106-330 '
30 Vanderbilt Tarrytown Road 118-1:9.1 176.1
31 Van Wie Delaware Turnpike - 93-2-14, 661.3
105-1-.14.2, 17, -
105-2-3, 6.1, 8, 9, 15,
31, 35-37, 105.4-1-6,
105.4-1-28, 105.4-2-1,
105.4-2-5, 105.4-2-15,
117-1-7, 117-2-23.1,
' _ '118-2-6 :
32 Waldbilling Normanskill Road 62-4-13 93.5
! TOTAL 4605.34

8Source: New Scotland Tax Assessor Dick Law, 1993. '
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