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Section L Introduction

The Town of New Scotland New York is a rural residential community only
miles from the City ofAlbany and adja nt to the suburban towns of Guilderland and

Bethlehem Largely because of its location within the expanding Capital District New
Scotland has recently begun to uperience substantial development pre ure as the proposed
sUe of several largescale subdivisions business and commercial operations

Development requires additional municipal services The cost ofproviding local

government and schools has risen rapidly in the past several years At the same time
withdraw of state and federl 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 hardhip 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 wascompleted in 1960 Known as the
Long Range Development Plan this document wa the foundation for creating the

Town s first zoning and subdivision ordinances These ordinancel 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 rved well However as with all plans updates and
modifications are periodically required Technologies population characteristiu and

real estate trend are constantly changing For these reasons tM 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 potentud reevaluate 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 i not a

new Comprehensive Land Use Plan

NEW SCOTLAND COMPREHENSIVE PLAN 1



The revised Comprehensive Land Use Plan presented here outlines a program to
Jprovide orderly but limited growth whUe retaining the basic character of the community

The Plan encourage pr eruation of enl1ironIMntal and cultural resources In addition
it prol1uus a btUis from which to draw a capUal improvements plan

The plan is to be implemented through day to day incremental actions tuation
spending zoning re zoning nd municipal roic It roes a a fra1lU of reference
against which to measure the merit of short term actions The long term policies
contained hould be referred to as a guide when developing bylaws and specJfic prograTM

The Plan for New Scotland eecls to meet three criteria It must be general by
putting forth broad land development policit to hape the future long range in that it
prepares for development over the next 20 years and comprehensive having given
con ideration to the diver issu influencing municipal growth and land del1eloplMnt

A The Comprehensive PlAnnin Process

1 MethodololY

Revisions to the Comprehensive Land Use Plan were carried out by the Town of
New Scotland PlanDinI Board with the assistance of C T e Associate a consultants
for data acquisition and analysis computer auisted mappinl and completion ofthe

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 mm Town residents This document also
reflects the advice and input ofthe consultant but ultimately the policies and

recommendations are those ofthe people of the Town ofNew Scotland

2Public Participation

Public input is essential to ound land use planninl 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 throuch aseries of
six public meetinp held in each ofthe Town hamlet relions as well as throuch a

lI iling of the dr Goals and Objectives to forty three orranizations and concemed
citizen s 1I0ups

3 Mapping and Analysis

Environmental and cultural features of the Town were inventoried recorded in

digital map format and analyzed These fea reswere over laid to evaluate land s

natural ability tq IUppolt development In addition maps ofspecific characteristics were

generated where appropriate

A demollapbic analysis was conducted to present population characteristicS
housing and economic trends Population projections to 2010 weremade and the form of
future development was investigated

2 C 0 M PRE HEN S I V E LAN D USE PLAN L



4 lmplementation

Based on the results ofthe mapping and analysis it was possible to make detailed
recommendations for modifyinr the requirements of the Town s zoning and subdivision
regulations and present other recommendation for municipal action The land use

recommendations presented must be incorporated into the Town s ordinances and
enforced durinr reviews ofproposed future developments The other recommendations
mad should be implemented by the TOmBoard as seen fit

B Snm1nQwoy ofSurvey and Public Meetings

1 IDitial PubUc Meetings

Comments from Town residents and community groups provided the foundation
for revising the Goal and Objectives otthe Comprehensive Land Use Plan Public
concerns were expressed in several areas

L Rural Character

The Town s people expressed ereat concern over the rural character ofthe Town It
was perceived that present development trends are allowing too much o the Town s open
space to be lost to development and that this development is notin keepinrwith traditional
growth patterns Surrestions for improvinr this condition included limitinr population
densities re distributing housing densities preserving open space through clusterinr and

creating a citizens advisory committe or review ofopen space policies

bEconomic Development

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

Economic development was viewed from a different perspective in the hamlet
districts It was perceived that commercial velituru within hamlets are overtaking and

destroying the small town character possessed by these areas

Co Helderberg lcarpment and other Sipiflcant LandFeatures

Amon the top issues raised in the public meetinp was the need to limit

development alon the Helderberg Escarpment in order to protect the scenic beauty this
land feature lends to the Town Sunestions included purchasing scenic easements

creating a land trust olgifted land and limitin development densities

Other environmental features noted as worthy of prote on included wetland
areas forested lands waterways the Clarbville Caves the Onesquethaw falls and Flat
Rock Creek Though IOme o these reqliests are rather Ipecif1c they indicate the desire to

protect natural features from adverse development impacts

d HistoricFeatures

Protection ofhistorically significant features also ranked highly Preservation

actions suggested tanged from tax incentives to mitiatinr a historic marker program and

establishing historic districts

NEW SCOTLAND COMPREHENSIVE PLAN 3



eo ZoDiDgDistrictChange

Numerous IODiDe district chan es were requested some ofwhich made 80und

plannin sense and others which tend not to serve the Town overall beat interests

A number ofrequests weremade to chan e the aistin industriallonu to other
uses While e1iminatin industriallones is in direct opposition to the requests to improve
the Town l tax b se by encouraginr industry manufacturin and commercial ntures to

locate in the Town some changes in industrial c siftcations were diacusied

f Lot Size Issue

Numerous requests for chan es in minimum lot Bize were filed One uueation
was to limit lot siles based on soill1iitability and availability of municipal water and
sewer Most other co entors favored raisin minbnum lot sizes to no less than olle acre

throughout the Town particularly where municipal water and sewer is unavailable
Additional suggestions included raisinr the minimum lot size in R A districts to two

acres where clay soils are present and raism the minim lot size in RF zones to five

acres in areas above the escarpment havinr bedrock at or near the surface

Cautio must be taken when respondin to requests that would increase minimum
lot ue everywhere in the Town above one hallacre Large lots often attract housm 80

hirh priced that moderate in me households are effectively ezcluded In addition larae
lot IoDin can result in aquick loss 01rural character by requirin that every home be

spread far apart under larlot lonin land is stin developed in the standard lotby lot
cookie cuttet fashion only the lots are larrer and fewer More innovative forms 01

zoninr can require development to be concentrated in a certain area ofaparcel and the

remaininr land be established as an unintenupted forever undeveloped area

Ir IiIfrastnIcture adWater SupplyRe80urcea

Aprimary concern ofthe residents was the need to expand and protect the Town

water supply resources A comprehensive study 01water resources to include aplorinr
new water resources protectin water quality from pollution identifyina fundin sources

for water supply improvements and requirinr proof 01water quality prior to anowin

development 01residential housm was requel d

bMisceIlaneou CoDCelD8aDd Comments

A number ofmiscellaneous issues werealso raised which did not fit into any ofthe

previous cateprieL The need to improve the imace of the Town entrances wasapressed
Ideas included raaulatin lip improvin landscapin and identilyin Town

boundary linn Traftlc was identified as needin additional valuation Th Krumkill

Road area was speciflcally discusa d It was also requestea that an analyst b done Oil

landfills and antidumpin lawI Finally it was requested that a periodic review process
be established to update the Comprehensive Land Use Plan

Charts 1 1 throu h 15 identify apeciftc comments received durin the public f

meetinp A source lor each comment il indicated
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2 Public Commenton the Draft bnpreheDslve LandUse Pl8D 1990
1

In th fall of 1990 public comment ontJle draft Comprehensive Land Use Plan pnpared in
response to initial public input was solicited by newspaper advertisement and at public
hearinl In order to facilitate the most in depth public discussions the Town was

s ctioned into 6 areas prior to the public hearings Each public hearing concentrated on

specific issue efrecting onct individual area The areas and their respective hearing dates
were as follows New S em area September 13 1990 New Scotland hamlet September
17 1990 Unionville September 19 1990 Feora Buh September 26 1990 Clarksville
October 3 1990 New Scotland Town Hall Octo 10 1990

a Comment Related to Zoning Classitlcations 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 zoninl to implement 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

Followinl the public hearinls on the draft Plan the last section ofthe plan which
contained the zoninl recommendations wasreevaluated and revised to orient any
recommendatioDs to focus on patterns of development rather than densities and
zoning classifications Section X in the revised Plan recommends appropriate
land use catelories 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 durinl the hearing process have been addressed

by the Comprehensive Plan Committee They are outlined here

Home OccupatloDs

One Written commentor questioned how home occupations will be ngdated The
comment was made in reference to an objective in the draft Plan which states that
hom occupations incompatible with surrounding land uses should be
eUmiDated The commentor advised that home occupations should be regulated on

a case by case basis by a lit of broad criteria Maximum flexibility in making the
final decision should rest with the Town

rI8IElI vationotllistorlc Character the Clipp Road Area

A written argument was presented as to the dependence or rural character on

preservation of historic structures farm houses etc The commentor addressed
the arlUme tto the Clipp Road area and presented documentation of historic
structures in that area The commentor advised that the area be protected usinl the

following methods architectural standards revision of the environmental

10 COM PRE HEN S I V E LAND USE PLAN



description contained in the Plan to ine1ude documentation ofhistoric structures
within the Clipp Road area and reclassification of the area into a more

restrictive category to reflect historic character

Agriculture and ForestManagement ZoniDg

A series of commentors argued that the larger lot zoning recommended for
agricultural and foresttd areas in the draft Plan would cause ahardship to owners

b cause owners would loose the right to create smaller individual lots where
environmental conditions allow ie the ability to site water wells and septic
systems The ability to utilize or seU ofsmaDer 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

Shared facilities and services with the Town ofBethlehem

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 sUilested that future water and sewer ventures may be most
economical if implemented as cooperative ventures using Bethlehem s existing
water hardware eg mains which Nn 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

NEW SCOTLAND COMPREHENSIVE PLAN 11



Sectionn Goals andObjectives forControl ofDeve1opment
The goals and objectives of the comprehensive plan tablish a set ofpolicus which

guide the la nd clevelopnwnt rtlUlatory process The goals and objectives stat a urus of
principlu or idea against which the effects of increnwntal land d v lopnwnt tUcisions
are to be nwCJ8ured

GOAL TOWN CHARAlEKAND ENVIRONMENT

To protect and enhance the current Town character and high quality environment while
accommodating a mix of residential commercial light industriaVmanufacturin
agricultural and office uses

I Policies Natural Environment

A To identify floodplains tloodways stream corridors wetlands
water supply resources steep slopes vistas cultural and historic
resources watersheds parldands unique geological features and
agricultural lands

B To identify and protect areas of critical environmental importance

C To monitor as necessary the storage collection and disposal ofsolid
waste junk and debris and restrict the transportation the ot

D To provide guidelines for removal of natural cover and mining

II PolieiA QPAft SpAee

A To maximize buffer areas adjacent to stream corridors wetlands
steep slopes and vistas

JNEW SCOTLAND COMPREHENSIVE PLAN 13



I

B To develoland implement special land use mechanisms to preserve
and stabilize open space

C To establiab 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 to

muimize open space

E To establish the framework and duties for ConservationlLand
Preservation Advisory Committees within the Town

III polieies Townseape

A To improve the appearance ofmajor gatewaYs to the Town i e in

particular the Rt 32 approach to Feura Bush

B To improve the appearance 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 discouraee sprawl

D To identify appropriate locations for radio T V transmission

towers ete

E To recognize historical heritage and structures

GOAL ECONOMICDEVELOPMRNT

To improve the local economy and tax base by encouraging economic development and

expanding clean light industrialmanufacturing commercial and office activities and jobs
in balance with New Scotland s existing character

I Policies Economic Development Plan

A To create a development plan to encourage offices 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
industrialmanufacturing development

II Polieies Lipt Industrial

A To encourage appropriate aesthetics through the site plan approval
process in order to improve the visual character of JrlIhway business

zones

B To provide for home occupations and businesses which are compatible
with surrounding land uses along major highways

14 COM PRE HEN S 1 V E LAND USE P LAN



III Policies Hamlets j

A To promote definite hamlet boundaries and encourage higher
intensity use ofthese areas through restoration of community center

character allowing for appropriate mixes of re idential commercial
office uses and public service uses

B To allow home occlpations and businesses which are compatible with
surrOUJl g land uses within hamlet areas

IV Policies Industrial

A To encourage light industry and manufacturing to locate in

industriaVmanufacturing zones

B To reserve appropriate land Cor industrial purposes

C To provide the necessary infrastructure to make
indulltriaVmanufacturing zones attractive to new businesses

D Ensure that traffic noise odors and other negative environmental
impacts are m niUized to the extent possible

GOAL INFRASTRUCTURE ANDCOMMUNITY FACILITES
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 Cacilities and public utilities

I

I PQ1ieies Capital Plannini

A To establish a capital improvement planning process in the Town for
I all facilities and involve citizens public officials Town staff and

school officials

II Policies Hirhways Brid es

A To identify potential funding programs for hiJhway and bridge
maintenance and construction including recommendations for State

County and local revenues grants andor bonding and developer Cees

B To identify potential projects in cooperation with State and County
apncies to upirade highwayslbridge construct new highways
brid es improve appearancedrainage and safety and prepare for
future traffic growth including early acquisition of rightof 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

NEW SCOTLAND COMPREHENSIVE PLAN 15 J



IV Po1ides Water and Sewer

A To plan for the exploration and development ofwater sources and
facilities in tandem with growth

B To outline aplan 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 puticipatein regional planning endeavours which seek to develop
regional water and sewer facilities

V Solid Waste

A To participate in reponal planning endeavors which seek to establish

long range solid waste management practices

GOAL LAND USE ANDD oPMENT

To promote a pattern of land use which provides sufficient space for the activities of Town

residents supports the efficient delivery ofservices and protects existing neighborhoods

I Policies General

A To identify the pattems ofdevelopment and land use which have
occurred in the Town ofNew Scotland and develop policies and

guidelines to enhance and promote development pattems

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

II Policies Residential

A To provide for a range of bousinr densities

B To encourap intiU and higher density uses in hamlet areas where

appropriate infrastructure may be placed and where transportation
systems can be improved to handle increased traffic

III PoJiCies Lirht Indusb ylManufacturinlr

A Encouraie continued business development

B To have industries and manufacturers support a fair sbare of public
infrastructure costs

IV Policies Commercial

A To encourage mixed use development office commerciaVretail and

residential where infrastructure can be provided

16 COM PRE HEN S I V E LAN D USE P LAN



B To encourage appropriate signs access routes site plans and density
controls in commercial areas

OA1ROUSING

To provi e a range of choices for safe and affordable housing for Town residents

I Policies Houain

A To assesl housing needs of all resident groups including se or

citizens renters and first time homebuyers

B To identity available usistance for housing improvements and

affordable housing construction

c To encourage maintenance and improvement of existing housing
tbroup code enforcement and other public improvements in

neighborhood areas

I J

I
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Sectionm EnvironmentalConsiderations

The process of 14nd u e planntng require an inventory 4nd 41141y u ofMtural
cultural and m4n made features Natural features including topography soils bedrock
geology and wat rshed hydrology determine to a klrge extent the physlcal capability of
land to support development

Much of the undeveloped lands in New Scotland have physical limitations which
restrict development Unsuitable development char4cteristics include steep dopes
wetlands shallow andIor surface bedrock formations and limited water resources

The land char4cteristics in New Scotland have been thoroughly researched
analyzed and mapped during the planning process A ducuSion of the topography
geolo y wetlands floodplains and watersheds is presented here In addition agricultural
lands are discuSed

For environmental 480ns water 188ources are parttcularly signiffcant to land

development in New Scotland Therefore water ruources were the ubjectof in depth
study the findings of which are presented in Section IV

A Development Suitability Map which umm4rizes the kinds 4bililto support
development is preunt d at th end of this Section It is the result of overlayin all
environmental features including thos discussed in this Section and Section ro

A Topopoaphic Analysis
1 BWslde Topophy

An analysis of topographic features is imperative to sound land use planning
J Severe and unstable slopes defined 88 over15 gradient are often unsuitable for intensive

developmentl in their natural form They require special enemeering practices to

lIntensive Land Usesare deftnedaa UNa wbich require comiderable alteration to the aiatin natural
environmental characteriatica 01 theland Impaeta usociated with intensive land UMa include potential
for soil erosion 1088 oflOll permeability due to inclusion of large impervioua aurfacee the requirement
for substantial regrading and clearing ofnatural vegetation and requirepublic servicesbeyond those

NEW SCOTLAND COMPREHENSIVE PLAN 19



minimize environmental degradation 2

2 Lowand F1atlaDds 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 pro cted from development that

might reduce their beneficial characteristics

3 Slope Cl8ssiticationCriteria

Based on the above and also taking into account standard construction limitations

due to slope percentages three caterorieswere 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 draininr
and likely to include wetlands andor floodplains Slopes between 2 and 15 were

considered suitable for standard construction practices These Categories are shown on

Figure 3 1 Slope Analysis Map

4 LaDd Slopes Present

The Town contains about 22 150 acres ofland with slopes between 2 and 15 61

oftotal Town acreage which are suitable for development About 9 620 acres or 27 bave

slopes greater than 15 with the hihest percentage ofthese steep slopes along the

Escarpment sections of the Helderberr Mountain chain and the Normans Kill drainare
basin About 4 470 acres or 12 oftotal acres are considered flat with slopes 2 or less

typically necearyoClow denJity residential uaes

2Note Poorly deeigned and conatrueted biUtide development ftoequently result in ubatantial COlt to

the public either for repairs to inCraltructure or preventative me ures to alleviate future damages such

as soil erosion landslides andvieual quality degradation Additionally increased nmoft and

sedimentation from denuded billaidesoften requires public expenditures for Oood control atormwater

management or deeutrophieation onues wetlands streams and rivera
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B Bedrock Geology and Geologic RAards

1 LowLying Lands Geology

Tbe Town of New Scotland has arather unique mix of subsurface eological
conditions The underlyinr bedrock ofthe low lying plain areas are composed ofsandstone
and some shale which are reneraUy thickly covered by unconsolidated glacial deposits of

clay rravel and sand Many ofthe soils throughout this plain area are prime for
agri ultural productivity

2Plateau and EsCarpment Geology

Tbe 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 ator

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 HazardAreas

Associated with this diversity in bedrock and surface geological formations are a

number of reologically 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 andor other slope instabilities those which have b drock
at or near the surface those with sinkhole potential and those suseeptible to wind erosion if

stripped of surface cover These features are mapped on Figure 3 2 Geological Hazards

aLandslideandfor Other Slope Instabilities

Areas exist in the northeast portion of the Town along the NoJDUU1S Kill

Phillipin Kill and Vloman Kill with the potential for landslides andor other slope
instabilities These areas typically coincide with steep topography and also tend to be

easily eroded Development ofthese sites can add to the instabilities presently in

existence For these reasons areas with landslide characteristics were considered
critical environmental areas

b Bedrock ConditiODS

Large portions of the Town contain areas ofbedrock at or near the surface

These formations present severe limitations for the development ofseptic systems
foundation excavations public services and road construction Con truction 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 oflimestone 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
Coundation conditions Since sinkholes typically do not threaten the health or safety
of tbe public and cover relatively small areas they are not generally considered to

greatly hinder development
NEW SCOTLAND COMPREHENSIVE PLAN 23



do WlDd Erosion Potentlala

Certain areas aist with biehl erodible Hila8l8C8ptibl to wind erosion it
stripped ofsurface cover This huard dOli not reduce the development potential of a

particular parcel ofland Itdoes however IUlPst that development within such
areas be required to adhere tostrict erosion control measures such as limited clear
cutting and stripping 01ve etation temporary vegetative covers and mulching
clurin construction oper tions Surrace extractive industrial USII would aJ be
in mpatible in these areas
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C Wetlands and Floodplains

IBenefitsofWetlandIand 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 control g flooding providing potable water supplying water for industry

and agriculture and or addinr to a community s open space and rec eational needs

2 lmpactl otDevelopment

Uncontrolled ruling and development of wetlands and floodplains can be a

liability Flooding is anatural occurrence and problems arise when homes roads and

other developmentS are placed in their path Most flood problems uistbecause 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 floodplains as designated by Federal Emerency Management Agency and

wetland areas identified by the New York State Department ofEnvironmental

ConserVation are considered undevelopable lands These features are mapped on Figure

3 3 Regulated WetlandslFloodplain Map
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D Watershed Considerations

IWatershed Description

The Surface Water Resources and Watershed Map figure 34 depict land drainage
patterns in New Scotland New Scotland has four main watersheds and three manmade sub
watershed areas A watershed is simply defined as a catchment area ofa stream river
andor other water body

2Vly Creek and Normans Kill Watershed

The northern most watershed feeds the Vly ereek and Normans Kill Both ofthese
streams flow to the northeast corner ofthe Town A number ofwetlands existwithin this
watershed due to the relatively level topopaphyofthe valley Deep accumulations of

glacial sands and gravels exist throughout this watershed Some of these deposits have
been successfully tapped for 1I0undwater supplies including weDs owned by the Vlllare of
VoorheesviDe and the Town ofBethlehem These sand and eravel aquifers and their
surface recharre areas provide some ofthe best water supply potentials for the Town and
should be protected and regulated accordingly

3 Vloman Klll Watershed

The eastern portion ofthe Town including the hamlets ofNew Scotland
Unionville and Feura Bush drain into the Vloman Kill and Phillipin KiD streams Both
ofthese streams flow to the southeast ofthe Town Very few large wetlands exist in this
area however as with the Vly Creek watershed anumber ofdeep accumulations ofglacial
sands and gravels exist which may potentially be good surficial aquifer s9urces

Accordingly this watershed and the underlying aquifer areas should be protected and
regulated to maintain water quality and groundwater recharge capacities for ezistinr 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 ofthe Town Elevations within this watershed rance
from 350 feet above sea level in the Onesquethaw valley to 1 650 feet in the Helderberr
Mountains The stream and its tributaries flow to the southeast ofthe Town Very little
glacial tiU materialis found within this watershed Deposits that do exist have been found
mostly in all and scattered deposita Bedrock consisting of resistant limestone exists
at or near the surfaceDue to the lack ofsurficial deposita these bedrock formations are the
only source for groundwater supplies in this portion ofthe Town

Deep bedrock wella 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 ofsurface 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 ofthe Onesquethaw watershed has been diverted to act as a

recharge area for the Vly Creek reservoir This reservoir part of the Bethlehem public
water supply network As such and due to the relatively low permeability ofthe soils in the
area runoff rapidly channels into the reservoir system Development within tbiI sub
watershed should therefore be regulated to minimize potential runoff contamination
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6 BaJnacrois Creek Watershed

The southwest portion of the Town drains due lOuth alonr a tributary to the

Hannacrois creek into the Town ofWeaterlo This watershed 1iH 101 1y in the billa ofth

Helderberr Mountaina and is under laid almost entirily with limestone bedrock at or

near the surface The lowest elevation oCtros watershed is around 860 feet above sea level

Runoff and infiltration of water in this watershed will bave little or no impact on the

Town iJ existing and future water supplies Bedrock conditions and steep slopes D n m ze

the chances that this area wi1 ever be he vily developed

6 Vly Creek Re8ervoir SubWatershecls

r

Two subwatersheda have also been created in the Town with the construction ofthe

Vly Creek Reservoir The main body ofthe reservoir waspreviously part ofthe Vly Creek

watershed and covers approximately 1 400 acres A much smaller subwatershed was

created when the southern portion ofthe reservoir wasbuilt in the Onesquethaw watershed

This subwatershed is about 196 acres insize Both ofthese subwatersheds should be

strictly regulated to prevent development that might reduce the quality andor quantity of

water draining into the reservoir

1 Importance ofWatershed 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 cravel aquifers as the primary resource

for water extraction In addition to groundwater extraction the Town harbors anumber of

surface reservoirs and reservoir recharge areas Care must be taken when reviewing

development within watershed areas wbich feed these reservoirs Contamination from oil

spills salts for snow removal and runoff from road surfaces may be asny transported
via surface runoff to these reservoirs

Watersheds also contribute to the recharge ofsurficial aquifer resources

Watersheds which contain existing or potential municipal water supply wella should be

limited to lower intensity land uses with low pollution potentials Industrial uses and

commercial uses wbich concentrate vebicular traffic require import and aport of

potentially hazardous raw materials and reduce the infiltration of surface water due to

pavement of larp surface areas should not be allowed in watershed rechure areas

Additionally the use of pesticides herbicides and chemical fertilizers for residential and

agricultural uses should be strictly limited

E Agricultural Land Considerations

I Importance ofNew Scotland Agricultural Landa

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 Apicultural1and
adds considerably to the Town open space and Nral character Careful manaeement f

these lands will help to preserve Town character which is one oftbe primary goals ofthis

Comprehensive Plan
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There art twoprincipal meana bywhich the T 01New Scotland may preserve
f

its apicu1turaJ character The fJrat it to ensure that the TOWIll currentApicultural
Districta are properly eatabJilhed within State pideJinSecond the T can enact
lomn rerulations which aupport farmen and protect apicu1tura1lan4

2 Lou ofApicaltunJ LandShace 1960

Althourh farmin is ati1l aaipiftcant land use in tht Town the acree 01active
faimland in the Town has decreased coll8iderably OYU the put thirty flveian Table 2
lists the lands actively rarmed when the firat land e plan was in eloped the Rudy
used 1914 census daq A comparison provided in Table 31 indicatea that farmland baa
decreased by oyer 15 000 acres between 19Mad 1 drop otmore than 7K

Table 8 1

Farmland in the Town ofNew Scotland
11JfU 1111I8

Total Land acres 19985 4605
Number of Farms 13 31

Averap Size of Farms acres 149 149

Source Ionc Ranre Development Plan Town ofNew Scotland January
19606 1998 TowD Assessment Rolea

SProtectiaD throuIhAcrJealturalDI8tricte

New Scotland hu 9 400 acres of land within desilllated Agricultural Diatrictl
under the State Agriculture and Markets Law article 25M Much ofthis acreage is Itill
actively farmed FicUre 31 shows desipated Apicultural Districts

The State providmbatllDtial ftnancial incentive to ownofpIOp8ItJ contained
within Apicu1tura1 Diatrlcta to coaraapiculturt and ctiacouragt a1teraate land
uses Th incentivu inc1ucl lower properfy tau a limited exemption hID local
IoDin and protection from beinJ the object of a pvemment condemnation or eminent
domain action

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

Inclirid land plots of ten acres or more can receive a pecial useiament under
the law in nCunl lorbein committed toqriculture for a period o elptyean Land
regiatered ad tlUs PJOIftID will be sed at the same rate as lads in apicultural
diStricts The lOwer t8Z useament it an incentive for farmland preaervatlon
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4 ProtectionofAgricultural Lands through Zoning
Agricultural zone andor overlay district zones may be used to protect agriculturallands from over development These districts can be as restrictive or as non restrictive asthe Town desires

The following section identifies the process used in this study to establish potentialagricultural district limits for New Scotland Tbe first step in the process was theidentification of district limits Potential district lands were identified based on soilSuitability and the e stence of active farmland

The U S Department ofApiculture Soil Conservation Service defines highlyproductive soils as those with high fertility adequate drainage adequate depth to bedrockand gradlal slopes The best soils are cate orized by the Service as prime agriculturalsoils Soils listed as being high yielding when properly drained of tatewideimportance and without severe slope surface bedrock slippage floodin or erodibilityare cate orized a8 secondary soils All other soils are considered unsuitable SeeFigure 36

6 Designating Municipal Agricultural Districts

Designating agricultural districts based on soil suitability alone may be toorestrictive Regulation oflands based on primary soil characteristics overlaid upon stateregistered agricultural districts does appear rational Such a form of regulation will notover restrict development and at the same time will protect primary soils maintainagricultural lands for future use and preserve portions ofthe Towns open space

New Scotland had 37 active farms in 1989 ranging in size from 21 2 acres to 440 8acres In 1989 farms within New Scotland constituted a total 5 145 86 acres or 14 oftheTown s total acreage See Table 3 2
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Table 82

FARMLANDS IN NEW SCaILAND 19933

NAME BOAD BLOCBTYf ACRES

Apple1no Fana StoMPIpe Road 106218 1 1 109

2 Barber Clarkmu SouthRd 117 221 98

3 BoomhoWer Ceder Glove Road 131 1 20 U 6

4 Crocetfa lCnuDldJl Roacl 831L2 ta

15 Dawson Rowe Road 131 1 141 164

6 Decoeco Cedar Grove Road 131 1 1 102 4

DemiI all 101 26 11921 1U4

8 Frueh cDabeck Road 101243 2 U2

9 Fuclein lprtRoad 11 2 2LI 2Ll 802

10 PaDk KrumJdJl RoacI 832 302

U Groesbeck Krumld11 Road 118219 1 107

UHenos Altamont Picard Roaa 11 1 17 61

Boos ODelqUetbaw Creek Road 119 14 10 78 M

ta lDclian Ladder Altamont Road 11 220 1 303 1

16 LaGrange LaGrange Lane 10618 38 107 1 13 1 191

Mead DelawareTurnpike 9a36 24

UAMiller ClippRoad 941 2 23 12f

oK Miller KrumIril1Road 63 111 83 2M 2 1S8

0 Moreaw PanIbum Boad 2413 93f

21 Parka Route 32 107 1 11 SS

22 Raymond New Scotland South ReI 9 26 1 6@

2iRice DelawareTurnpike 101 1 9 102

24 SliDprJand Delaware Turnpike 1062111 3 1 1 2

25 Stanton O thaw Creek ReI 11921 1 1 2 170 3

2iStarr Ceader Creek ReI 131 121 130

11 Sullivan CeDar anwe Road U91 18 1 139 6

28 Ten Eyck Road 71 2 20 1
I 13 5

TommeB Flat Rock Road 82 151 M932 U35 36 809 8

94 115 108 230

Vanderbilt Tarrytown Road 118 1 9 1 176 1

aiValiWie Delaware Turnpike 93 2 1 881 3

101 1 2 17

1023 8 1 8 9 115

31 315 37 10 16

105 1 28 106 2 1

105 25 106 2 115

117 1 7 117 223 1

118 26

S2 WaJdbillinc NormJIIIIdU Road 82413 93 15

TOTAL 4605 34

8source ew Scotland Tax AMellOr Dick Law 1993
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6 Alricultural Land L08lel and Protection Rational

Figure 37 identilie apicultural district land and non district land within New

Scotland The map delineate lands within the districts containing primary and

secondary soils as per the Soil Conservation Survey

Figure 3 7 was used as apideline to create the agricultural zoning districts

outlined in Section V tailored to the goal of farm preservation A pro active pollcy approach

to agricultural1and preservation should emphasize innovative open space techniques such

as mandatory land taside regulation andor clster lonine In a4dition large lots the

size ofwbich would depend upon the quality ofthe 1and as categorized by the Soil

Conservation Servicel and existing land uaes hould also be relled on in these districts to

promote agricultural character Lower density developmenti recommended Zoning in

apicultural districts should be written to encourage farming and related uae

Residential development where allowed should be limited to strategic locations where

agriculturally significant soils are not in question and where confticts between

residential and farm uses such as noise and odors are min mized

NEW SCOTLAND COMPREHENSIVE PLAN 43
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F Land Development Suitability
1 Suitability Map

The final step in the analysis ofthe natural characteristics involved the synthesis
of the individual1and characteristics into a composite map indicating the physical ability
ofthe land to s pport development This was accomplished by overlaying the
environmental analysis maps and the water supply issues discussed in Section IV to create
a land development suitability map Environmental restrictions are expressed in four
degrees 1 critical 2 moderate to severe 3 minimal tomodera and JIljnimal
Lands characterized as critical are least suited for development Lands categorized as

minimal are most suited

2Category 1 CriticalEnvironmental Areas

Lands classified as Critical Environmental Areas are only suitable for very
low density development unless special construction techniques are employed and
utensive public services are installed Environmental characteristics for thia category
include slopes of over 15 or under 2 wetland areas and floodplains Suitable land uses

include nature preserves public parks wildlife sanctuaries limited forestry activities
and housing at low densities

Critical areas may be further protected by a Town Board resolution designating
activities within their limits as Type IActions under the New York State Environmental
Quality Review Act Development proposals within these areas would require preparation
and review of a draft environmental impact statement4

3 Category 2 Moderate toSevere Environmental Restrictions

The second most restrictive category includes lands susceptible to landslides
areas with bedrock fonnations at or near the surface and low water yield from bedrock or

unconsolidated surface materials5 Again development densities for this category should
be kept low Activities might include limited forestry agriculture and residential

development at low densities

4 Category3 finimAl toModerate EnvlroDmental Restrictions

Lands in this category possess conditions that may be compensated for with
construction techniques and design review Such restrictions include sink hole potentials
and low yielding bedrock fonnations which limit well water supplies On lands possessing
these restrictions housing densities should be monitored and clustering should be

encouraged unless it can be demonstrated that water supplies are sufficient and bedrock
conditions will allow for adequate septic system construction Limited commercial and

industrialmanufacturing operations could be considered assuming adequate water and
sanitary systems can be demonstrated

o4Refera to the New York State Environmental Quality ReviewAct SEQRA procedUJM SEQRA
requires that physical actions be reviewed for their eftect on environmental qualitActiona are

designated s type J or nand the extent ofreview varies according to the designation A municipality
may through loca11aw apply more extensive review requirementa by predesignatinJ through local law

a certain land area or specific actiona Type IAction

5 In areas where water s pply i the limiting factor the extension ofmunicipal watersupplies could

greatly increase development suitability Tbese areas are located throughout the low plains areas otthe

NEW SCOTLAND COMPREHENSIVE PLAN 47



Where municipal water is available densities could e relatively high However l

because sink hole may form depressions in this area and may cause foundation failures
and driveway and sidewalk settUn lar e structures such as malla office complexes and
industrial developmental should be allowed only after indepth review ofsubsurface

conditions

I CatecOlJ flnbnal EDvirolUD8nta1 Be8trictiona

This terory includes aU remllift areas in th Town when co clitioD8 are

most favorable for more intensiVe development Many f these landa lie within area of

prime agricultural value and need to be cOnsider d not only for theird velopment
suitability but also for their contribution to the Town agricultural bue and open apace

character Regulation oftheselanda are proposed in the Comprehensive Land Use Plan
The composite Land Development Suitability Map for the Town which indicates the

location oflands in each ofthe four categories described here is shown on FiJUle 3 8

Town where expansion or municipal water aerviees baabeen contemplated

48 COMPREHENSIVE LAN D USE PLAN
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Section IV GroundWaterResources

The Town of New Scotland currently own and operates only one Municipal water

supply system located in tM hamlet of Clarksville Both th ViUag of Voorhuville and

the Town ofBethlehem hav re rvoirs and wells located in the Town ofN w Scotland
These two systems supply a limited number of residences however they cannot be relied
upon to supply all future water supply needs because they are nearing peak capacity
Therefore it is imperative for the Town to determine those areas most suitable for well

development both for individual and municipal well sources Encouraging appropriate
development within these areas to protect the limited ground water resources within the

Town s jurisdiction should be given high priority

The following is a compilation of resource which describe the geologic condition
that occur in the Town ofNew Scotland and how tM geologic tting acts to limit or provide
economic and potable wat r upplies The information and map identify areGS of the

Town which haVI a good moderate or minimal potential for water and also lireGS where

water quality may be limiting due to chemical or miMrological content

0

A Ground Water Resources

1 Geologic Setting

The Town ofNew Scotland liei within two distinct physiographic areas the lower

Albany Peneplain and the upland Helderberg Peneplain Ruedemann 1930 A peneplain
is a level topographic surface which is the result oterosion lbe boundary between the two

areas tollows a southeasterly Une locally known as the Helderbeq Escarpment

The majority of the Town s population lives within the Albany Peneplain This
area in ludes New Salem Feura Bush Unionville New Scotlandt and the Villare of
Voorheesville The elevation ranees from 650 feet above sea level Dear Deercliff Rd of

HelderhiD Rd to only 100 teet alonl the Normans KiD in the northeast comer ot the
Town Bedrock oceun at or near the surface in four locations within this area Elsewhere

the foothill area is covered with glacial till molded into elliptical hUls known as
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drumlins Deep accumulations of gladalsands and gravels Gist in a low mancular
area north orNew Salem stretcbin to the G derland boundary East 01 New Scotland

deep laciallake deposita lie in lower elevations below 300 leet The pneraDy low
elevations in the Albany Peneplain are largely due to the weak nature 01the underlying
shale bedrock Winkley 1987

The Helderberg Peneplain coven the south and westerlyportions 01the Town The
0

altitude ofthe region in the Town ran es from 1650 feet in the Helderberg Mountainl to 350
feet in the lower eaquethawvalley Most ofth region lies above feet Escept for th

glacial draina eway along Onesquethaw Creek U coven the rerion in e erally thiJi
amounta Bedrock is at or ear the surface in many areas The topography is

predominantly controlled by the underlyin bedrock The hiP elevation in the reaion is

due to the fact that the weakerSchenectady and Snake Hill Formations ofthe Albany
Peneplain are buried beneath resistant HelderberJian and Ononda a Limestones The
Helderber Escarpment the boundary between the two peneplains itself is the topographic
expression of the contact between the cliff forming Wnestones and the low lyin shale
formations Winkley 1987

2 Surficial GeolOlY Glacial Geology

Surficial leolol1 as summarized from Winkley 1987 is the itudy of eololic
materials ator neat the aurface 01the eutb and is chiefly concerned with unconsolidated
materials such as sanu ailta and clays These deposits coUectjvely known as

overburden are very important in relation to aroundwater avaiiability Overburd8J1 in

the Town ofNew Scotland 0CCU8primarily due to the deposition ofmaterials from the
continental ice sheet which covered the area durinr the last ice ace

Nearly aDtbe cJacia1 deposita coverini the Town are located in the lowland areas

of the Albany Peneplain The prepacial Hudson Champlain Lowlands were deeply
dissected with a trellis drainage system developed alone weak shale zones Dineen
Hanson 1983 There are four apparent pre glacial stream channels in the Town ofNew
Scotland which were all tributaries of the preglacial Colome Channel

As the ice sheetadvaDced down the BudlOn lowlands it picbcl up and carried

shaley materials Ita movement wueventually slowed by the hich topography ofthe

Heldererp and ita foothiJ18 11ae result was that clayey basal tiUwas deposited under the

glacier and sUbsequently stream lined into distinctive fonni known as drumlins and
flutes typical in many areas of the Town Dineen 1977 Till is a ceneric term which has

been applied to unstratified unsorted material that was icedeposited It pneral1y consista

of boulden and cobbles supported by a fine matrix ofclay silt and perhaps some sand and
is commonly referred to as hardpan

As thellacial ice block bepn to stagnate and retreat to the north meltwater
streams flowed aD illunder and alan the marcins ofthe ice Thes meltwater streams

transported and ct tecI sedimenta known as icecontact depositl which 8ft partly
water lOrtecl ItratUledt and uual11 contain sand andor arav t They ceneraDy formed

characteristic landforms such as liken and kame deltas Esken are narrow sinuous

ridps which formed in icewaBed river channels within or beneath the meltina ice

Kame de tas are deltas formed in contact with the ice

After ice contact and outwash sand and aravel had been depoaited a larce lake

began tooccupy the prepacial c1wmels and lowlands in the eastern portion ofthe Town

This lake known as Lake Albany oCcupied the area from 15 000 to 12 600 yean alO

Characteristic lake sedimenta were laid down throughout the lake area sometimes over

earlier ice contact and outwash deposits The lake itselfhad v ous different levels at
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different times The early lakehad a 335 J foot elevation in the VooJheesville area
r

A luge delta known as the Voorheesville Delta was formed into the lake by
meltwater running tbroup channels in the Meadowdale complex This delta is 25 to 50
feet thick and thin to the east The Voorheesville Delta aradea weatwarcl into iCHontact
andoJ outwash deposits and eastward into lake sUts and clays and lake sands

The deepest sections of the lake occurred oveJ the northeast portion ofthe Town
Clay1 and silts were deposited in the deep portions ofthe lake and vary in thicJmfrom 5
to 200 feet Much ofthe e sediments are dominated by dark cray varved Clays and
silts Co only mown as blue clay these lake Clays can be well in uuss of 100 feet
thick

Approzimately 12 000 years ago the postJacial epoch began Alluvium peat and
muck and marl were deposited at this time in the Town Alluvium floodplain deposits
are moderately to poorly sorted lieht todark brown sands gravels and silts These

deposits rarely exceed 10 feet in thickness Peat and muck are orpnic soils which
commonly fill wet depressions in older glacial deposits They are usually Jess than 3 feet
thick and interfingered with alluvial deposits Marl is very fine grained 80ft to firm
silty white to gray calcium carbonate Itcan be up to 5 feet thick

3 Groundwater Availability andQuality

Groundwater is that portion ofthe subsurface water which occurs below the water

table tbe level at which all ofthe openings in rocks or unconsolidated deposits are filled
with water Winkley 1987 Certain geologic configurations yield water better than
others If economic quantities ofgroundwater can be withdrawn from these geological
units they are known as aquifers Aquifers must be porous and permeable

Porosity is ameasure ofwater storage Unconsolida d clay iand and gravel
have the highest porosities while dense rock normany has the lowest Some rocks
however may develop secondary porosity due to joints and fractures

Permeability is a measure ofthe ability ofmaterial to transmit water

Permeability is more important than porosity for it determines the rate ofgroundwater
flow and the ease ofwithdrawing iroundwater Well sorted sands and gravels those with
little silt andor clay have excellent permeabilities and yield water very well Clay due
to its very small particle size has very low permeability and does notreadily yield water

Bedrock can yield high quantities ofwater when large water bearin joints or fractures
exist and are well connected

If a layer ofmaterial with poor permeability overlies an aquifer the aquifer is

termed a confined aquifer Water within such an aquifer is normally under pressure If
there is no overlying layer an unconfined or water table condition occurs

B Groundwater in Unconfined Sand and GravelAquifers

Coarse lIained sand and Ifavel deposits J8nvally have the best yielding
capabilities because they have hirher penneabilities are usually in a favorable location to

receive recharge from streams are easy to die or drill in and are usually or good quality
The one disadvantare is that they are prone to contamination and require strict reJUlation
over surface development in order to remain viable water supply resources

The best types ofmaterials for water supply purposes are well sorted ice contact and

outwash sands and gravels well sorted deltaic sands and beach sands Poorer sorted ice

COMPREHENSIVE PLAN 53NEW SCOTLAND



contact and outwash deposits can be importantas well

Thick deposita of sand and gravel ezistinJ at the surface form three unconfined
aquifers in the Town Tbeee three principal water table aquiters are the New Salem Kame
Delta Meadowdale MoraineOutwash Complu the Voorbee ville Delta and the New
Scotland Esker Compia A smaller sand and Ifavel aquifer aista east ofUnionvi1le
toward Feura Bush Theaquifers are illustrated on Figure 4 1 UnconIOUdated

SudiciaW Buried Water Supply Poten al Map

The best locations to place well are in areas ofdHp well Iorted deposita
preferably near Itream andor in low lying areas to receive recharge Wen Iuch as

those oftbe Bethlehem WaterDistrict are capable ofyielding up to 500 gallons per minute
Most domestic wells yield 5 to 50 galloDl per minute
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C Conflned or Semiccmfined Sand and GravelAquifers

In addition to th unconfin d aquifers mentioned above ther are IOme areas on

the Town which mucontain lands and cravels atdepth below less permeable deposits
This could occur in the four pre glacial c1wmels in the Town The Vly Creek

Onesquethaw Creek channel was an outlet for the large lake wbich occurred near New
Salem and itwould be expected to contain sand and gravels Drillin in the area south of
the I dian F elds Road indicates that 5 to 10 Ceet of coarser sand and eravel exists overlain

by 20 feet ofantler alluvium

A lareer but IllS defined channel known as the VoorheesviUe Channel is believed
to exist between VoorheesviDe and Font Grove Road DiDeen 1983 SoDlop in the
Orchard Park Development indicate that ice contact sands and favela do underlie lake

clay atdepths in th rang of200 feet Seismic data collected in the area provided some

information on this chaDDel however the data for the eutem end is 80mewhat uncle
The Vloman Kill Chann l near Unionville is very poorly defined Test borinp in th
area do not indicate aand and fave beneath tlle lake clay The final buried channel is

the Mohawk Channel located in the atleme northeast comer of the Town Well lop
indicate that a 10 foot thick sand and gravel layer may eDst below avery thick

impermeable clay layer

Even if the four channels were to contain sand and Ifavel surface sand and

gravel deposits would have to be hydraulically connected to the buried sand and gravels at

some point in order for recharge to be possible

D Groundwater in OtherUIlCODSOUdated Deposits

Drumlinized till and lodgement till are compact and contain aereat deal ofsilt

and clay The result is atpermeability is quite low and yields are on the average of only
3 gallons per minute Washed tills may yield up to 5 gallons per minute Shallow dug
wells have historically been used in some areas as a limited supply but the water level in

such wells will fluctuate aereat deal and the supply may be ezhausted in dryweather

Contamination of such shallow wells is always a concern

Lake clays aind siltseast ofNew Scotland and Font Grove Road tend to be poor

producers due to their low permeabilities These varved clays are p cu1arly poor with

yields on the order ofonly one pilon per minute This volume is not hich enourh for even

a limited domestic water supply Although permeabWty remaills about the same yield is

Meller in turbidite aancla within the clay and silt sequence than within the varved clays
Yields or to 5 gallons per minute may be pouible yet supply is finite ue to a lack of

recharge The upper 1i1t7 sandylayer could provide aimilar yields but this water may

contain a good d al or sedilDent Use ofturbite sanda is further limited because they are

difficultto loCate in th clay and silt sequences anel tend to arade into one another

Lake sands and silts are ofmoderate permeability Springs are common at the

contact between the lands and underlying clays Yields in lake sands can range from 3

gallons per minute up to 100 GPM in deep deposit areas near rechlUJe sources

J

Alluvium only Hives as an important water supply when depths exceed 10 reet

Dineen 1983 Such acondition may exist along the Onesquethaw Valley and in the South

Branch ofV1y Creek Yields on the order of5 to 50 pllons perminute are pouible The

water quality from alluvium is often dependent upon the water quality or nearby streams

Regulation of development along such streams should provide for protection against
contamination in runoff waters from point and non point sources of pollution
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E GlOUDdwater in Bedrock

For the moat Part the bedrock formatiODl in the Town of ew Scotland anpool
aquiren in tenDs of quantity 8Jullor cjuaUty of lupply They an however reUeel upon for
domestic water suppHea where sand and lIavel deposita an lackin These bedrock
lormations are illustrated 01ftpe 42 ItGeneralised Bedrock Ge IOlY and Water Supply
Potential Map

Most bedrock formations in the Town are dense and only yield watfr om
fractUres jointa and aloOl beddiD planea In pneral fracturea and joinqi tend to oCcur
with lell and I frequencywith depth It ii therefore not COlt effectiYe to driB to depths in
excess or200 to 300 feet throup rqck

The Snake Hill Formation ranrea from a Vf1r1 poor aquifer source to rood
aquifer dependin upon the frequency of fractures joiDta cJeavap and thin sandy
Hmestone interbeds The formation avere 16 pIlou per minute but yields Can vary
trom 1 to 100 pllons per minute Fickiea 1982 Dr welJs anDo poaible It is very
difficult topredict the IUCCeII or failure of diiDinr uthe fracture IODU C8BDot be
adequately identifted tbrou h the thielr overburden Water from the Snake Hill
Formation is generally poor in quality Itmay contain apoeat deal ofhydropn lulftde
which pves the rotten ell lIDelI as well as iron and methanenatural ras For

example ahydroren sulfide content abOve a concentration of one milliaram per Hter
renders water unfit for human consumption without extensive water treatment This
condition may be common in this formation

The Schenectady formation like the Snake HUI Formation is relatively
impervious Water is pin yielded primarily trom fractures and jointa in the bedrock
The Schenectady Formation is apparently leu fractured than the Snake Hill Formation
as reported yieldl are pnerally leu than S pllons per minute Arnow 1949 In addition
groundwater from the Schenectady formation iI very hiah in dissolved lids iroJi and

hydrolen sulfide Areas located near the overthrust zonemay also contain methane The

Schenectady and Snake Hill Formations are therefore poor and undesirable sourcu for
water

In eneral the limestones ofthe Helderberr PeneplaiD have low primary
permeabBities and poroaities However llmestonel can devel p appr ciable HCOndary
permeabWties as a result 01 horizontal and vertical fra jointa and openinp
Horizontal fractures and openinp alonl bedclin planes and vertical fracturel and joints
can be enJarred by the diuolution action of tIn poundwater and ninwater The
success ofweDs depend upon the Dumber of such openinp encountencl durinl drillinl
Enlarred verticalfractaru and jointa bave been observed Within the Town area and the
may also lead down tocavernous situations Other areaa ofpossible fra rock are the
fault areu and the areaa offolded rock Ruedem8Dll 1930 The yields from atone

in the Town verap are lcnrbut occasional wella in fractured andor cavernous aiea8

have had yielin UPIIof 50 allon per minute

The Helderbeqian Group Limutones have averap reported yields of3 to pllons
per minute Arnow lN9 The Helderberpu Group will remaiil 1Dpredictable because of
the variability in texture and the relative thinness ofthe better yieldin formation in the

Group ManHus cOeymans BecraA LUte moat water fr m limestone the water is quite
hard

J
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The Esopus Shale is heavily fractured and is reported toyield between 2 to 40

rallo s per minute Arnow 1949 However this relatively rood aquifer can contain

significant amounts ofhydroren sulfide Like most water from shales it is quite soft
WeUs drilled through the Esopus and finished in the Helderberg Group can also
experience some sulphur problems

The Onondaga Limestone has an average reported yield of only S pllons per
minute Arnow 1949 The onondaga Formation has been tapped by anumber fwells in

theCl ksyille and Tarrytown Most ofthe sulphur content in these areas is probably due
to solution and cave forma on lure yieldinr wells may be possible Several cODUllon
problems are associated with limeston wells 1n addition to the hardness ofthe water the
water level may fluctuate rreatly during the year Contaminants such as septic tank
leachate and gasoline may easily enter cavernous limestones

The Lower Hamilton Group is renerally good yielding averaginr eight gallons
per minute Arnow 1949 The Bakoven Shales within this group however may contain

hydrogen sulfide
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F Water Quality
I

Water quality in the Town coversa broad range from good to treatable Tbefollowing water quality conditions have been encountered

Hydropn Sulfide Gas HaS some wells have reported the presence of HaS gasrotten err odor This is likely caused by chemical and bacterial action whichreduces iron sulfates present in black shales to sulfide aS in concentrations ofless than one millirrmper liter is renerally not considered harmful to consumeit can be h evert unpl ant HaS gas is renerally treatable with availallletechnology

Water hardness Calcium and Mapesium content Water hardness varies
markedly across the Town Reported water hardness values range from less than
10 ppm parts per million considered very softwater to lreater than 350 ppmconsidered very hard water Water hardness is renerally dependent on the
chemical conditions ofthe rock or deposit through which the water flows Most
waters in the Town ofNew Scotland can be softened satisfa rily and
economically

Chloride salt Chloride may be naturally present in water from acessively deepwells Chloride content has also been reported in local wens as aresult of road salt
storage andor usage in the northern portion of the Town Chlride is generallytreatable with available technology
Iron Many wells in the Town yield water which is relatively high in iron Iron
content while not generally harmful is disagreeable hi taste and may stain
clothes and cookinr utensils The occurrence of iron is generally treatable

Methane fIlS CII4 a colorless tasteless and odorless gas is aproduct ofthe
decomposition oforganic matter hi unconsolidated and reologically young
deposits While not harmful to consume methane gas can present an explosion
hazard in poorly ventilated areas such as well heads basements and water tanks

G Potential Impacts toGroundwater

Shallow aquifer deposits which receive recharre from local runoff and
precipitation can be nepuvely impacted by various types ofland uses and by inappropriateland development

Some land uses impact aquifer performance because they limit aquifer nchargeand can limit lonr term aquifer production other land uses can degrade water quality by
introducing undesirable components to the recharge or subsurface flow regime Land uses
which can effect groundwater quantity include

Land development that includes large areas ofasphalt or concrete pavinr Paved
surfaces limit the recharge of shaDow deposits by minimizin downward
percolation or precipitation and by hastening runoff away from rech81le areas

Hirb density development that relies on wells more specifically high weD density
may have overlapping cones of influence and can ntribute to a decline in the
lonr term aquifer productivity for certain water users
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Sewer Districts which rely n q1 on site Ifoundwater supply but dischUJe I

wastewater to a ewer lIJSteJD threaten l n term aquifer productivity due to tbia

system of110undwater export Treated eftluent habeen demonstrated to be an

important contribution to aquifer recharie and in some area iDay be required to
sustain the lon term production ofthe aquifer

Sand and Gravel mininr and Quarry Activities can have a negative effect on

1I0undwater q tity Dewaterm lor miDiDl activities can pe ently lower
water tablei e peclally hen coupled with the removal of aquifer deposits ch as

sandi and Ifavels

Land uses which may have a de ental eftect on Ifounclwater quality include

LealriDI underrround tor tanks UndelpOund storap tanks and pipin can

rail or leak lorm 1 reaoDS most commonly due toare or improper iDataUation
Tanks under 1100 pUoa or which h acombined capacity 011 100 on one site
are not cunently nplated by the State Even minor leaks from underground
tanks can seriously impact on aite or off site wells

On site septic systems it poorly desillled or installed in marginal or poor area

andor systems whch frequently overloade can adversely impact onate or

off site wells On aite septic and water supply are not necessarily incompatible
however strict code enforcement and an understandin of the poundwater flow
system are necessary to assure lonr term compatibility

Fertilizers Pesticide and Herbicides applied directly tosoll in residential and

apicultural area can impact on site wells Whil most 01 th components ofthese
chemicals are readily adsorbed by soil or degraded biologically a portion could
leach into rrounclwater resOurces Ihis is especially true when applied in acess of
recommended application rates and dosages

Sand and cravel miIlinr activitican strip surficial a ers 01 evem feet of

protective cover This can make aquilers more susceptlble topollution from runoff
or spills

Landfills even properly desillled with liners and leachate collection systems
should not be located within principal aquifer recharp ar

Stockpilofro8d deicinlsalt potentially present av8l1larp impact to local
uncoll8OUdated surftcla1 w Us both from runoft and leachate StockpUea even for

temporuJ mould be atored on impervious surface and aheltered from
wind d rain Road deioin alt applied durinr the winter can also adversely
aft et shallow wells which art located near heavily salted roadways

SpiUa aad Uquid diacharpd onto the cround surface can migrate downward to

depadellOWldwater quaUty Accidents involvinr abov lIound pip lines
stortanks andbarr railroad cars and trucks can rl larr quantities of

apollutants at aparticular site Automobile wast oil is potentially a larp source

of deli telJ dumped pollutant

B WaterReso1l1W8 SuitabDity torWeUPJ ent

Based on the analysis of both surficial and bedrock reoloJical formations and the

quantities and quality ofground water from each ofthese formatiolll a composite map was

generated The map lists eleven caterories which attempt to identify the level ofprobability
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I for cirilling successful ground water supply wells These cateaories are listed from the best
to the worst conditions torwell development The foUowin assumptions were establishedprior to generatin the map

For surficial deposita three categories were derived from the Unconsolidated
Surficial Water Supply Potential Map First it was assumed that higb yieldinJ surficial

eposits are the beat formations for water supply purposes regardless of underlyinr bedrock
ge lolY Seco dlyboth ofthe moderate yielding categoriea from the UncOIlsoUdated
Surficial Water Supply Potential p were combined to simplify the mappin process It
should be noted that the source found to consistently yield 10OPM Jiel betweeJi the
Hamlets ofNew Scotland and New Salem The other moderate yielding formations varyin yield from 0 to 10 OPM All other portions of the town bave low yielding surficial
deposits or no surficial deposits WeUI drilled in areas with mlftlm l urficial depositamust rely on bedrock sources for water supplies

All Town bedrock sources have some limitations for water IUPPly purposes These
include hard water IUlA1r methane and pnerally lower yields than aurftcial depositsFor bedrock formations foUr cateroriel were established from the Generalized Bedrock
OeoloiY and Water Supply Potential Map The Helderbergian bedrock formations were
considered good tor eroundwater supply purposes even thouah yields are somewhat
unpredictable ranging from 0 to 50 GPM This was primarily due to the tact that averageformation yields ofs4GPM typically meet the minimUDlltandard for home supply wells
and have no quality problems other thanhardness ofwater which is easily treated with
softening equipment The Lower Hamilton Group and Esopus Shale formations both yield
between 0 and 20 GPM In addition both may have sulfur contaJDJnation which can be
treated using standard treatment equipment For these reasons both categories were
combined to form the second best bedrock classification for the Water Supply Resource
Map

The Snake Hill formation ranps from 0 to 100 GPM thus potentially having the
highest yield for a bedrock formation in the town ThoUfh the formation potentially has
high yields it also has very poor quality including high concentrations of 8ulfur and
potentially hazardous quantities ofmethane gas These quality limitations are treatable
however the costs associated with treatment ofthe source may prohibit large scale
development For these reasons this source was listed as the third most desirable bedrock
formation

Both Schenectady Formationa and Onondaga Limestone Formation are low
yielding averPng leu than S GiM SulfUr contamination may be pruent in both
formations and water from Onondaga Limestone formations tends to be hard High
yielding wells are possible from these two formations as indicated by the Clarksville
Water DistrictWella however the unpredictability and overall low yields limit the
suitability of these formations Therefore these bedrock typ81 were combined and
classified as the lest desirable bedrock formations for potential well ezploration

Tbe ideal condition for well ezploration are sites with high yielding surficial
deposits apd moderate yielding rood quality bedrock formations In this situation the
likelihood of loeatinr a successful well would be high from both surfieial and bedrock
formations The least desirable situation would be one where no surficial sources are

available and where bedrock sources are low yielding and ofpoor quality Table 4 1
lllustrates the eleven classifications that exist in New Scotland when the surficial and
bedrock maps were overlaid and combined These categories correspond to those
illustrated on figure 4 3 Water Supply Resource Map
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TABLE 4 1 I

Suitability Classifications

A SUrflcIal Deposits BedrockFoirmAtI D8

DEClCRlPrION DESCRtPIION

1 Potenti81ly Good SurflCial Water a Moderate Yield QuaUt Bedrock

2 Moderate Yield Surflcial Water b Moderate YleldlSulfu Bedrock

3 Low Yield urftcial Water c Low QuaJitylPotentia111 Hip Yield Bedrock
d Low YleldlSulfur Bedrock

B Potential ComblDaticmsSurftcla1 uut BedrockPormations

KEY DESCRIPlION

A 1 Potentially Good Surficial WaterlModerate Yield quality Bedrock

B 1 Potentiall1 Good Surficial WaterlModerate Yie1dlSulfur Bedrock
e lc Potentially Good Surficial WaterlLow QuaUtylPotentially RiCh Yield Bedrock

D lei Potentially Good Surficial WaterlLow Y eldlSulfur BecIrock

E 2a Moderate Yield Surficial WaterlModerate Yield QuaUty Bedrock

F Moderate Yield Surficial WaterlModerate Yi81c11Sultur Bedrock

2c Moderate Yield Surficial WaterlLow QualitylPotentia1l1 High Yield Bedrock

G 2d Moderate Yield Surficial WaterlLow YieldJSulfur Bedrock

H Sa Low Yield Suliicial WaterlModerate Yield QualitJ Bedrock

I Low Yield Surficial WaterlModerate YielcJSulfur Bedrock J

J 3c Low Yield Surficial WaterlLow QuaUtylPotentially Hip Yield Bedrock

K 3d Low Yield Sw1icial WaterlLow YieldSulfur Bedrock

NOTE No conditions aist in the Town where Moderate Yield SurficialWater and Low

QualityIPotentiaU1 High Yield Bedrock overlap therefore this caterory has no KEY

classification

L Recommendation and Concluions

Water resourcel in the Town 01New Scotland appear be adequate to supply the future

needsofihe Townt people provided ltepa are taken to acJequately protect aquifer recharre areast

reculate densities in areas where potential water 1Ource are miftDft l and aplore future

development ormunicip water supplies in areas identified as havinl the hilheat potentials for

good quality and quantities ofwater Table 42 identifies the acre for each ofthe eleven

suitabilitclauificatioDl identified on the Viater Supply Resource Map for New Scotland
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Table 42

Areas Available Per Suitability Classification

Water Supply Resource Map

o PERCENTAGE OF

AREA ACREAGE TOWN LANDS

A 1 097 0 3

B 3950 1

C 3600 1

D 5 015 0 14

E 128 0 0 5

F 860 0 20 5

G 3 356 0 9

H 5 439 0 15

I 8 227 0 23

J 1 818 0 5

K 955001 26

TOTAL 36245 0 100

From this table it can be seen that roughly 6 867 acres or about 19 of the Townhas

potentially good surficial Water supply resources key areas A B C D About 1 492 acres also have

moderately lood yielding bedrock resources ofvarying quality key areas AB On the other
hand roughly 25 035 acres or about 70 of the Town has no surficial resourcesof any value key
areas H IJ K About 11 368 acres orabout 31 ofthe Town also have low yielding andorpoor

quality bedrock water resources key areas J K

Those areas where water potentials are high must be regulated to protect the Town s limited
water resources Those areas with minimal water resources should be kept at low densities andor

be designa d for land uses that are not water use intensive Land uses ofthis nature might
include forestry some manufacturing and warehouse land uses agricultural use that do not

require irrigation or very low density residential on larle lots where adequate water can be found

and purified These reitrictions and replations should remain in effect until uch time if ever

that it becomes economically and physically possible to service the areas with municipal water

NEW SCOTLAND COMPREHENSIVE PLAN m



J

70 COM PRE HEN S I V E LAN D USE P LAN



Section V Exisdng LandUses

An inventory of the built environment is an important taTting point in tM land

planning proceThis section presents a land use inventory updated early in the

planning process with information gathered in 1989 The patterM which emerge from the

study can be examined for strengths and weakness Land use regulatioM which

attempt to fortify desirable patterM and diminish undesirable ones can be developed
based on the findings Vacant land can be zoned for development that will compUment
neighboring rues

A Edsting Land Uses

An inventory ofland uses in New Scotland was completed as part oftbe first master

plan When comparinr that inventory to the land uses present today it becomes clear that

New Scotland re largely unchanred since 1960 except that farminr has decreased

The last plan identified five hamlet areas containinr homes community
buildingS and commercial facilities The hamlets identified in 1960 namely Olarksville

Feura Bush New Salem New Scotland and Unionville are still active centers These

hamlets cover about 17 ofthe Town total land area about 6200 out of 86200 acres

Outside of the hamlets the Town is rural Open undeveloped lands includinr
woodlands wetlands ancultural areas brushlands and public land holclinCS are

scattered throughout the Town The greatest use of these rural lands is for agriculture
Public open pace and preserve land also consume arreat deal ofthe acreare in Town

Public lands include the John Boyd Thatcher State Park Five Rivers State Enriromaental

Education Center Black Oreek a State Wildlife Management Area and two New Scotland

J
Town Parks

There are also anumber ofwater bodies in New Scctland The tareest ofwhich the

VIy Creek Reservoir covers substantial surface area in the center of Town just southeast

of New Salem
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About 43 ofthe land in Town is zoned for housing and related uses yards 1

acce sory tructures infloastructure etc Most homes6 are traditional detached in le

famny residences although there is amobile home park and anumber of multiple unit
structures and independent trailer homes

Housin is located in hamlets or scattered throughout the Town alon existin

StateCounty and Town roads Home development since the last plan has not concentrated
in any one p cular area or been built within lar e subdivisions rather it bas been
located lot by lot atmaD1 different locations

B RAftl1ets

Hamlets ct as community centers in T Most community facilities and
commercial development lie within these areas as doel much ofthe housin While there
are no population statisti available for hamlets based on the number ofresidences

counted itappears that each hamlet contains 400 to 500 residents with the exception of
Unionville which has an approximate population of 300

With the introduction of public water in ClarksviUe each hamlet has some access

to public water facilities mostly through Bethlehem WatH Districta orthe Village of
Voorbeesville None have acceasto public sewer facilities In fact the only homes with

public sewer facilities are appruimately 25 residences in thenortheastem comer ofTown
which are served by the Bethlehem Sewer District

Each hamlet except Clarksville has experienced residential development since

the last plan New Scotland and New Salem each expanded by over30 dwellings
UnionviUe and Feura Bush each expanded byabout 20

1 New Salem

The hamlet ofNew Salem is located in New Scotlancfs nortl1westem quarter near

the base ofthe Helderber Mountains At the core ofthe hamlet is the crOllroad ofRoutes 85

and 85a

One hundred and mty four 1 ruidencu werecounted in New Salem Most
were located Route saa 85 or New Salem Road Residential development ftlls a

continuous strip ofRoute 85a from about 500 yards lOuth ofitsintersectionwith Route 85 to

600 yards north ofit Ruiclen development al80 lines most ofRoute 85 Since the last

pIan anumber of new relidencea have been built along New Salem South Road

Five commercia1lites were counted in New Salem This is a minor reduction
since the last plan when there weream enterprises Three out ofthe five current

enterprises are located within the Bethlehem Water District No 1 that li in two areas of

the hamlet

There are everal community facilities in New Salem A firehouse the Wyman
Osterbo tsenior citizens center and a Bremen ocia1 club lie clo e to the hamlets

center The Town hiJhway ranll illocated near the hamlet IOUthWest border

6See Section VII Community Oevelop ent Analysis
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i 2 UDionvWe

The hamlet ofUnionviDe lying alon the eastern border of New t1and a acent

to the Town of Bethlehem bas remained relatively undeveloped lince the last plan
Residential strip development along Route 3 accounts for mty percent ofthe hamlet s

development One hundred 100 homes and 2 trailers wereeounted in this hamlet There
are no eommercial enterprises in Unionville A church cemetery and firehouse are the
semi public community icilities present

3 Clarbville

Clarksville ia located on Route3in the southwest quadrant ofTown near the base
of the Helderber Mountains Most residences in Clarbville are located in a strip
fashion alOBg State Route 44S Additional development exists off the main highway on

Olive Street Grayceland and Slingerland Avenues and on other Town and county roads
which intersect Route 443 A small concentration ofcommercial establishments has
formed along Route 443 near the Plank Road intersection

Toposraphic conditions have contained development in Clarksville in a compact
fashion along main through roads To the south is Bennet Hill a drumlin formation to

the north are areas ofsteep slope on both sides ofNorth Road ting8ide road or

driveway development and to the west steep slopes ofthe Helderbeq Mountains limit
extensive expansion ofthe hamlet The presence ofseveral streets east 01the North Road
Route 443 intersection and the continuous increase of commuter and through traffic on

T Route 443 should encoura e future development to locate on interior residential blocks in

this area

Feura Bush

Feura Bush is located in the Towns southeast quadrant adjacent to the Town of

it Bethlmem Many of the 147 homes located in thishamlet are in residential strips along
Route 32 Other units are in interior areas served by local arteries including Mathias

Place New Scotland Avenue Orchard Street Western Avenue Jones Avenue and Fissette
Drive The latter is illustrative of a more favorable concentrated development which holds
Town road maintenance costs to a minimum and reduce traftic congestion on through
roads

Home building since the laStplan has occurred in the northwest on Route 308 and

Jones Avenue in the center along Mathias Place and in the east along Quarry Road

and Collaback Road

Someeommercial developments have clustered near the eastern end ofthe hamlet

These include arestaurant tavern and truck repair gara e These establishments
provide a reasonable land use transition between the railroad tracks in Bethlehem and

nearby residential areas In addition several community facilities are located in this

portion ofthe hamlet These include apost otfice achurch acemetery and a fire house

G New Scotland

The hamlet ofNew Scotland is located in the Town s northeut Moat homes in the

hamlet are located along Route 85 the hamlet s m or eut to west thoroughfare
Residential development also exists alonl Swift Road New Scotland South Road Mason

Road and Upper Font Grove Road Each of these roads run north tosouth and intersect with

Route 85
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There are apprcmmately 160r dences in the hamlet of New Scotland There is 1
also a mobile home put Home construction since the last plan has occurred along SwiA
Road and aloDf the eastern end ofRoute 85 where public water from the Bethlehem Water
District is available

New Scotland contains more commercial uses than any other hamlet in Town
Most of these establishments are scattered along Route 85 ftey include aplf drivinr
range a Dew cu dealers p a used car dealership a pizza puJor a meatmarket a

nursery a craft hoppe a restaurantwith omce
apace
an auto repair prall a lumber

company an oice cream tand and an architectlbuilder Stonewen Pwt the
0

intel88Ction of 85 and 85contains arestaurant IJOC8I1lton ahoppe and avideo
store In addition a few cant res aist in the hamlet

The Town Hall and a firehouse are two public buildinp within the hamlet a church and
cemetery make up the aemi public uses

6Future Development ill EsistIn B lets

Allof the hamlets in New Scotland can accommodate 80me additional development
near their informal borden and on interior lots Like all areas in the Town their
development potential depends on the lands ability tosupply water and accommodate
sewer lacilities or in the event ol unfavorable natural conditions the accessibility to

public or private water and aewer systems

A limited water supply has historically Umited development in New Scotland But
each hamlet now has some if linUted access to public water supplies The availability of
public water will eliminate the restriction posed by lack ofacceptable natural water
resources In Clarksville when natural water conditions have severely nstricted
development in the Past anew district supplies water to abnost the entire hamlet Where
access to the public water supplies are more limited New Seotland Unionville and New
Salem acceptable natural resources sufficient to support additional development ezist in

varyinr quantities and qualities

Septic uitabilitJ ia another DUQor determinant ofdevelopment potential Without
builtsewer facilitiea the ability 01 the land to safely accommodate septic systems largely
determines safe development density of an area With the aception ofClarbville the
hamlets in the Town accommodate individualleptic systems lairly well at a density
olat least one unit peracre

Natural conditions enable each hamlet to safely accommodate additional
development atadensitY ofoneunit per acre Ifat any time both water and sewer facilities
were introduced in one of these hamlet areas safe density u1d jump to one unit per
quarter acre

Althoqh each hamlet oftera the opportunity tor powth the hamlet ofNew Scotland
is expected to aperlellce relatlVel more new residential and neighborhood development
over the next 20 lara thanthe other hamlets This is because or its location within the
Town s northeast where there has been a pod deal or interest expressed in new

development Similarly reura Bush pven ita proximity to the Bethlehem Industrial
Park is a lopcal site for ta powth

c HistoricCharacter

New Scotland is still an essentially rural community While lonr lost in many
Capital District suburbs the traditional development pattern were buildings are clustered
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f in hamlet areas and outer areas remain open is still dominant in New Scotland This
I

development pattem lives the Town an ric ntat Scattered throughout the many
residential structures farms inna school and churches provide more apparent historic
charm as do several ofthe compact hamlets

A trend in the hamlets has been noticeable Homes are being converted into mixed
use buUdings Residential structures are now being used for residential purposes on one

floor and for offices on another To this point the architectural character of New Scotland
hamlet areas has not been sipificanily altered by this phenomenon However this

change in hamlet land use should be monitored and replateCl by land develop en

ordinanceslzoninr to ensure that New Scotland hamlet character are maintained

Since the 1r70s many homes scattered throupout the Town have been listed with
the State Department of Parkaand Recreation andor on the National Register ofHistoric
Places as sipificaDthistoric landmUka Most of these homes were originally
constructed in the early 19th Century The addresses ofregistered homes are listed at the
end ofthis chapter

There is also a National Register Historic District in New Scotland The

Onesquethaw Valley Historic District was named for the Onesquethaw Creek Valley in the
south eastern comer ofTown Lyinr mostly within New Scotland but with small portions
overlapping into Coeymans and ethlehem the District is very large covering 3 400 acres

The District encompasses part ofRoute 32 Onesquethaw Creek Road and Route 301

0 Approximately 25 homes farm buildings and accessory structures are contained within its

area but mostly it consists of open lands which are farmed or simply vacant

1 One8quethaw CreekValley District

As a National Register District the Onesquethaw Creek Valley area is proVided
limited protection under the National Enrironmental Policy Act The mandatory
protection measures imposed by the Act apply only to publicly initiated actions Tbe Act

stipulates that public famCla will notbe used to negatively effect historic resources It

requires that publicly lpODIOred rehabilitation or demolition projects be reviewed by the

State government for impacts prior to proceeding

No reviews beyond those performed for it buDdinl permit are required for projects
within aNational Rqister Historic District prOvided the project is not initiated or

financed by public body Private owners have the npt to manipulate or demolish their

property atwiD Without review by the State orcommentby any other body

The federallovemment encourages private historic preservation activities by
offering a private sponsor the right to claim an Investment Tax Credit for voluntarily
carrying out an historically sensitive restoration project ata National Register site In its

early yeara this historic tax credit program facilitated many private restoration projects

7Accordincl1 Publicly bUti tecJ actiona impactiDI an hiatoric tructun orcti trict muat bereviewed by
the New YoIkState Hiatoric PrelerYatiOll O1Bce Ifland or a tructurewithin th Diatrict becomthe

liteor aCClDatructioil or rehabUitetion project wbichII initiated or financed a ell or in part by public
body the New YoIkState HiatoricPreaervation omce mUlt review the project Cor ita e1Iect on biltoric

character 1l1 OfIlce h been empowered by the Ceeleral government to e1Iect the project and ita public
funding
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particululy in urban areas Capital HiD in downtown Albany and Canal Square in I

Schenectady are two aamples oflocal ueas impacted by the teden1 Tu Credit Procram
However or late chan e in the lize and availability otthe credit resultin from the 1986
Federal Taz Act have diminished ita effectivenes Neverthelthe Investment Tax
Ctedit rem 8Ilincentive available to owners within the Onesquethaw Creek Valley
District to investin and thereby maintain their property

2 Municipal Pre8ervatioDAcUvltiee

The Town otNew Scotland can do a lot topruerve the Onesquethaw Creek VaDey
District or any other site it deem historically or culturally iprlftcant The mwrlcipal

ovemment loosely protect the chuacter of certain areas and the traditional
developpaent pattern uain zonin and ubdivision ordinanceIn particular relUlations

presemn open space and control1inr land use buDcIiq hlipts and etback

requirementl are recommended to protect the traditional pattern and ihythm of
development

Specific areas such the Onesquethaw Creek Valley District or anyoneof the
Town s hamlets can be protected through the adoption ofa local Historic District
ordinance The do ument can et tailored delien and material standards toprevent
alterations destructive to agiven areas unique character

An historic district ordinaDce can be enacted by the Town but it is not
recommended in absence ofresident input An ordinance placin restrictions on private
property renovations may cause animosity and if it is without aState or National
Designation be charred with imposing undue hardship on area residents

Itis recommended that the Town take teps to initiate historic preservation
methods The Town could begin the process by informally or formally desienatinr a lead
organization for researchinr prioritizin and consensus buildin on historic

preservation iuue Perhaps the lead role could be taken by the Town PlamUnr Board or

local hi toric l88ociatioD But ideally the lead body would be anew temporary
organization formed for the nurow purpose of considerin and adviain on mUDicipal
preservation activities Repre entation m the Pl r Board the Town Board and the
local historic usociation would be ideal lor such acroup

The Town or its desipated historic committee should tnvestipte the land use

mechanillN currently protectinr th Oneaquethaw erek ValleyD1strict and any other
U888 it deem Bipiftcant Once certain lites ue desipatecl for municipal protective
action and the strenrth 01that actl ndeftned the site plan zoninr and subdivision

provisions can be amendecl to protect historic resources On top olwhich sites in a

speciftc area mirht be reauJated under a tailored historic district ordinance

On the toUowm pap is a list 01desipated historic properties in the Town of
New Scotland The Jilt has been compiled from historic reptry lormsprovided by the
New Scotland Historic Society The list may not contain all treeistered historic

properties act it certaiDb does not contain all properties eliPble lor re tration but it
does provide abrief inventory of lites already listed with the State and federal

government This listmirht aerve as a tarting point lor future repatration activities

J
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BISTOmc SITES

Address Use DesilJation

OneSQUetbAw VAllElY 3 400 acres containing 25
National Register ot

Di8triet Parts ofNew homes and uncounted farm

Seot1and Bethlehem buildings
Historic Places

Coemans Along Route Route 32 east to west Old

32 Onesquethaw Creek Joslyn House O Winne

Road and Route 301 Farmhouse LaGrange
Farmhouse Wlllow Brood
Paul Winne Farmhouse

Slingerland Park House

Gregory House

Onesquethaw Creek Road
east to west

Stanton House Onesquethaw
Valley Farm Appel Dryden
Farmhouse Nisquethaw
Farm Douglas Aboretum

Route 301 north to south
Lenord Farmhouse Bradt

Slingerland House

Manhattan Hook Farm

Edipwood Home

Font Grove Road
National Register ot

l

Historic Places

J l lthHouse Private Home

Bullock Road
National Register of
Historic Places

Crounse Homestead Private Home

i Bullock Road
National Register of
Historic Places

Glynbafan Farm Farm
Bullock Road

National Register of
Historic Places

Round Meadow Farm Farm

Bullock Road
N tional Register of

Historic Places

Fuller Reid House Private Home

Bullock Road
National Register of
Historic Places

Nine Mile HouselSnvder Private Home

Hotel Beloved Farm
National Register of

Delaware Turnpike
Historic Places
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I

SectionVI Transportation andWaterand SewerFacilities

The following ection de cribe the trenlportetion networ end weter end sewer

facilitiu in the Town ofNew Scotlend As the pri1Mry infrtUtructure y teml that might
be provided in I rUMI community then eruice require careful planning to eMure that

future needs ere met without excess spending or over development

Beceuse of the limited public weter and ewer fecilitiu provuud in New Scotlend

the treMportetion ystem is the concentrtJtion of thta ion It will be discussed first
followed by a review of Town welter end sewer strvicu

A EsistingTransportationNetwork

The transportation netWork in New Scotland conSists almost entirely ofroads
There are no accessible public aviation train or shippinr facilities Although there is one

train line runninr across New Scotland from Bethlehem to Guilderland and another line

owned by CONRAIL which runs from the Bethlehem Industrial Park north throup New

Scotland toGullderland neither can be accessed in New Scotland for public
transportation There is one siding used by a commercial business

The Town ofNew Scotl8nd is served by three separate bus route operated by the

Capital District Transportation Authority There is a direct line rwminr four times daily
between downtown Albany and Voorheuvi11e There is also a line running twice daily
between Westerlo and Albany which stops in Clarksville and on Cherry Avenue near

Unionville Once daily aUne atops in New Salem and Voorheesri1le enroute between

Albany and Rensaelaervi1le There is also a once daily route runninr north ofthe Town

between Berne and Albany accessible to New Scotland residents Presently there are no

plana to expand aistinr routes or times ofservice Should the Town population pOW

substantially
a aluatioD of bus service would be likely

All other public and private transportation consists ofState County and locally
owned roads State roads are maintained by the New York State Department of

Transportation County roads are serviced by the Albany County Department ofPublic

Works d local roads art the rtsponsibDity ofthe Town Department of PublicWorb if

municipally owned or under limited circumstances private group s Table 8 1 ow

the ownership ofthe public roads in New Scotland
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Table 61
I

1990 TOWN OF NEW SCOTLAND PUBLIC ROADS

OWNER MTT FAnE PERCENT OF TOT

New York State 29

Albany County 35 22

TOwn ofNew Scotlarid 78 49

Total 159 100

1 Highway Breakdown

There are approximately 160 miles of public roads in New Scotland These consist
ofStatehighways Route 32 SS 8M 155 156 157 44385 overlap and 443 and County
roads Route 109 201 203 208 301 303 306 307 308 311 and 312 Theremainder are

Town roads

The highway network in New Scotland forms a loose grid pattern The State
highways tend to run eastlwest and the county routes bisect them runiUng northsouth

Town roads have no dominant orientation These roads rahdomly connect to both State
and County roads

2 Road m hy

There are five classifications applied to roadways in New York State Interstate
Highways Arterial Highways Primary Roads Secondary Roads and Local Roads
There are currently DO interstate or arterial hipways in New Scotland

Primary road are the hiahe tservice level roads in New Scotland Theyrve as

or connector between New Scotland and surrounding town State Routes 85 443
155 156 and 157 connect the mn Towns inAlbany County with the Capital District
These primary roads are designed to provide faster movin freeOowina traffic
therefore driveway accesses and oadside parkin must be controlled alonr these roads

SecoTUl4ry rocuU collect traffic from the local roadway aystem ancJ distribute it to

primary roads State Route 32 and 85A all county roads and Krumkill Road act as

secondary rOads

Secondary roads typically are inter relional and provide a hirh degree of mobility
between activity centers As these roads are designed to promote free traffic flow parking
should be controlled Secondary ro ds should have limited veway acces and typically
should not flow through msjor residential areas Commercial and industrial centen are

usually located alonr these roads howeVer they tend to hinder traffic mobility Therefore
strip commercial and industrial developments should be carlruUy reeulated a10nr
secondary roads and acce ed through internal collector roads in an effort to limit
driveway access where practical

J
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Local rocuU enerally function as collectors for traffic from bldividual properties
I and distribute it to econdary or primary roadwayTown roads and tom private

subdivision road make up the local roadwayl8tem Th roads conn ct farma home

stores and industry to the larger roadway system Som private bdiviaion road connect

interior propertie to public rightof ways

Local roads typically provide frontage for resid ntia110ts and carry traffic having
destinations or origins on the street itself These roads carry the least amount oftraffic at

the lowest speeds d are ideally best suited for driveway access ancJ on Itr parking

3 EdstinIllilhwayFeatUres

The existing capacity 01 a roadway determines to agreat atentwhat additional

levels oftraffic may be added prior to the road becoming too con ested Capacity therefore

may be used identify roads within the Town that will require improvem ntto handle future

traffic loads

Analysis ofthe geometry ofa road helps to identify the road capacity
Additionally it provides abases to determine if existing roads fall within acceptable
design parameters established by the American Association ofState Highway and

Transportation Official AASHTO Those roads that fall greatly below AASHTO

standards should be considered for some form ofupgrading in any Town roadway capital
improvements program

The conditi n of a road generally refers to pavement characteristica Deteriorated

pavements require improvement and must be considered when budgeting municipal
funds Extremely deteriorated pavement and poor drainage conditions should be
alleviated as they also tend to reduce the capacity ofaroad

As aguide therefore the futurecapacity ofa road should be reviewed first If the

j J capacity is inadequate improvements will typically take into consideration any problems
with rosa geometry and surface condition Ifa road capacity is determined to be

adequate an evaluation ofthe roads geometry and surface condition will dictate towhat

degree future reconstruction rmbilitation or improvement are necessary

Tbe features of the roadway I1Item that most lipificantly effect the capacity
geometry and condition of each roadway are a Rightof Way b Pavement and

Shoulder Width Co Roadway Surface Conditions d Vertical Alipment e Horizontal

Alignment and 1 Access Control

a Rilhtof Way

The riptofway width is measured as the distance between facin property lines

along a roadway Pavement shoulders ditches drainage facilities and roadway
embankment or excavation slopes are included within the ri htof way as are utility poles

supporting overhead electrical telephone and cable television lines8

8It is now recocnized that utility pol are aroadaide hazard and a the State County and Town

reconstruct their road theutility companies are either p1acine their linea Wlderpouncl ell mOYing their

poles to the RightoC Wayline
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J
Public utilities uch as water mains and sanitary sewers are u ualJylocated under i

the pavement fUlface In new developments aU public and private utilities should be I
located underl1ound outside the roadway houlder except for ero sin

A rightof way of60 feet it considered the minimum desirable width by the AASHTO
for all highways This width will encompus two travel lanes two shoulders and either a

draine ditch system or the becinnin of the embankment and the excavation slopes
RiptofWaya widths of70 to 80 feet are necessary for four lane roaclway 11l extra
width is uSed to Acco odate tuminJ lanes mediani utilities and drainfacilities

The State and County in New Scotland pnerally claim iiptof ways of50 feet
Some of these roads may haVe additional easements for special uses such as drainage
structures brid uand embankment or excavation slopes BecaUM fthe narrower travel
lanes and shoulders on Town roads and the maintenance1imita on slopes and ditches
some existinr Town roads may have less than 50 feet of ri tofway Dependin on

present and future traftic volumes rightof waya may need to be enlarpd andor uPl1aded
for primary toads State Routes 86 us and 165 and some secondary roads State Route 32
and 8M and CountyRoute 306

Widenin hipways has been made easier by the New York S te HiJhway Law
Roadways designated as 1Upway may be enlarpd by the Town to 3 rods about 50 feet as

amatter ofri ht accordin to the Law Two road tpes meet the definition ofbipway
Some originate as local roads but meet the highway definition based on continual public
use for 20 years Others have been lecislated and labelled bi hway by an act ofthe Town
Board

b Pavement and oulder Widths

State hipwaya have travel lane widths of10 to 12 feet with shoulder widths of4 to 6 feet
The average lane it 11 feet wide and the average shoulder 5 feet All tate highways in
New Scotland currently have two travel lanes

County hiahways have travel lane widths of10 to 11 feet with shoulder widthsof2 to 6
feet Like the State hirhways the averlane width is 11 feet but the average shoulder
width is only 3 feet All County hipwaya in Town currently have two travel lanes

Town roads have travel lane widths of7 to 11 feet with an averwidth of10 feet
Shoulders range from 0 to4 feet however most Town roads have no defined shoulders All
Town roads have two travel1anee however in IOme case the pavement is so Il8IIOW that
passin is difficult Table 62 indicates exi8tin Town roads with subStandard pometry
The word pometry in this case refers to the alignment and pavement width of the roads
in the Town
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Table62
TOWN ROADS WITiI SUBSTANDARD GEOMETRY

r

Width feet
Roadw Name miles Pavement Shoulder
Copeland HiD Road 1 54 8 0
Plank Road 021 14 2

Dunbar HoDow Road 1 83 12 2
Scutt Road 0 73 JO 3
Duck Hill Road 0 78 JO 2

Upper Derbyshire Road 068 JO 2
Plank Road Loop 022 JO 2

MillStreet 0 08 3
Railroad Avenue 006 12 3

Brownri r Road 0 41 14 3
Route 85 Loops 0 14 12 2
ute 443 4xP 0 17 14 2

Leonard Lane 0 53 U 2

Dryden Lane 0 27 8 1
Miller Road 0 34 14 4

Towne Road 0 23 14 4
Martin Road Extension 030 12 2
Po er House Road 068 14 2
WInnie Lane 044 1 2

Hartley Drive 033 14 2

Mill Road 003 JO 3

Willow Street 0 10 JO 2

Price Lane 056 12 2

Countryman Road 1 32 14 4

Fullers Lane 0 09 14 2

Mason Lane 029 14 2

Old State Road Spurs 0 17 JO 2

Source State ofNew YcrJr Department ofTranaportation Local Highway System Inventory
Region I County IAlbany New Scotlancl pp 1827 1833 Run813188

These streets should be considered for immediate modification Improvements
mirht include wideninr pavement widths to two eight foot lanes with two foot shoulders
or nclassification as a oneway road Where widening is not cost effective and the road

cannot be made one way weminr signs should be placed notinr any substandard

pavement conditions

Allother roads on this list should be evaluated to determine priorities for
improvements and ould be brouaht up to minimum pavement widths of eipt foot

pavementa and two foot shouldlJB where projected traffic volumesmandate these

improvements All roads with substandard conditions should be considered for
reduced speed lon S in the ranof20 to SO miles per hour and be aigned for sub
standard conditions until improvements can be made

At the Town s discretion costs for movinr stone walls fences and street tree

plantinp can be included in cost estimates for roadway improvement and repair when

budreting road improvements
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Co Boadway SarIace CoDditioDs

State highways an constructed ofbituminous pavement a few with asphalt
overlayinr cement concrete pavement The pavement depth is between 8 and 10 inches
Most shoulden are constructed ofasphalt stabilized II8vel thouJh some bave a thin
overlay of bituminous pavement The pavement surfaces are in fair tovery pod
condition Tbe shoulder surfaces are in poor to fair condition Altboup then bave been
few resurfaciDp in th past 5 to 10 years roadw8pavements are generally
maintained and their aurfac s are smooth Some surfaces are broken Over joints in the
old cement concrete pavement and some edges ofpavement are cracJdnr wherepoor
sboulder conditions mst

County hiahwaa are conStructed ofbituminous paveme t some are overlaid over

s ace treated crushed atone Thepavement depth is between 3 and 6 inches Some
shoulden are constructed with uphalt stabilized eravel while the remA1nin shoulders
are l1adecl and surfaced with compacted cravel The pavement surface are in lair to

lood condition The roadway pavement is maintained with IOme rutanl and surface
cracm in random areas Some edps of pavement are broken and worn away where
l1avel shoulders have deteriorated The roadway surfaces are enerally nooth ezcept
at the random deteriorated areas There has been no sipificant reconstruction work on

County hipways in the Town of New Scotland in the past 10years

Town roads are paved with bituminous pavement or asphalt stabilized crushed
stone The pavement depth is between 112 and 4 inches Road shoulders are

constructed of rraded and compacted l1avel Many Town roads have ashale subgrade
covered by6 to 12 inchoferavel beneath the pavement surface Town paviment
surfaces are in fair to rood condition The roadways are maintained and repaired as

conditions warrant The asphalt stabilized crushed stone surfaces rut and crack more

easily than the bituminous pavement sUrfaces An example of this condition may be
seen on Upper Font Grove Road The Town ofNew Scotland participates annually in the
New York State Consolidated Hirhway Improvement Procram This propam partly
funds the reaurfacinr and maintaininr of Town HiJhway pavements Town roads
with deteriolatinr surface conditions are listed in Table 63 under condition

cL VerticalAllpment

AllState County Town hipways east of Clarbville and New Salem eziat on a

rollinr topoeraphy
West ofClarbvllle and New Salem the JaiPway cradrise

sharply to the top ofthe Belderberrplateau when apin the hirJawaya run on arollinr
topography Moat State hiahways have been graded within their rightotway to remove

all severe hill and pavement 1818 The State hi hway muimum pades are generally
between d 6 except on Route 85 and 443 alon the Helderberg slopes where the
muimum padare approximately 12

Moa County birhw8J have bad lome erading to remove anumber ofsevere hills
and vall The eoty JUrhway mnmum cradare renerally between 6 and 8

except on County Routes 109 811 and 812 where the cradare approzimately 12

Most Town roads wereconstructed alon uistinr topography with Uttle rrading
excavation or embankment except at stream crossinp The Diaimum endor Town
roads are pnerally between 8 and 1 althou h there are a tew roads with crades
greater than 12 The pades ereater than 12 are difficult to climb and are hazardous
in winter months particularly where road surface is of low quality They are also
difficult to plow and maintain increasing costs for tbe Town
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eHorizontalAlignment

State County and Town roadway ancenerally straiahter on the east aide ofTown

and become more winding as they run west The sharpest horizontal curves occur on or

near the Helderberc slope As i the case ofthe vertical exades earthwork has been

performed within the State right ofway to reduce the neg tin effects ofnative

topography on roadway alignment

County ghways tend to have sharper horizontal curves than StatetUpways
Some grading work has been done to improve roadway alipment since the last master

plan was completed in 1960 However due to the route some ofthe Countyhiehway
traverse and the hich cost ofearthwork County roads tend towind more than State

highways

Town roads have more severe horizontal alignments than State or County
highways Town roadways are generally positioned on more severe topopaphy where

it was easier and less costly to go around atopographic feature than topade through it
A number of sharp turns occur on interior road Reducing sharp turns on existing low

volume roads is inefficient and costly

B Traffic Volumes

Determination of traffic volumes is necessary to evaluate the level ofservice a road

possesses Generally the more traffic using a road at anyone time the more delays will

result for the traveler The effects ofthese delays are described in Biz categories called

Level of Service Once the level ofservice for a road has been determined projections of

future levels of service may also be evaluated Evaluations of this nature provide the

foundation for determining what future improvements will be necessary to maintain

adequate levels ofservice for the roadway network of the Town EDsting traffic volumes

are identified on figure 61 Projected traffic volumes for the year 2000 are identified on

FigUre 62

1 Traffic Patterns

In order to evaluate the level ofservice of a road it is bnportant to understand the

existing and potenuI traffic patterns found on the Town s roadway network There are

five general types of traffic that describe how the roadway network In New Scotland is

utilized through traffic commuter traffic recreational traffic retail commercial

traffic and local traffic

Through traffic is made up ofvehicles with no origin or destination within the

Town ofNew Scotland This traffic uses the State and County highways to travel to

and from the HiU Towns of Berne Knox Westello and Rensselaerville to the

Capital District metropolitan areL The heaviest 188 ofthe roadway network is

from this type of traffic particularly on weekdays

Commuter traffic consists of the vehicles that originate from residential areas in

New Scotland Traffic ofthis nature uses the roadway network to travel to and

from work Depending on their origin and destination commuters will 188 part or

all of the roadway network within the Town Commuters are the second heaviest

sers of the roadway network particularly on weekdays A ority ofthe

commuter traftlc has its origins in the eastern portion ofthe Town

Recreational traffic is created by visitors to the many recreational facilities
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within New Scotland There is a State park John BoydThatcher State Park and i

State Environmental Education Center Five Riven in the Town Suitable cross

country skiing and fishing areas aTown Park a private lOll course and other
private recreational facilities such as Picard s Grove bring additionaliecreators
Recreational traffic typically occurs on w ekende year round and ia at ita peak
during the summer months Most visiton originate from the Capital District

Retail CommercitJl traffic generated by business facilities is not a sipificant
traffic type in the Town at present It is limited to vehicles traveliq throurh or

from New Scotland to rat to shopping centers in Albany Guilderland and
Bethlehem There are some minor commercial situ in Voorheesville and at the
west intersection ofRoute 85 and 85A This traffic occun mostly during daylirht
hours seven days a week

Local traffic is enerated by business or personal trips between Town residential
areas including the Town hamlets the Villara ofVoorheesviUe and scattered
subdivision developments This traffic generally uses Town roads andor County
highways at various hours ofthe day and night seven days aweek

86 COM PRE HEN S I V E LAN D USE P LAN



I

x
0
z

LA

COURr

1 071
r

ffSf

CD

Z

TOWN OF NEW SCOTLAND

I

i

I

I

I
I



i

B
i

I

S7rRLO
TOWN OF

NEW SCOTLAND
AlBANY COUNTY

COEntANS NEW YORK

LEGEND

AWAY FROM ALBANY

ITO ALBANY
LOS LEVEL OF SERVICE
MOT ANNUAL AVERAGE DAlLY TRAFFIC

BAR SCALE
4800 0 2400 4800 9600

I I I
1 inch 4800ft

Figure 6 1 C T MALE ASSOCIATES P C T @l50 c tUIHIl llrtw po Box 727IaUlam NY 12110 t5 7M74OO 511 71172H1990 TRAFFIC VOLUMES MAP En
i hKSoOUAC li f A NC

ciiiii

1 N W YOflK sr4U OII T HT CF lR SPOR JiOH 111I
Q Ir r t

ibQnr C lJ l Ill p ic tlk

NEW SCOTLAND COMPREHENSIVE PLAN

ownl t

l



i I Thdftc VoIUJIMebyIIoat1noType

State IIJa1nreP

The State hipway network accommodates at one point 01 another almost all ofthe

through traffic commuter trame recreational traffic and retailcommercial trafftc in the

Town This is specially true on the east ends of Routes 85 85A 443 32 156 157 and the

south end ofRoute 155 Traffic on these hichways rangefrom 7 300 trips perday on Route

i2 east ofCountyRoute 308 to 7840 trippe y OIl Houte 155

On the west ends of these highways traftic volumes vary fiom approximately 585

tripsper day on Route 157 to 3860 trip perday on Route 32

be QnmtyBilhW8Y8

The County highway network handle portions ofcommuter traffic recreational

traffic retail commercial traffic and local traflic Very little through traffic is handled

by these road as moat through traftic run east and west County hiehways tend to run

north and south Trame volumes on County highways are low onthe west side of the Town

and high on the east side On the west side tramcvariel from approximately 250 tripl per

day on Lawson Lake Road to 800 tripsper day on Clarksville South Road On the east side

traffic varies from 510 tripsper day on Font Grove Road to 2 940 trips perday on Normans

Kill Road west ofRoute 155

Co Town Roads

The Town highway networkhandlesa small portion of the commuter recreational

and retail traffic plus most local traffic Though no recent traffic count data i available

for Town roads except for Krumkill Wormer and Hilton Roads it i estimated that the

traffic volumes are between 50 and 500 trips perday Like the State and County highway
network traffic volumes on Town road increase from west to east thereCore the higher
volume Town roads will be on the east side ofTown Existing traffic volume on Hilton

Road is around 500 trips per day Krumkill Road 2 266 trips per day and Wormer Road

2574 trips per day

3 Level ofServiceAooeptabDitylBoedway Capacity

Level of service indicates how satisfied unconcerned or dissatisfied the average

roadway traveler will reel about traveling along a certain portion ofhighway 01 through
a certain intersection Service at MA and B1O levels allows motorists freedom to

maneuver about a they chOOle the1efore they feelhappy or content with traftlc conditions

Level of Service Me and will alter the motorists feelings from unconcerned to

concerned Level oC Service ME may cause frustration to the motorist Pailed traffic

conditions will anger most motorists

For suburban twolane highways MD conditions at peak traftic hours are

considered acceptable by the New York State Department ofTransportation M a roadway

enters Level of Service ME vehicles traveling along the road experience very long delays
The roadway travel speed gotl below one halfthe speed limit there is no opportunity to pass

slower moving vehicles and little opportunity to turn left oft the roadway
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I
Failed conditions occur when lines of vehicles are travelinr at6 to 10 mile per

hour lor very lonl distances The motorists perception ofthe difference between p1O

and
FailedlO conditions is vetslight Chanees e measured at this point on reseive
capacity rather than strictly On the Level ofService Reserve capacity is the difference
between the theoretical mAnftlUJD number of vehicles tha a roadway can handle before
failure and the actual number ofvehicles on the road adjusted by dividin by the roads
peak bour factor

In New Scotland State Routes 165 and S are gperieDcinr LeVel ofS8rYlce1
condi ons By 2900 Route 85 east 01Route 85A will be approaching Level of Servi

DIO See FigUre 6 2 2000 Traftic Vol es

The projected 2000 reserve capacity ofthe Route 155 Route 32 and 85 indicate that
these roadways will be approaching a failed Level ofService before any other roads in the
Town 9 Therefore without construction ofany additional roadways or bypass route these
State JOada may require PlI8din in the 199Ys

Route 32 west ofFeuraBush Road Route 85A Route 156 Route 85 westofRoute
85A and the Route 8Sl448 overlap east ofBerne function under Level ofService c
conditions In lieu ofconstruction ofany new road these highways will be the roada most

severely impacted by anticipated increases in population in the future The remAi inr
State County and Town JUehways function at better than Level of Service Cconditions

Poor levels of service can be alleviated by uprrading existing roads or constructmr
new roads Ezisting roads may be improved by widening travel lanes and shoulders
addincseparate turninc lanes or improvinC sirnalilation and stripi New roads can

be constructed to take acias vehicles offofaisting roads but should only be considered
where abiolutely necessary unless they are parts ofproposed subdivisions and large site

plan review projects

9The reaerve capacity oftheRoute 155 win be apprOEimately 150 vehiclea per hour the Route 85A
reserve capacity will be approzimately 650 vehicles per hour and the Route 85 ruerve capacity will be

J
as low as 50 vehicles per hour
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Table 6 3 identifies the existingState County and Town roads that should be

considered for uplfading over the next ten to twenty years These roads are graphkally
depicted on Fieure 63 Proposed Traffic Plan The word capacity in this table refers to a

road s ability to accommodate projected future traffic volumes As such a road with

capacity problema should be considered for lane wideninp intersection improvements
ete

Condition refers surface condition Surface conditions include pavement
surfacing and thickness potho es rutting ete

Roads in need ofreconditioning tPically
have one or more problema ofthese problems source see reference at the end ofTable 6

3

Table3
ROADWAY SYSTEMS UPGRADING 19902000

RnA Name Reason

Town Roads

i
KrumJdll Road Capacity
Hilton Road Capacity
Wormer Road Capacity
Upper Font Grove Road Capacity
Copeland Hill Roall Condition

Plank Road Condition

Dunbar Hollow Road Condition

Scutt Road Condition

Duck Hill Road Condition

Upper Derbyshire Road Condition

Plank Road Loop Condition

Mill Street Condition

Railroad Avenue Condition

Ul Brownrigg Road Condition
I Route 85Loops Condition

Leonard Lane Condition

Dryden Lane Condition

Miller Road Condition

Towne Lane Condition

Martin Road Extension Condition

Fullen Lane Oondition

Old State Road Spurs Condition

Verda Street Oondition

West Street Oondition

J Youmans Road Condition

Pauley Lane Oondition

Roclr City Road Condition

Panpum Road Condition

Patton Road Oondition

Helderbefl Castle Road Condition

Upper lAtterStreet Oondition

Lower Letter Street Oondition
ConditionPrice Lane

Weisenborn Road Oondition
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Table 83 cont
ROADWAY SYSTEMS UPGRADING 19902000

County Roads
Rou 308 Capacity
Bou 201 Capacity
Route 308 North Capacity
Rou 109 Condition
Rou 203 Condition
Rou 208 Condition
Rou 303 Condition
Route 30S South Condition
Route 311 Condition
Route 312 Condition

StateRoads
Route 155 Capacity
Route 85A East Capacity
Route 85 East Capacity
Route 32East Capacity
Route 443 East Capacity
Route 85A West Condition
Rolite 85 West Condition
Route32 West Condition
Route 443 West Condition
Route 85443 Condition
Route 156 Condition
Route 157 Condition

Part oftba State Rehabilitation Program
Source State ofNew York Department oCTranaportation Local Highway Syatem Inventory
Resion 1 County 1 Albany New ScotlancJ pp 1827 1833 Run 81S188

Many ofthe Town Roads listed here also ppear in Table 62 Adetermination
must be made which compares the condition ofa road with its overall reometry to
determine the cost effectiveness ol uPlIadm narrow roads Particular attention should be
paid to roads which cannot accommodate twoway baftic These include Copeland Hill
Road DJden Lane Duck Hill Road Leonard Lane Mill Road MiD Street Old State
Road Spun Plank Road Loop Scutt Road and Upper Derbyshire Road

Improvements to Town Roads must also be prioritized based upon aistine and
projec d trafBc volume todetermine the schedule lor work and the degree of ork

required Bued on the inlormation supplied in Table 6 2 and 6 8 the T abould
consider makinr the following improvements The roads are listed in order ofpriority
Lower priority roads are all similar in character and improvements should be weighed
arainst the economic benefits associated with the improvement and the number o Town
residents impacted

A Improve Roadway Capacity
1 Krum KiD Road
2 Hilton Road
3 Wormer Road
4 Upper Font Grove Road
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B Improve Road Geometry and Condition

Primary Concern
1 Copeland Hill Road
2 Plank Road
3 Dunbar Hollow Road
4 Scutt Road
5 Duck Hill Road

6 Upper Derb ire Road
7 Plank Road Loop
8 Mill Street

Secondary Concern
1 Railroad Avenue

2 Brownriir Road
3 Route 85 Loops
4 Route 443 Loops
5 Leonard Lane
6 Dryden Lane

7 Miller Road
8 Towne Lane

9 Martin Road Extension
10 Power House Road

11 Winnie Lane

12 Hartley Drive

13 Mill Road
14 Willow Street

15 Price Lane

16 Countryman Lane

17 Fullers lane
18 Mason Lane

19 Old State Road Spurs

C Improve Road Condition
1 Verda Street
2 West Street
3 Youmans Road
4 Pauley Lane
5 Rock City Road

6 Patton Road
7 Panrburn Road

8 Helderburg Castle Road

9 Upper Lower Letter Street

10 Weisenborn Road
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c Future Roadway Development

Over the last thirty years there has been auuUor shift in the population ofthe Capital
District from urban to rural areas thus creatin apredominantly suburban society in the
towns and counties surroundin the cities ofAlbany Schenectady Troy and Saratoga Of
the towns aij cent to these cities Colome CUlton Park Guilderland and Bethlehem have

grown the most As the amount of developable land in these towns is decreased orbecome

subject toprice inflation land in other towns becomes more attractive for developefS and
e nsumers Such is the current case in Ne Scotland

For the Town ofNew SCotland three factors wiD continue to be the key to population
growth suburbanization Oocation in the Capital District economics Oand values and

water supply The Town ofNew Scotland is locatedwest and south ofthe Towns of
Bethlehem and Guilderland Both ofthese Towns have sperleneed significant powth in

the past 20years Presently however both Towns are runnin out ofdevelopable land and

are experiencing strains on public services including water supply sanitary sewers

schools and roadway systems The resulting limitations on public facilities and ever

increasing land values have driven developers to look elsewhere when choosing a location

for their projects

Tbe Town ofNew Scotland has been traditionally slow to develop due to a lack of

adequate pound water supply and a lack ofa feasible connection to areliable water supply
outside the Town Now however there has been on sitewater located in two separate areas

ofTown with capacity to support significant new housing or comme cial development east

of the Conrail railroad tracks From information made available to the Town Planning
Board the new water supply could support a total ofapproximately 1 200 new housing Units

Twelve hundred 1 200 single family detached dwelling units would add

approximately 12 100 trips per day 900 trips during the morning peakhour and 1210 trips
during the evenm peak hour to the existing roadway system Ifthis traffic were added to

the four DUQor eastbound access routes to the Capital District State Routes 155 and 85

County Route 203 Normans Kill Road and Krumkill Road most if not all these roads

would fail to function before all 1200 units weredeveloped if improvements were not made

1

to the roadway system Interior roads like State Route 8M Maple Road County Route 306

Font Grove Road and twoTown roads Hilton Road and Wormer Road would also fail to

function durinC peak hour traffic flows

In order to mitipte this type oftraffic growth and to aceommodate additional

growth if other water sources are found three solutions andor acombination ofthese

solutions are possible
1 uppade all eicht affected roadways This should ilclude wideninr travel lanes and

shoulders and in some cases addinc new travel lanes to existinr roadways

2 create Dew JI inli e or bypass routes through development areas that will handle

75 to 81 ofthe traftic an cipated om new development or

3 undertake limited upgradinc or the existinr roadway network combined with a new

roadway network within new developm nts that would disperse the pnerated
traffic onto a number ofroutes in the Towns ofNew Scotland Bethlehem and

Guilderland
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D Town mghwayPlan

Future development potentials in the Town aistinr roadway conditions and the
Town of New Scotland s Town Board and Planninr Board oblirations tomeet both aiatinr
and future Town residents transportation needs will require e onlGinr evaluation

planninr and improvement of the roadways within the Town The followinr section
identifies several key issues before the Town and some potential strate lies for addressinr
thes issues

1 State Roads aDdBypass tes

Past atudies bY the Town ofNiw Scotland the Town ofBethlehem and the State

Department ofTransportation have suaested that two new State routes known as the

Delmar Bypassand the SUnrerlands Bypassbe cons cted tohelp alleviate poor

traffic conditions in eastem New Scotland and Bethlehem These routes would reduce

conpstion on State Routes 85 and 443 and County Route 306 One private deveioper has

proposed another new route throuah their land thatwould affect trafftc on State Routes 85

and 85A County Route 306 and Town Roads Krwnkill Road Hilton Road and Upper Font
Grove Road Fipre 63 identifies the reneral area ofthis proposed new route

SOlne fundinl has been eannarkedfor improvement of Route 8fS Slinprlands
Bypass in the Town ofBethlehem and reconstruction ofRoute 32in New Scotland between
Route 301 and Flatrock Road Beyond this funds have yet to be dedicated to finance these
routes Perhaps this is because service on emtinr roads has not deteriorated sufficien y

Regardless given limited Federal and State funds New Scotland Bethlehem and Albany
County will have to apply political pressure early and often to secure construction

financinr for these roads Local opposition has been another factor ed cation of the

consequences of not addressinr these traffic issues should be encourared

Wideninr or addinr travel lanes to State highways will Come from the same

funding source as would financinr for the bypass routes In the case ofadding lanes to

existinr State roads the Town can request that the co i sioner ofthe Department of

Transportation include the State Hirhways in New Scotland in the next State

comprehensive capital improvements plan In addition reports on traffic conrestion
accidents or new development pertaininr to these roads should be sent to the New York State

Department ofTransportation as a reminder that they warrant consideration for

improvement

2 Other Aunty and Local Roads

If development east Guilderland continueinc1udinr the expansion of

Crossgates Mall Normans KilVJohnaton Road County Routes 203 and 306 may inherit

primary road status and will require rehabilitation includinr bridges improvement
road aUpment and IUnaemr County Route 308 includinr New Scotland South Feura

Bush and UnionviUe Roads mipt need to be reconstructed for the lame reason l0 Local

roads will require maintenance and repair 0 that future service is not compromised
ResidentiallUbdivilion requirements should ensure that new developments IUpply
appropriate roadways with desips and capacities to accommodate the new development
In addition permaaent ownership and IUintenaace ofthese roadways hould
established atthe outset

Upgrading County and Town roads has traditionally been accomplished with

lOCounty roads are outside thejurisdietion of the Town Any reports or information that would affect J
the County Highway system shouldbe supplied to the Albany County Commissioner ofPublic Works
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I local taxes In search or an alternate source the Town of Guilderland recently initiated
an impact fee on developers to create a fund to finance new roads and bridgel l11ouch a

State Court invalidated the practice the future ofsuch IlJmpact Feel orWtication Fees
are unclear Any use ofan impact fee Iystem would require in depth study and a

defensible set ofregulations Such an evaluation is beyond the scope oft1Us plan however

Albany County is considering conducting such an investigation Albany County had been

proposing a regional Generic Environmental Impact study for portions ofthe Towns of
Bethlehem Guilderland and New Scotland in 1990 but the project was neverundertaken

The Town ofNew Bcotland should be supportive ofany such an end avor as may arise in

order to gain additional insight abo tthe needs of this area

3 Design Standards

aNew Road Standards

The Town should reevaluate set and enforce construction standards governing
right ofway width roadway eometry and materials for new roads These guidelines
must address the issue ofmaintaining the Town s rural character as well as help ensure

that new roads can be safely turned over to the Town Currently all new road rightof ways

must be a minimum offifty 50 Ceet wide Consideration should be given to requiring
amenities such as street trees screening and a1iinment during the subdivision review

process

h Subdivision and Site Plan ReviewRequirements

Unlimited direct access from residential lots to primary and secondary highways
will tend to increase accident hazards and restrict traffic 11ow Therefore access to these

highways should be limited and concentrated at defined intersections Two basic

techniques exist to limit access onto primary highways The design ofnew developments
should be encouraged to employ the techniques presented below

1 InteriorOrientation Underthis method extra deep lots are platted so that their rear

yards backup to the primary and secondary roaas No direct access from lots to the

highway is allowed Homes front on a local residential streets which flow to primary
and secondary roads l11e extra lot depth allows space for aprivately owned buffer

strip

2 Ma rinal ccaRA Road Under this arrangement marcmal access roa4 is

conltructed parallel to and separated from the primary highway by aplantine strip
Residential and commercial properties face the marcinal acc street An uample
of this strip technique is the Heldervale Phase One subdivision along Route 85 just
west ofthe Town ofBethlehem line

It is not always pouible to develop lots with an interior orientation or amarginal
access road because many small individual lots already front on the highway To

facilitate the potential future construction of marginal access roads andor the widening of

ezisting primary roads all new structures fronting on at leastprimary roads should be set

well back from present or proposed rights ofway
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In order to meet financial limitations it is also recommended that the Town focus
on the uPllacUn anel repair ofits aistin local roads rather than unelertakin new roael
construction projects AD new developments should be required tosupply th own
internal circulation systems Cost for such systemi can be reduced by allowin for cluster
developments locateel offezisting Town roads

As aprecautionary measure all roads permitted to be constructed should be
designeel to Town hirbway standards In this way the Town may easily take over and
maintaiJi a subdivision road after constrUction In addition conatru on otshort dead
end stub streets without turn aroQlds should be prohibited becaun they are hazardoUs
costly to maintain and have llinited acceis for fire trucks

c Rehabilitation ofEmtinl Roads

New Scotland as with most rural and suburban towns in New York has a number
ofrural town and county roads with pavement widths tbat are less than the American
Association of State Hipway and Transportation Officials AABHTO guidelines for
pavement width requirements see Table 62 The costs for upcradin all town roads to
these guideline standards is beyond the Town s financial capabiUties Constructing and
reconstructin roads to ruidelines that are not aftordable creates inconsistencies between
the high desip improved roads and the backlog ofnon standard roads that have yet to
be improved due to lack offunds Conditions ofthis nature tend to violate driver
expectations and may result in unsafe driving environmentsll

A thorough study shouldbe conducted by the Town which prioritizes road
rehabilitation and inventories structural deficiencies Structural deficiencies include
pavement condition sip placement CUide rails bridge condition drainare structure
conditions and position ofutiUtypoles This study should be und to budget and target
municipal funds for road maintenance rehabilitation and reconstruction The use ofthe
New York State Department ofTransportation Local Highway Systems InventorY and
the Local Road Classification Task Force Guidelines for Rural Town and County Roads
manual should be considered as wde for this purpose

After determinin system needs the Town can decide what work can be done by the
their bfrhway department and what work Will need to be contracted Presently taxes and
the New York State Consolidated Highway Improvement ProI1m are the only sources

available to finance road improvements The State ofNew York may also have lome

limited funcla for brid e work new sips and wde rails The use of wde rail8 warning
sianl rep1atory sian and ood roadwaym8intenance provida cost effective way to

mitigate many poor roadway conditions

Developera should be encour8led to andor required to ISsist in the improvement of
Town roada directly impacted by their proposed developments Such improvements should
include uppadinl or intersections bridge traffic control and roads Quite often
elements such tenection and bridges are impacted by multiple developments over

prolonrecl time perioda Such improvementsoften have associated costa beyond the
reasonable amount one development should bear In this instance an improvement fund
program similar in nature to aparkland fund in lieu o parldand let aside mould be
considered Such a proeram may take the form of an impact fee prorram desiped to

mitigate adverse environmental impacts Programs ofthis nature should be set up such
that they are targeted for improvement in localized areas Fees should be clearly targeted

llLocal Road ClassiDcation Task Force Guidelines for Rural and County Roads Report to the
Governor and to theLegislature 1988
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to proposed specific improvements The northeast portion ofthe Town win be a likely
location for uch aprosram hued on the future development anticipated in the areL

dS lIIftUIl17 and Recommendations

Given the probable arowtb ofhousinr unitswithin the northeast comer ofthe Town
and possible additional rowth alonr the entire east side ofthe Town if additional water

supplies are found the Town needs to continue todevelop and improve it roadway
network Buildinr on the b information upplied this study a Capitallmprov ments

Plan addressing roads shoulel be completed Sueh a plan should include the fo owinr
information in order lor the Town Board to make rational deciSions rigaidmr road

improvement funding

1 Develop a Town Roadway Maintenance and Reconstruction proeram based on the

priorities established in this study Such aproaramwill help the Town to budret
funds for the maintenance and improvement of all Town Roads The Plan should

outline reconstruction re tormon and rehabilitation of all Town roads within a

time span ofa muimum of twenty years

2 The proposed road standards identified in this plan should be implemented in order
to help maintain the rural image ofthe Towns roa4s Desilll improvements for new

roads should also be proposed toreduce the visual impact ofnew roads and existing
roads

3 The existing Town roadway network should be further inventoried based on the

cLocal Highway System Inventorydeveloped by the New York State Department of

Transportation andor the New York State Local Road Classification Task Force

Draft cGuidelines for Rural Town and County Roads issued December 1988 or any

subsequent revisions ofthese sources

4 The Town Board the Plannin Board and the Town Enlineer should be granted
review authority overall development projects with the potential to affect the Town

roadway system Alternate lundin sources for improvements necessary to

accommodate new development should be uplorecl This m include l1ants

innovative bondinr andor the potential for impact fee assessments

5 The Town Board Plannin Board and their representative must continue to inform

cooperate and coordinate with the New York State Department ofTransportation the

Albany County Department of PubUc Works and the ToWDs of Bethlehem and

Guilderland by IUpplyinr them with traffic data and probable mitigation measures

that could affeCt their roadway networks and request the same

E Existing Water Districts

New Scotland has five public water districts the Font Grove Road District

Heldervale District Swift Road District Feura Bush District and the Clarksville District

These districts are shown on figure 3 The Font Grove Road District Heldervale

District Swift Road District and Feura B sh District all receive water from the Town of

Bethlehem public water supply system which is also tied into the city ofAlbany This

system is composed ofwells and a reservoir located outside the h et ofNew Salem in the

Town ofNew Scotland The Bethlehem system is also tied into the City of Albany public
water system for backup water supplies The Clarksville District is the only water district

in New Scotland which draws water from wens controlled by the Town ofNew Scotland
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Investigations are under way for the development of an additional district for the
New Salem areL This area currently receives w ter from an uistin water district ofthe
Town of Bethlehem If this district was established for New Salem it would simply
transfer the burden for water line maintenance to the Town ofNew Scotland water would
continue tobe supplied from Bethlehem s aistincwaterApply sources Umited water is
alo received from the ViUare of Voorheesvme WeU field exploration is alao underway
todevelop awater district to service the northeastern quadrant ofthe Town

Most of theTown hlet areas are in part or in whole meed b7 public water Some

outlm areas acVacent to water supply Unes have also been incorporated into the water
districts All other water supplies in the Town come from individual wells which wnt
most likely continue to be the Primar7 source for water in the Town

F PubJic SewerDiitricts

New Scotland has no public sewer districts at present 2 All home and other land
uses depend upon individual septic systems to process waste The absence of public
infrastructure necessitatinr onroinr reliance on individual private septic and in many
cases water systems is a or factor in the land planninr procel8 Because installation
of individual septic systems and wells require certain land development characteriStics
and dimensions the suitability ofa piece ofland for septic and water facilities larrety
determines the overall suitability for development Generally SPeakinr lands suitable
for septic systems can be zoned for more intensive use unsuitable lands are best left open
or developed at lower densities 3

e State ofNew Yorks current development laws require that asubdivision of
over49 Iota provide a unifted private seware disposal system to service all structures This
regulation promotes installation ofunified systems in subdivisions that can support them
and also allows for closer monitorinr of an ground water contamination due to the central
location ofsuch a fadlity Requhin a shared system for projects smaller than 50 lots
either as amatter ofcourse or as an option subject to the Planninr Board s rule wiD be

necessary in the future for IOUDd construction of c development or other alternate
development forms mentioned throurhout this plan

12Thi atatementexcludes thelimited Mwer service provided in the Town northeutHeldervale

section by theBethlehem aewer district Approximately 25 homes are meed in that area

13Physicalland development capabilities are described in depth ill Section mand IV ofthia plan
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SectionVB Community DevelopmentAnalysis

Population housing and local economic factor impacting the Town of New

Scotland are presented in this chapter New Scotland identity as a residential

community in the Capital District is described and issrus relevant to the objectivu of this

comprehensive plan are discussed

Many of the community issues presented in the lastMaster Plan elated 1960 were

re examined for relevance today Much of the information used to compile thu section was

supplied by the US Bureau of the Census and the Capital District Regio1l41 Planning
Commission both estimate current population housing and economic conditions based on

the most recent U S nsus 1990

This section has five parts Part A presents a brief overview of the community as

described by the last moster plan Port B provides an in depth discussion on population
trends in New Scotland and the Capital District Part C discusses housing Part D

examines employment and businus iurus Finally in Part E a summaof findings is

presented and land development recommendatioru are made

A Town Character in the 1960 MasterPlan

The 1960 Master Plan identified suburbanization as the primary force impacting
rural land development in the Capital District Although the brunt ofresidential growth
was being directed atGuilderland Colonie and Bethlehem New Scotland was not passed
over by growth lD fact about 1 500 persons moved to New Scotland betWeen 1950 and 1960

The Town s population character in 1960 was dominated by families with young

children An unusually high birth rate and constant death rate was causing the population
to swell and when the Plan was drafted there weremany children in New Scotland under

the age of 15 This phenomenon now known as the 1laby boom created a neration that

continues to dominate national demographics today

The Plan described housing in the Town as strung along m or tr portation
corridors and concentrated within the hamlets of New Scotland New Salem Clarksville

Unionvllle and Feura Bush Home construction projects were small in size consisting of

a rew homes at a time
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There was little industry or commerce in New Scotland in 1960 Residents I

commuted tojobs in the City ofAlbany or elsewhere in Albany County Many were

employed atindustrial firms or by the New York State government

B Population

1 Betional population IfOWth 1960 to1990

1900 to1990

Table 7 1 presents relative population growth rates ofselected municipalities in

Albany County 1950 to 1990 Suburbanization is apparent between 1950 and 1970when

every locality presented except the City ofAlbany experienced laller rates ofgrowth than

the County ofAlbany or State ofNew York Between 1970 and 1990 ratesofgrowth slowed in

Colonie and Bethlehem but continued to exceed the State and Oounty rates

Table 7 1

COMPARATIVE GROWTH RATES ALBANY COUNTY
AND SELECTED ADJACENT MUNICIPALITIES OF THE
TOWN OF NEW SCOTLAND NEW YORK 19S01990

Pereent Chane in Population
195060 196070 197080 90

Albany City 390 1075 12 14 0 6

Be e 14 39 32 10 2430 206

Bethlehem 44 94 2372 03 71 184

Colonie 78 81 SLI7 827 2 6

Guilderland 149 23 28 04 28 88 8 6 J

New Scotland 7 4677 0 84 48
New York State 13 16 8 69 3 75 2 5
Alh County 1401 IUl8 029 3 3

Source 1990U S Census
Does not include the Village of Voorheesville

1980to1990

The population ofthe Capital District increaseddUJing the 1980 As of1990 the

Capital District has over threequarters of a million residents including an increase of

36 004 persons since 1980 49 rate ofgrowth 14

The netpopulation pin in the Capital District 1980 to 1990 is pnera1lyattributed to

migration into the area in response to astrong economy and maturation ofthe baby boom

reneration whose members have ared to adulthood formed independent households and had

children

Popwa on pins wennot spread evenly throughout the Capital District Suburban

growth in Saratoca County Clifton Park Ballston Malta etc accounted for nearly aU the

regional population rain in the 1980 Figure 7 1

14Cepital District Regional Planning Commiasion 1990
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I Figure 1 1

POPULATION INCREASE IN THE CAPITAL DISTRICT 1980 TO 1990

Capital District Popu atlon Gain 1980 to 1990

Alany
Schenectady

and Rensselaer
Counties
combined

8 686 persons

Source 1990 U S Census

Although SaratOga County accommodated most of the area new residents new housing was

also built in several Albany County suburbs includinr Colonie Bethlehem and
Guilderland Each grew during the 1980s as did the rural towns ofNew Scotland and

Berne

2 Regional Population Characteristics

Age

Population statistics for the nation State and the Capital District indicate that the

averag age is increasinl We are living longer and having fewer children This trend
often referred to as the J1eying of the population is identified in the population by an

increasing median age and a declining birth rate

Other more specific chanin the make up ofthe population can be identified by
segmenting the resident base into important age stages or cohorts youth young adultchild

bearing middle age retiremen 15 Information provided by this exercise is used to

anticipate future facility and service needs

As presented inTable 7 2 Albany Countys population grew older between 1980 and

1990 The median age increased from 31 3 to 33 9 In addition the percentage ofthe

population over the age of65 increased from 13 5 to 14 6

15Ages 0 14 umed to encomp s infancy through grade choolj 15 24encomp hich chool

college tr de achool apprentice training awell s entering work Coree ege groups Firat home buyers
single occupant renters and beginning Camily renters are often found withinthese apa Agea 2564

encompua the prime work force yeara wbUe agea 65 and up traditionally encomp retirement and

secondary employment ages
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Table 1 2 I

DISTRIBUTION or ALBANY COUNTY POPULATION

BY AGE COHORT 1950 TO 1990

1950 1980 1990
AnR AlbanyCmm AlbarwCoun Alb8IYCounty

14 225 19 1 17a
1524 13 1 W 17 7

25M 164 Ju 1L1
3544 161 10 1 14
4U4 135 10 2 9 5
55M 108 10 6 8 8
85 96 185 146

Median Alle N1A 313 339

N A Information not available
Source U S Census interpolated by C T Male Associates

The relative magnitude f the large postwar baby boom is evident in the CountYs
age stratification underlined in Table 7 2 This generation when under the age of 14 was

a substantial presence 22 5 in 1950 Unrivaled by the size ofsubsequent generations the
o

baby boom ntinued to dominate the population into 1990 when it accounted for 32 1 ofthe

population see 25 to 44 years old

A declining birth rate is indicated by the presence ofrelatively less children in 1990

than in 1950 The percentap ofpersonsunder the ace of 14declined from 22 5 in 1950 to

17 8 in 1990 Over the same period persons in the child bearing years aged 15 to 44 have

increased from 43 6 to 49 8 A decrease in the number ofchildren and an inetease in the

number ofadults ofchild bearing ace indicates that there are now fewer children per adult
in Albany County Members of the baby boo leneration are havilll fewer children than

theirparenta did This lower birth rate contrasts sharply to the bigbrate identified in the

1960 Master Plan

JIou8eboIdSize

A result of the population and declininl birth rate households are getting
smaller Changes in the averap number Ofper80DS per household for the County of

Albany and the United Statu are listed in Table 73 Aecordingly household sizhave

steadily decreased nationally Average household size in the United States declined from

3 37persons to 2 63 19SO to 1990

Albany County bas foUowed the national trend The avere household size has

decreased from S 18 in 1950 to 2 69in 1990

I
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Table 73

HOUSEHOLD SIZE AVERAGE PERSONS PER HOUSEHOLD

1950 1900 uno If 1990

Albany County personslhhd 3 18 3 10 293 2 56 2 69

m 25 I5 12 Rtf 51

United States personslhhd 3 37 3 33 3 14 276 2 63

12 57 1219F 4 9

NA Information Not Available
Source U S Census Bureau copied from Albany County

Planning Department Population Report February 1988

So Trends in Population New Scotland

Since the lastmaster plan New Scotland has added 1 324 persons 19601990 As
illustrated in Table 74 growth has not been asteady process

Between 1960 and 1970 the Town uperienced arelatively large int1u of residents
During the 1970 s there wasno net population increase In the 1980s the population
increased slowly between 1980 and 1990 258 new residents moved to Town

Table 74

OPULATION TRENDS TOWN OF NEW SCOTLAND NEW YORK 1960 1990

merA8se Over Preceding Census

Xut PQpulation Absolute Percent

1950 3061

1529 45
1900 4590

1065 23 2

1970 5 655
1 0 02

1980 5 656
47

1990 5914

Source U S Census

Population growth in New Scotland has been sman relative to whathaaoccurred in

several adjoining communities A comparison of New Scotland s population to several of
its neighboring municipalities makes it clear how little the Town has crown since 1960

and that it is growing at aslower rate than neighboring communities New Scotland
gained 1 324 residents between 1960 to 1990 Incontrast the acijacent suburbs of
Guilderland and Bethlehem grew by 12 054 and 8 618 persons respectively The Vlllage of
Voorheesvine increased by 1 997 Even Berne which lies west ofNew Scotland and farther

away from area employment centers gained 1 511 persons about 175 more than New
Scotland
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Table 1

POPULATION INCREASES 1960 TO 1990

NEW SCOTLAND AND ADJACENT MUNICIPALITIES

Population Population
Town 19SO 1990 Chanp
Guilderland 18110 28764 12054
Bethlehem 18936 275M 8618
New Scotland 4590 914 1324
Berne 1542 3063 1511
Voorheesville 1228 3225 1997

SoWCe Information compiled by the Capital District Regional Planning
Commission

The slow expansion of New Scotland relative to its more suburbanized neighbors is
partly attributed to its location relative to the City ofAlbany New Scotland is notas

accessible by transportation routes as Guilderland and Bethlehem

In addition New Scotland has little public infrastructure and natural restrictions
limit septic and water facility development Given the economies ofsubtlrbanization the
relative availabilitylviability of development infrastructure water and sewer facilities
serves not only to accommodate but to attract development In this climate New Scotland J

has not been as attractive as the more suburban areas ofGuilderland Colonie and
Bethlehem partially due to unsuitable land conditions and the absence ofpublic
infrastructure

4New anct Population Characteristics

Although the Town has arown little since the last Master Plan shifts in the resident
base have occurred that echo reponal trends

Age aDd BoueholdSize

The population ofNScotland has become older since 1950 This is documented
by arelative increase in persons over the aee of 65 and a decrease in persons under 14 1950
to 1990 See Table 76 In addition households are smaller Between 1970 and 1990 New
Scotland s average household size decreased from 3 5 to 28 persons16

16Us CenaUs Figure rounded to the nearest tenth
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Table 76

TOWN OF NEW SCOTLAND

DISTRIBUTION OF POPULATION BY AGE COHORT 1950 TO 1990

GE 1950 um 1990

014 211 23 0 Ua
J524 11 1 1U 13 0

2534 146 W W
3544 144 13 4 1U
4554 12 2 lL7 13 4

5564 9 8 10 0 94

85 108 106 118

Median Ap NA 810 35

Source U S Census

C T Male interpolation
Capital District Reponal Planning Commission

Population Statistics Prepared for C T Male Associates January 1989

New Scotland Maintenance ofaFamily Character

Although regional demographic trends of increasing age and decreasing
household Bize are identified in New Scotland the dynamics ofthe Town s population
differ from Albany County in ways that indicate its identity as aresidential community
made up offamilies with children

Comparing the Town population to the CountY by age cohort demonstrates that

there were relatively more chUdren in New Scotland in 1990 than in the County and fewer

persons over the age of 65 Figure 72 17

17The majority ofTown relidenta were ecl25 and M Interutin ly YOUD dulta pcl26 to were

in amaller concentration in Town than in the County lbia cohort wbich contains pan ofth baby
boom generation dominated the otherpopulations in 1989 However inNew Scotland they were not

as large of force Perhapa thisis the reaultof relatively small supply ofauburban family homes in

New Scotland suitable for these households to purchase
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FIpre 7 1

POPULATION BY AGE COHORT 1990

25 Age of the Population
1990

p 20
0

P 15
u

I
10

t

I 5
0

n 0

014 1524 25 34 3544 4554 65

New Scotfand o Albany County
SoUR1990 nsus

The current average household size in New Scotland wasestimated to be larger
than that ofAlbany County or the Capital Disbict In 1990New Scotland average
household wascomprised of2 81 penons compared to269 persona in Albany County and
2 63 persona in the United StatesIS Average household size in New Scotland resembled
that ofsuburban Sarato aCounty which is populated mostly by families with children

5 Future PopuIatioD

Rerional population projections are presented in Table 7 7 These projections have
two sources The projected population ofthe County as awhole wasprepared by the State
utilizing birth and mortality rates and rerional economic projections This County wide
value was then distributed amon municipalities by the Capital District Regional
Plannin Commission in cooperation with the Albany County Planning Board bued on

trends in the housin market availability ofvacant land and development regulations in
effect Source Capital District Rerional Planning Commission

According to the State projection Albany County will uperience a net increue of
about 15 653 persons between 1990and 2010 As distnbuted at the regionalleveJ the County
increase will result frOm slow steady growth in suburban areas Municipal projections
preiented in Tabl 1 7 indicate that New Scotland willlPoW steadily ata faster pace than
in prior decades ahoWinr a pin of about 1 000 8ISons over the next 20y

18see Pipe 7 3 PROJECTED HOUSEHOLD SIZE i
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Table 77

POPULATION PROJECTIONS

1990 UI95 moo 2010

NEW YORK 17990455 18278 302 18 515920 18 719585 18925 511
STATE chan 25 16 13 11 1 1

ALBANY 292793 297 012 301584 805 444 308446

COUNTY p 24 149JJ 159JJ lK 1 0

ALBANY 100 031 S1i17 99979 100 0150 100 114
CITY 9JJehanp 1WIJ o29JJ 019JJ 0 19JJ 0 1

BERNE 3 053 3290 3 494 3 684 3 811

ehanp 206 729JJ U9 IU9JJ 35

BETHLEHllM 27552 29255 30953 32209 33 063

ehanp 1349JJ 82 419JJ 279JJ 2 7

COLONIE 76497 17464 78278 79016 79626
9JJehanp 269r 139JJ 1 1 OA 0 8

GUlLDERLAND 30011 31830 33 478 34862 35958
9JJchanp 8 59JJ 619JJ 529JJ 429 3 1

NEW 5916 6 118 6428 6 705 7 053

SCOTLAND change 1 8 34 5 1 4 3 52

Note Based upon eDsting development conditions and infrastructure available

Source Capital District Regional Planning Commission 1992

The population projections have limitations This is particularly true at the

municipal level where they are based on many judgments about the interrelationship of

regulation infrastructure and market conditions in one municipality relative to the

surro nding area A change in zoning will impact a projection Similarly the introduction

ofwater and sewer systems within a rural community win increase the population
projection Population projections atthe town level are useful to the extent that they are based

on realistic assumptions
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An alternate population projection 1990 to 2010 is suggested based on the intense I
interest in development which has been apreaaed recently in the Town ofNew Scotland19
Residential development proposals have indicated that new home construction could averare

150 unitsper year20 At that rate the popu1atio could be as high as 11 700 residents bJ the

year 201021

More realistically based on market trends and reponal forecasts combined with

an assumption that additional water and sewer facilities will be made available in certain

area ofthe Town Town policy makers should aaticipate the arrival ofbetween OOO and

3 000 new residen between 1990 and 2 000 5OO to 2000new residents 2000 to 291

would increase the 1990 populatioD from 5 916 to more than 8 000 bJ the year 2000 By2010 the

population could uceed 9 000 persona

Because ofthe Town aeocraphical size a population increase of thie magnitude
could easily be acCommodated without disturbing the spacious feel ofthe community But

anticipating apopulation rain is important to policy makers who must be quick to assess

any excess burden on the Town schools parb roads and fire departments created by
new development

S Future Population Cbancteristlcs

The demograp c trends mentioned earlier namely the greying of the population
anei decreasing household size wiD continue to impact the Town ofNew Scotland in the

future

19Note Tile Town baa been inveati ating development ofa new water di trict to mce the northeast

portion oftheTown In combination withnumeroua propoaall by local developers it ia anticipated that

thil ea ofTown wUlexperience Cuter growth overthe next 10 to 20yean than ever previously
experienced
20Aaauming enabled through IOning and madefalible by water and eewer facilities either public or

private
21Bued on the foUowiq calculation
YEAR RMIMATR HOUSEHOLD SIZE NmUNnS POPULATION GAIN 1180

5 916 2 48 150 372

1995 6288 lUG 760 1 837

1000 8 126 2U 750 1 808

1005 9 933 239 760 1 798

2010 11 736 236 760 1 770

Sourc Capital District Regional Planning Commiaaion Population
Statistics Prepared COI C TMaleAaaocia January 1989

C TMALE Estimations baaed on cumtIltpropoaala before the

Town or New Scotland Plannln Board

22Based on regional trend indicatilll a lowdown ofdevelopment and population increase 2000 and

2010
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Table 78

TOWN OF NEW SCOTLAND

POPULATION BY AGE COHORT 1990 AND 2000

e Cohort 1990 2000 Chanre
014 1230 20 8 1221 20 0 8

1524 700 13 865 13 5 0 5

2534 9al 15 4 815 12 7 2 7

3544 16 5 1004 15 6 0 9

4554 718 13 4 92B 14 5 1 1

5564 553 9 4 36 11 5 2 1

65 file 1181l1 858 1331l1 1 5

5914 100 6428 100

Source Capital District Regional Planning Commission Population
StatistiCs Prepared for C T Male Associates January 1989

In the 1990s as the post war generation ages aJ18ater percentage ofthe population
will be over the age of 45 They will be in their prime wage eaming yeara and many will be

empty nesters An increased demand for move up housinl should be anticipated to meet

the needs ofthii population Then in the year 2000 when morepersons than ever before are

over the age of65 more senior citizen housing congrepte care facilities and associated

health care services will be needed in the region

Over the nut 10 yeara children born to the baby boolD generation will increase

grade school enrollments Similarly as they progress to young adulthood between 2000

and 2010 the number ofhigh school technical school and college age personswill increase

into 2010

Household sizes are projected to continue to decrease over the next 20 yeara23 By
2010 the average household in Albany County may be as small as 2 58 persons the average

household u New Scotland as small as 2 78 8ee FiFe 7 32

23Th continuec1 trendofdecreuinl bouaeh91d me attributed to

a Th elderly are ltfiDIIOlllv manyofwbom li alone

b Th number or divorcewill ineread eto the larp number ofbaby boomwho hAmarried AA

thebaby boomera e einto their0 and 50 however mOlt ofthem will be eainc outoltll moat

divorce proneyean ofthe 20 end 80 1bi mould mean thatdivorce ratell will drop decreelliDc the

impacta ofdivorce on household powth after the turn ofthecentury
c Many JOUDI perlODI continue toStporie marriale end aet up independent houaebolda

d Where there are both a huaband and awit pruent in a traditional houaehold aettlnc they are

1 inclined to havemany children a the pntion that preceded them

Source Capital District Reponal Planuinl DUll lion

24 Assuming a continued shrinkage at a constant rate of 3 per year
117
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Market demanda for housina witbiD the Capital District win be impacted by this

trend toward smaller household size because each household requires its own residential

space More smaller bousebolds impact on the physical landscape by requiring more

housing per person This effectively raises the demand fo housing without increasing the

population Importantly because of reduced household sizes many municipalities will be

add ng housing units over the next 20 years without experiencing an increase in

population

C Bontl1nl
As reported in the 1990 U S Censui there are approximately 2228 houSing units in

the Town ofNew Scotland25 Eighty threepercent 83 ofhousing Wlits are contained

within single family dwellings Eighty percent 80 are owner occupied

Many ofthe bomes in New Scotland date to 1939 or earlier However many houses

werebuilt in tbe 1950 s and the 1960 s to accommodate large population increases during
those decades26

Information on residential construction in New Scotland and several other Albany
County towns is presented in Table 7 9 Accordingly the Town ofNew Scotland added

about 130 bousing unitsbetween 1988 and 1992

Tbe data in Table 7 9 indicates that between 1988 and 1992 housing development in

the Albany area continued toexpand outward from the City to suburban locations Many
more new houain permits wereillued in suburban communities than in the City and

single family housitig remained the dominant type

25cpital District Resi al PI Min Conl1niuion 1990 IWlidential re inNew Scot1ancl can be

broken downinto four c telOri 1111118 family dweUinp 1 838 or 881 unJtII contained in twofamily

struetures 189 unitllwithin multi family dweUinp ofS ormore UNtil 83 and mobile homeWtrai1ers
12

261990 United States Census J
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The brunt of new housing development occurred in the communities lying close to

the City ofAlbany which had water and ewer facilities 01 table geological conditions
available toacCommodate development The Town of Colonie saw the most new home
construction but BethleheDJand Guilderland also experienced comparably ubstential

growth over the period

Although overshadowed atthe regional level by home construction in other suburbs

the addition of 130 new units in New Scotland between 1988 and 1992 is substantial relative
to total units in the Town When the number othoi1sing units conitructed since 1980 is
considered 338 unit in total have been con in the town lbi represents 15 ofall

units 17

27US Census Bureau compiled from Albany County Planning Department Population Reports
February 1988
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Table 19 I

BUILDING PERMITS FOR HOUSING UNITS ALBANY COUNTY NEW SCOTLAND
AND SELEClED ADJACENT MUNlCIPAL1T1ES28 1988 1992

TOTAL OF
19A8 19M 111IO 1991 1992 UNrI8 TOTAL

ALBANY
ODe family units Ui6 51 40 5 S70 S28It
two faDrllunitS 188 182 74 24 3 a 44 15

3 4 family units 0 0 4 3 0 7 0 62
5 family units 122 8 0 18 253 22 43
Total Uniu 848 162 fJ1 81 1128

BEIHmfEM
ODe family units 137 133 89 f17 JJ11 6S3 59 95
two family units 2 0 0 2 0 4 036
3 4 family units 2D 0 40 0 ZJ 83 7 50

5 family units 106 124 0 40 93 356 32 19
Total tJDitS 265 2111 i29 139 316 1106

OOWNIE
one family units 340 IDS 124 2lD 303 1190 87 82

two family units 0 2 0 0 0 2 0 15
3 4 family units 0 0 0 0 0 0 000

5 family units S9 Q 8 50 0 163 12 03

Total tJllits S79 271 132 m 3D 1856

GUJLDERLAND
one family units 274 182 W 144 180 9al 8170
two family units 2 0 0 0 4 6 0 54

3 4 family uDits 4 0 3 9 0 16 1 45

5 family units 24 24 13 55 i 18 1630
Total tJllits 3M D 138 D 248 1104

NEW SDrLAND
one family units 22 13 19 18 2D 92 70 77

two family units 6 0 0 6 2 14 10 77

3 4 family units 0 0 0 0 0 0 000

5 family units 0 0 0 0 2A 24 18 46
Total tJnlbI f8 IS 19 A MI 1M

Source Capital District Regional Planninr Commission 1993

28Sbortcomingl do m tfor thi data One ahortcoming is thatnot all uDita tor whichpermita were

iuuecl are actually COI1Itructed Secondly demolition permita may be ilau tor bouam unita wbich

were vacant or derelict and thirdly the d tion or a lingle family home i often CODluainc The cenau

Bureau deBnition col1liden a lingle family unit alany Wlit which is Mparated from Itanelahbon by an

unbroken ground to partJ wallUIinI thi definition whatmany mWlicipaliti woulddauify u

mu1ti family unita row houaea or town housea are instead c1asaified ulingle family unlta Detplte these

ahortcominp this data can help to eatabUah pattern ofdevelopment within a coDlDlunity which can be

used inconnection with population characteri tics to project anticipated future bouting demands
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L ReSIdential Dewelopment Pafterns

Sine the lut Plan r sidentialsrowtb in the Town continued to occur in emall
subdivisions 011 than 10 Iota Most new housin wasbuilt aIon atin roads A few
IargersubdivisioDS where development atends back from the main roads have recentlybeen proposed to the PlanningBoard Most ofthe larger developments are located in the
northeast portion ofthe Town acljaeent to the VlIlage ofVoorheesviUe and within th
limits ofthe Town ofBe lehem water district where municipal water supplies and
transportati n corridors are a ailable

2 Future BousiDI Development

The number ofhousing units that will be built in New Scotland between 1990 and
2010 has been projected based on the demographic trends presented in this comprehensive
plan Figure 7429 Baaed on census counts buildin permit data and demographic
trends it is estimated that there will be over2 700 housine units in New Scotland in 2000
and over3 000 in 2010

Ficure74

ACTUAL AND PROJECTED HOUSING 1980 to 2010

Town of New Sootland
HOUSing 1980 to 2010

3500

3000
2500

2000
1500

I
1000

t
500s O I I I

1980 1990 2000 2010

Year
Source 1980 U S Census See Information Below

Regulations IOvemingbousin development in New Scotland sbould be attentive
totbe future needs ofthe population Residents changin needs are predicted by
demographic trends and regional economic changes

29 Eetimatea based OD projected population ot7416 in2000 and 8 166 in 2010 dmdfrom

umptiona made pasesVI 12 14 Asauming an averase household aize 012 81 penclDIOft th
decade between 1990 and 2000 and 2 79 persona 2000 to 2010 Actual projected houainrunita ot2 228 in
1990 2761 in 2000 and 3 030 in 2010
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New Scotland polley makers aho ld anticipate the impact on housinr demand a

shift in the ap ofthe population will cause In addition the ability ofthe residential
I

market lupply affordable and appropriate hOUlmr for lone time Town residenta is

another concern Both ofthe issue should be addressed by the Town Board when

considerinr chop to the Town land u e rerulations

S ImpactiDg Demographic

bl1990i 2000 and 201 there will be more amaJler househoids middle aged or older

and without children Wbether these hou hold are lonrtime residents ofNew Scotland

seekin to relocate or households om the Capital Repon at tarle the will be a

substantial force in the ho rmarket to come

These households termed empty nesters by some wiD require more services in

the area ofhealth ewe and recreation However because they are beyond child rearm

Ble they will not have offsprin that add atress to the school system

The needs of these empty nesters wiD constitute asignificant future housinr
demand The character ofhomes attractive to these households is projected to differ

somewhat physically from standard sin le family housing This croup will require less

bedroom and familylivin areasi but they will look for housmr which offers limited

maintenance more luxury and perhaps on site recreation commercial or health care

facilities

Developers in turn will tarpt projects in the next two decades to meet the demand

of these empty nesters in communities where development relUlations allow Therefore

should the Town wish to accommodate this population group replations should be

reviewed in li ht ofthe housin empty nesters wiD be demandinr in future years

4BousiDC Costs

S ce 1980 local household incomes have increased ata slilhtly slower pace than

incomes in the capital district as awhole In 1990 the median household income in New

Scotland was4495430i the Capital Districtswas 33 45631

The averare income of aNew Scotland household can he eumined in relation to

home sales pricea toPIe whether homes currently hein sold in Town are affordable to

residents Thefe isa measure ofcomfort ained by the exercisei in 1990 ahousehold of

median income in New Scotland can afford a 132 000 home32 which exceeds the median

price of ahome in Albany County 111 600 in 198933 By contrast if the same calculation

is performed on the averap Capital Region household an affordable home price would be

around 95 000

30 Interpolated from elata auppliecl by the Capital District Regional Planninc Commission 1989

Eatimates
31 Center for Economic Growth olPaphiea and E nomie nab For NwYOlk Capital RMion

1989

82Jt the 1990 median houaehold in New Scotland pays 25 oftheir IJON income for he1ter thi

tranalate into amonthly payment of bout 935 to cover mortcap principal anel intereat At an interest

rate or 9 935 monthly would finanCe a mort a e of 120 000 Auumin that tMhouaehold plaeel a

10 down payment on the property andordable home purchased by the averap New Scotland

houaehold in 1990 would be priced at around 132000

88oN w York State Houam Trenda New York State Aasociation ofRealtor a presented by in camtil
District nata MarehlApril1990
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This information does not provide insight into whether homes affordable to

households ofregional median income are available in the Town and to what extent New
Scotland possesses housing to meet the needs ofthe diverse income groups in the capital
district

D Economy

ECOIlODUC issues impact land evelopment by controlUng the incomes and

commuting pa ms of uisting and potential Town residents As major determinants of
residential real estate demand income and commutin trends create Dlarket ond tions

that lead to construction ofhousinr and retail tores In addition regional economic shifts

influence the demands of businesses which might seek to locate in New Scotland

Information is presented three subsections First Town businesses and

resident workers are described and secOnd the Capital District economy is discussed

finally land development policies governing commercial and industrial land uses are

suggested

1 Town ofNew Scotland Local Enterprise

Employment

The number ofpersoDS employed in New Scotland is shown in Figure 7 10 by major
industry category This data identifies the amount and type ofbusiness enterprises in the

Town Accordingly in 1990 1066 jobs were provided in New Scotland

The majority ofemployment is categorized as Manufacturing 325 and Public

Administration 387 However Construction VholemleJRetail Trade is also present
Employment in the fields ofTransportation Communications Utilities FiMTJU

Insurance Real Estate and Services including legal medical and business service

enterprises is less common

Table 1 10

ESTIMATED EPLOYMENT IN NEW SCOTLAND BY INDUSTRY 1990

Ind1lStlY lobi Jobs

Agriculture Forest Fish Mining 40 40

Construction 1M 339

Manufacturing 325 500

Transportation Communications Utilities S2 S2

Wholesale Retail 85 270

Finance Insurance Real Estate 0

Service 63 101

Total 1066 1851

Source Capital District Regional Planning Commission 1990

Includes the Village of Voorheesville which contained 785 jobs in 1990

NEW SCOTLAND COMPREHENSIVE PLANe



I

and Ind1lt1T4
Manufacturing and industrial employers in New Scotland include Atlas Copco

Comtec approx 150 jobs and Spalding and Rogers Manufacturing approx 35 jobs In
addition there are a few building supply enterprises and several small industries on the
New Scotland iide of the Selkirk industrial park area

Employment the fteld ofpublic administration is provided at aStat Department
of Transportation satellite offtce and by Town and County government offices

Wholesale and retail employment is concentrated at local busmee in
Voorheesville and the heinlets of Clarksville Feura Bush New Salem d New Scotland
In addition labor is r uired at the two recreational facilities in Town the Colome
Country Club and Camp Pinnacle a reliaious retreat

With little industry no large retail shopping facilities and based on e absence of
jobs in the fields of mance insurance real estate and service few offices and white
collar firms New Scotland s rural character remains essentially unchanced since the
last master plan wasprepared However the small number of agricultural forest fish
and minin8 employment in the Town does indicate that the apicultural industry has
shrunk substantially since the last plan

The quantity and character of business have several baSic impacts on aTown
Perhaps most important is the effect commercial and industrial property has upon the total
value ofreal property within a community This value also known as the Town ble
base is measuredby the total sed value of all property The value determines the
strength of municipal finance in many ways by dictating bonding capacity and
determining taxation In addition the mixture ofproperty types which make up the
property base i

e residential commercial and industrial determines how tax burdens
are distributed and how much must be born by residential property owners

Another impact of a limited commerciallindustrial base is that residents must do
most oftheir shopping outside the Town Similarly residents must be employed at firms
in other municipalities The extent to which residents commute to work and shop outside
the Town hu established New Scotland as arural bedroom community ofthe greater
Capital District area

2 TownofNew Scotland ResidentLabor Fone

In contrast to the homogeneous employment provided in Town 1990 Census
statistics indicate that New Scotland s commuting residents were employed ata cross

section ofindustries Figure 7 5 and Table 7 11

34Town ofNew Scotland Allleuor 1990 and Ule Albany Colonie Center for Economic Growth 1990
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FJcure76

RESIDENT OCCuPATIONS VB EMPLOYMENT PROVIDED IN TOWNS

2000
Resident Occupations va Employment In

1800
N w Scotland 1990

1600 1 AgrJcultur Forestry In TOwn

1400 fish Mining 5 Retal Wholesale Oymerit
0

f 1200 2Construction 8 FInanCe InsUrance Real Estat o Resident

1000 3 Manufacturing
7 servlce8 Occupations

J 800 4 Transp Convn UtIlities
8 Public Admlnlstr t1on

0 600
b

400

200

0

1 2 3 4 5 6 7 8

OCcupation Category

Sources Resident Occupations supplied by 1990 US Census In Town Employment from

the Capital District Regional Planning Commiaaion 1990

Over a third were employed at firms providing Service including legal medical

and business service enterprises and another 14 worked for establishments providing

Public Administration Thirteen percent 13 worked in the Retail Trade industry

Table 1 11

NEW SCOTLAND RESIDENT EMPLOYMENT BY INDUSTRY 1990

Indusby ofEmnlQyed Residents

Agriculture Forest Fish Mining 24

Construction
6 7

Manufacturing 95

Transportation Communications Utilities 5 8

Wholesale 4

Retail Trades
13

Finance Insurance Real Estate 6 8

Service
37

Public Administration 14

Total
100

Source 1980 Census Based on all residents employed

350rhe graphic Figure 7 compana the Jobs held by Town residents in 1990 white columna to jobI

provided in New Scotland black columns rdingly reaidentoccupations exceed the number ofjobs

offered in New Scotland in all fields except manufacturin 3 Employment in the larpst

occupational area services i barely available in Town as ialftnance insurance and real tate
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Resident Employen

Given the Town proXimity to the State rovernment omee in Albany it i not

surprising that many residents 22 were employed by State or Federal government in
1990 Figure 7 12

The concentration ofgovernment workers in New Scotland has increased since the
lastmaster plan At that time 20 ofemployed persons worked or govemmen

indu g Federal State and LOCtJI govemme ta compared to 31 in
19QO

Self employments which is ciated with home industry and tarming was
more common in the New Scotland work force 7 than in Albany County 5 or region
in 1990 This reflected a more rural character relative to the rest of the area However the
concentration of selfemployed penons in New Scotland is n the decline Since the last
master plan the percentage of selfemployed worken has decreased sharply from 20

1950 Us Census to 9 in 1990

Occupation ofNew Scotland Residents

As ofthe 1990 Census the more common New Scotland resident occupations were

those in the Technic4l Sale and Adminutratiue and Managerial and Professional
fields Table 7 12

36Selr Employed defined by the Us Census s penons whoworked Cor profit orCees in their own

business proCession or trade orwho operated a Carm
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I Table 7 12

OCCUPATION OF NEW SCOTLAND RESIDENTS 1990

OCCUPATION NEW SCOTLAND ALBANY COUNTY SMSA

Managemen and
Workers Workers

Profellional 1100 S1 49145 B3 81

technical Solei
Admin SUpport 1633 83 67024 88 86

Service 4tB 10 18110 12 12

Farming andFore try 95 J 1 1 1

Precision Craft
pair 441 9 10944 1 9

MachinUtFabricGtorr
1nlttwPnt 46J YIt 13575 9 11

Total Employed 4890 100 149954 100

Source 1990 U S Census Percentages rounded to the nearest point
Includes New Scotland and the Village ofVoorheesville
Standard Metropolitan Statistical Area Includes Albany Sehenectady

RENSSELAER Montgomery Greene and Saratoga Counties Service includes

private household protective services and other service workers Machinists

Fabricators Laborers includes industrial workers categories

With the exception ofa higher concentration ofFarm and Forest workers and a

lower concentration ofService workers the Town s statistics almost mirror those ofthe

Capital District SMSA but they differ somewhat from those describing residents ofAlbany
County The Town reported a sipificantly higher concentration or managerial and

professional employees and a lower concentration of technicians sales and

administrative staff The concentration of manarerial and professional employees in

Town has increased substantially since the 1980 Census when this group made up 27 of

thework force In 1990 37 ofthe work force fit into this category This concentration is

substantially hiper than the county or SMSA
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Place ofWork
Ii

In 1990 molt New Scotland residents worked outside the Town but within Albany
County Abouthalfofthose who worked in the County worked in the City ofAlbany Few
residents were em loyed in other Capital Region counties or outside the Albany
metropolitan area 7

a Albany CountyMetropolitan Area

The trend of New Scotland residenta to be employed reJionally was identified in
the IUt master plan and is UIUDled to continue today The Albany County economy and to

a lessor utent the Capital District at large38 wiD continue to be the primary site of

employment for Town residents Because local markets for housinr commerce and

industry in New Scotland are a by product of these economies rerional economic shifts
were analyzed and are presented in the foDowing section

The Capital Region Overview

The Capital ReJion is centrally located and within a days travelinr distance to

many North American markets includinr Buffalo Montreal Hartford Philadelphia
Boston and New York City

The area has functioned as an interchange between goods and markets for
centuries Early on the Capital District served as an imponant market point for roods
from the Adirondacks Itwas also home to the Ene Canal and some ofAmenc s first
railroads which connected north eastem America to the west

Railroads and waterways remain an important means of transportation today
Tbe Hudson River connects the ports atAlbany and Rensselaer with New York City and
the Atlantic Ocean The Barp Canal provides an eastwest connection to the Great Lakes
Railroads and amodem highway network includinr New York State Thruway Interstate

90 and Route 188 connect the area to the north south east and west

The Region employment base is heavily influenced by the presence ofNew York

State roveJ1UJlent All home to the Capital ofNew York State the District has benefitedfrom

lonr term ItabiUty and underbinr economic power provided by the IOvernment its labor

force and associated busineu apinoff activities In a dition the Capital Disttict area has

established itseltiD New York State as a center for education health care technololY
finance and manufacturinr

The impact ofemployment provided by the State rovermnent technical ftrms

higher education and the AlbanyRensselaer port facilities was identified in the 1990 U S
Census The Census information indicates higher concentrations of administrative and
clerical personnel technical workers and transportation workers in the Capital Qistrict
than statewide

371990 U S Cenaua
38 Current estimatesprojeCt thatoverhalfoftotal employment in the Albany SMSA Albany

Schenectady Rennselaer Montgomery Saratoga and Greene Counties lies withinAlbany County
Source Albany Colonie Chamber ofCommerce 1989
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Commerce and Industry 19828739

Shifts in employment are an indicator of reponal economic change According to

information from the N Y State Department ofLabor the Albany area regional

economy40 is growing Between 1982 and 1992 the area added 75 500 jobs net This 22

increase in the Albany area labor market contrasts with a smaller increase statewide

over the same period
Table 1 13

AL ANY METROPOLITAN AREA

EMPLOYMENT SHIFTS IN SELECT INDUSTRY 1982 1992

Industry
1982 1992 NetJobs Change

Finance Insurance and eal Estate 16 5 26 9 10400 63

Printing and Publishing 4 63 2300 58

Construction 10 7 15 7 000 47

Health Services 25 3 36 5 112AlO 44

Retail Trade 53671 14100 27

Apparel
36 4 4 800

Paper and Allied Products 32 3 6 400 13

Transportation and Public Utilities 16 16 4 400 2

Wholesale Trade 17 2 18 6 1400 8

Manufacturing 542 8 9400 17

Electronics 18 7 12 5 6200 33

Food
4 4 33 1100 25

Textile Mill Products 3 3 L7 1600 48

SMSA Total non agricultural 348 3 423 8 75500 22

Source Annual Labor Area Report Albany Schenectady Troy Area 1992 New York

State Department ofLabor

Based on private sector jobs covered by the New York State Unemployment Insurance Law

The shifts that have oc ed in the Albany metroPolitan area evidence a trend

towards increasing service and retail employment and decreasing manufacturing and

wholesale industry

Accordingly the greatest number ofemployees added between 1982 and 1992 were

in retail health services and finance insurance and real estate Coinciding with the real

estate boom in the 1980s the construction industry also experienced substantial growth

On the other hand manufacturing electronics production food production and

textile mill employment experienced substantiallosses

The expansion of non manufacturing industries and the decline of

manufacturing employment is expected to continue through the 1990 This move away

from manufacturing toward a more service oriented economy is an ongoing Aponal

trend Accordingly retail services fmance insurance real estate and govemment

39N y State Department ofLabor A1mulll LlIbor Arell Rtwort Albany Schenectady Troy Area 1989

40gional area definedAlbany Schenectady Rennaelaer Montgomery Sar toea and Greene

Counties
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employment opportunities are anticipated to increase overthe nen 10 to 20years On the i
other hand with the exception ofhigh tech material production manufacturing is expected
to decline

Directioua forZonJD

With plentiful retail and service establishments provided in neiahboring
municipalities Town residents need only to travel by carto purchase goods and services
The blence of re l facilities may have little effect on New Scotland residents today
However consideration should be given to develapin land use regUlations which permit
amallscale neighborhood retail service and oftice establishments in hsmlets to
compliment residential areas and provide residents with easy accea to neihborhood
shoppin In addition zoDing which allows shopping plazas and office parks is sunested
in carefully selected locations

Given the many employment opportunities available in Albany County there is no

immediate need for the Town to attract commerce and industry to generate employment
Howeyer preservation or more appropriately reservation throuJh zoning policy of
vacant lands which are environmentally suited for more intensive commercial and light
industrial uses is recommended to address the economic development goal ofthis
Comprehensive Plan By reserviil scarce land for light industrial manufacturing and
commercial land uses today zoning can be used to protect economic development
opportunities for future enerations

E sUmmary

1 Findin

Many of the land development dynamics presented in the last Plan 1960 are still
relevant today Residentialsuburbanization continues to be the dominant development
pressure in New Scotland but this time its use is not limited to families leaving the city
for the suburbs Rather the demand for new suburban housin is attributed to the
maturation of the baby boom generation smaller independent households and a strong
regional economy

Al any Schenectady and Troy as identified in the 1960 Master Plan continues

today Since that writin development in many Albany County suburbs includin
Guilderland Bethlehem and Colonie has been ongoing In addition other communities

particularly Saratog County towns lying along the Northway Clifton Park Malta and
Ballston have become popular Capital District suburbs

Despite this regional activity New Scotland maintains a low density agricultural
chlU8cter and there has been little housing or commercial development since the last plan

Its relatively slow growth is attributed to location and the lack ofpublic or private
infrastru e water sewer road network sufficient tosupport higher intensity
development

Consistent with its rural character commerce in New Scotland is limited to a few
industries and several retail establishments Centers for workiDl and shopping are found
outside the Town in the City ofAlbany elsewhere in Albany County or in the Capital
District These commutinrpatterns define New Scotland s identity ua rural suburb ofthe
Capital District

Like the Capital District population New Scotland residents are employed by a

variety ofbusinesses and have diverse occupations In 1990 the most common occupations
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were white coDar includinr manareri professional technical and aalea employment

New Scotland is a part of the upandinr Albany Area economy The economy has
generated many new jobs during the decade The growth is attributed to business services
health care retail trade and high tech manufacturing In addition althourh
manufacturing has slowed overall some redistribution is occurrinr and smaD
manu facturing fll1DS are now on the rise

Suburban growth in ew Scotland ialikely to 9Ccur at an increased pace over the
next two decades Recent propoials indicate that area developers have berun to see New
Scotland as an appropriate location for future suburban growth Severallaige projects to be

supported by new private infras cture are being considered in the northeastern quadrant
ofTown If infrastructure and development is placed in that area New Scotland can

anticipate gaiDing a rood deal ofpopulation over the next twenty years

The demographic character in Town will be in11uenced by everal factors The

population as agroup is growinr older and household sizea are decreasing Members of

the baby boom reneration and less airnificantly their off sprint continue to dominate
the population

Residential development wiD be in11uenced by these population trends The
market will be dominated by olderbuyers who wiD be middle aged between 1990and 2000

and in their 60s around the year 2010 The demands for move up housing and adult
communities will dictate home construction

2Recommended Land Use Regulations

Dousing

Many ofthe issues identified throughout the proeeedinr text have ramifications on

land development Policy recommendations to address these issues follow

a In anticipation ofmore persons middle ared or older and smaller household
sizes the following forms of development should be considered
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Mixed use residential complues which could contain health care recreation and
Ior commercial facilities perhap reviewed in the form of a Planned Unit

Development

Higher density developments which require les outdoor maintenance

In law type accessory apartment space in aisting single family zones

b Althoup determining the cost ofhousine in New Scotland is beyond the leope of
creative land development r lati n thi cost ofco etiDg new homes be redllced

by a municipal ordinance which permits certain cost vine m 8Sures includipg

Reduction of Jarp lot size nquirements in areas that can accommodate increased
densities without neratively impacting the environment

Allowing the construction of townhomes apartments and mixed density
residential developments

Streamlined municipal development nview procedure to reduce delays which add
to development costs

Enablinr the development ofmon rental housinl by permittin two family
residences accessOry apartments and multi unit dwellinp in environmentally
sound locations with careful pre development design review

c Adjustments to the Town s land development reJUlations should not only
address the community development issues discussed here but also serVe to preserve rural

character and protect environmental resources

Regulatory mechanisms open space set asides cluster zonin density transfers
which protect the Towns valuable natural resources without ududinJ residential

development are recommended

Neilhborhood Owncial Facilitiee

d To attain the economic development objective of this Comprehensive Plan which
seeks to provide residentS with accessible neighborhood businesses and to compliment the
Towns primarily residential character consideration should be given to

Permitting retail and service establishments in hamlet areill of New Scotland
Clarksville New Salem and Feura Bush As they are developed these land use

zones can be used to meet monofthe retail and service needs ofthe existing
population and create weD balanced mixed use hamlet settings which is vital to

their continuation as town centers In addition these land use zones would reserve

space for future commercial growth in predetermined hamlet locations

A hiaher intensity commercial use catelory that would allow asmall shopping
plaza mini maD poocery ston and related retail uses is ncommended in the
New Scotland hamlet area Development within this category could service Town
residents and be available to meet the needs of futun populationl Siting ofthis use

catelory should be done carefully or transportation corridOR aeparate from

yet accessible to uisting or proposed residential populations are IUllested
Intersection of85 and 85A
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Low density office use zoning more intensive than that allowed as ahome

occupation is recommended in hamlet areas Higher intensity office space is

suggested as an accompaniment to the higher intensity commercial uses described

above As such higher intensity office space should be carefully sited ata few

select locations close to existing or proposed transportation corridors

Llgbt IndustriallManufacturing

e Zo ng lands for light industriaVmanufaeturing w ehouse or office

facilities will address the economic development objectives ofthis Comprehensive Plan by
ensuring that the Town uiaintainsthe potential to develop commerce and industrY in the

future

Light industrial warehouse and office uses should be sited together on select

environmentally suitable land under a multi use industrial park category This

land use category termed a general business district would provide tlexibility for

small manufacturing firms now on the rise
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Sectionvm Land Use Compatibility
The developnunt of the comprehensive plan require an analysis of the degree of

compatibility one land UN hcu wUh rega to other land UN UN that are compatible
should be adjacent to one another where p088ible jrut as incompatible rue hould be

buffered rom one another with at least one other land rue district wheneverpossible

Table 8 1 shows the relationships between differing land use types in matrix

format The rational as to why these relationships have been classified as they are is

outlined in the following Nction

A Low Density and MedlBighDensity Housing 1 2

Low density housinr and MedlHirh density housing are considered somewhat

compatible land use types if there is some form of separation andor buffer between them
Many successful examples aist where different types of housinr are intermized There
exist however extreme situations when these housing types are incompatible

B Low Density Housing and llght IndustryManufacturing 1 3

Most light industry such as corporate parks assembly plants and High Tech
industries do not produce odors noise and other hazardous situations Todas industries
often require larae tracts ofland for development ofindustrial parks Associated with
these parks are meJor increases in traffic flow and increased demand on public services
Low density housine and lieht industry manuCacturinr are considered neutral with

respect to one and other as the use perse is not in conflict with the housinc type but some of
the externalities such as traffic flow visual quality and demand on utilities require
mitigation

C Low DensityHousing and CommercialDevelopment 14

Commercial uses range from comer mom and pop grocery stores to multi acre

commercial malls New Scotland will not likely be tareeted for a lerce mall in the near

future due primarily to the lack of good access required for such a facility What the Town

can expect are proposals for small roadside malls offour or five stores and comer

convenient stores These smaller commercial developments are specifically geared to
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suppling goods for avery localized area With this type ofcommercial in mind low

density housing and commercial developments can usually be considered neutral as

acijacent land uses However commercial types such as malls and strip developments
would not considered compabble with low density housing

D LowDensltyHousingandAgrlculture 1 5

Low density housing and apicultura1 activities are considered somewhat

compatible Both d use types are loW density developments sidential areas with

chil ren are not necessarily compatible with crop landa particularly if they are unusually
odorous or it children have access to fields orchards and farm equipment

i

E Low DensityHousing aDd PreserveBIParJd laG

Low density housing and nature preserves or park lands are considered neutral for

adjacency Nature areas and nature parks are often found in environmentally delicate

areas containing forests marsh landa or water bodies and steep slopes All these

ecosystems are in delicate balance and will not tolerate over use Aijacency to low density
housing falls in the neutral classification as apiculturalland would have a lower impact
where as commercial medium and high density housing and industry would all have

potentially larger impacts

F LowDensity Housing aDd Town ParkslRecreationAreas 1 7

Low density housing is considered compatible with Town parks and Recreation

areas The primary purpose ofthese types offacilities is to provide outdoor activity areas

for local residents and as such need to be in close proximity to all residential areas Town

parks unlike individual subdivision recreation facilities are for all the Town s residents

use and therefore should not be located within the confines of individual
subdivisions

G MedlHich Density Housing and UJht IndustryJManufaetur1n1 23

Medium and high density housing types are usually geared towards meeting the

housing needs ofurban population centers At most the Town ofNew Scotland may need to

supply sufficient area for attached townhouse and medium density apartment

development Light industry and manufacturing types discussed in B it serviced

properly with adequate roads and utilities wou ld be somewhat compatible with this

category ofhousing development

H MedlBigh Density Housing and Commercial 24

Medium and higher density housing over any other type 9fhousing requires close

proDmity to many varied forms of commercial ventures Theie two development types are

considered to be compatible

L MedlBigh Density Housing and Agriculture 25

Agricultural practices are cOnsidered somewhat incompatible with this type of

housing for the some reasons oUtlined in lection 16 In addition to the potential for
J damage to crops and the liability associated with operating farm equipment there are

concerns about farm odors and potential conflicts With livestock

i
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J MedB1gh Density BousiJll and PreservesIParkl ftd 26

Medium tmd high dens1ty housin and Dature preservesenvironmentally unique
park lands are considered incompatible Dense housing can cause overuse ofan area
which may detract physically and visually from the quality of neihborin land to be
protected

K MedIBigh Density Bousin and Town ParkslRecreatlon Areas27

Town parki and recreation areas are parti 1ar1y needed in hiahu population
districts Not only are they compatible land 1qes but they must also be kept in balance with
each other Limited amounts of park space or recreational areas whi h cannot meet the
demands or local residents may be worse than no space at aU Tbfa is due to the impossible
tJask of maintainin an overused facility De y often encoures further decay and
vandalism

L Licht lndustryManutactur1nl and Commerclal 34

Lirht indu8trylmanufacturin and commercial developments are considered
somewhat compatible because both have Rimilar impacis on the landscape Industry oAen
requires larpr quantities of land than commercial development Access to rail Jines
riven and hirhways is more of a critical issue Commercial developments ran e from
comer ras stations and food marts to department store malls Therefore commercial
land use may be situated in awider variety of locations than industrial land uses

Me Ltpu IndustrylManulacturin and Apiculture 3 5

The desired forma of Licht industry and Manutacturinr aourht by the Town are

essentially clean land uses with larp bufter areas sUrroundina development zones

There are very rew potential conflicts whiCh could be anticipated between agricultural uses

such as crop lands and orchards and llht industrial uses Apicultural uses with
livestock and odors miPt pose ima e traffic and olfactory conflicts In eneral however
these two land uses can be considered so ewhat compatible

N Ulht lndustrylManufaetuiinc and PreservesIPark land 36

As with aJricultural lands clean industry and manufacturin pose minimal
environmental problems when associated with nature preserves and enviromnenta11y
unique park lands Increasedtraftic volume would most likely be the Jreate t
environmental threat however industry with the potential for any fOnD ofpollution
whether desiped or accidental mould be separated from criticalenvironmental areas by
at least one other land use or Jarre buffer area Under these circumstances the e two land
uses may considered somewhat compatible

O llght IndustryManulacturina and Town ParkslRecreatlon Areas 87

Dutto potential increases in traffic and the relationship between rea dential areas

and town parb and recreation areas some conflicts mi ht be anticipated betwtten these
land uses A neutral clusiftcation best fits theuse as proper desip can often mitirate
potential connicts

J
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P Commercial and Agriculture 45

Commercial ventures as discussed previously cover many different sizes of
developments In most instance commercial developments are small and have
relatively low potentials for impactinr the environment Therefore aijacency with
ancultural uses is considered somewhat compatible

Q Commercial and PreservesIParkland 46

Commercial uses reqUire external adverti in increase traffic volumes and
increase iloise levels in there immediate area These characteristics are in contrast to the

serenity and natural state most nature preserves and environmentally unique park lands
were established to protect Some commercial activities must be considered however to

service the publics needs when usinJ park facilities For these reasons the two land uses

are considered somewhat incompatible andor incompatible Ifproposals are presented for
such land use aijacencies all site desiJn characteristics should be carefully studied to

prevent conflicts

R Commercial and Town ParkslRecreatiOD Areas 47

Commercial developments except for lar e shoppin centers and malls are

somewhat compatible with Town parks and recreation facilities Malls however
increase traffic congestion and pollution frQm auto air emissions therefore as an overall
clas i1ication commercial and Town park development is considered neutral for

adjacency purposes

S Agriculture and PreservesIParkland 56

Agricultural land uses are of avera e to distinct visual quality and are considered

to have little impact on the environment But farming does pose a threat to lakes and

strelUDS due to the pollution ofwater that may result from fertilizer and etc that runsoff

fields and grazing lots Therefore these uses are considered somewhat compatible

T Agriculture and Town ParkslRecreatiOD Areas 57

Whereas there are no mejor environmental conflicts between these two land uses

there do ezist similar conflicts to those outlined in D and I Compatibility for these two

land uses really does depend on the size and type of Town facility involved For planning
purposes though aconservative approach must be used For these reasons these two land

uses are considered somewhat incompatible

U PreservesIParkland and Town ParkslRecreation 67

Both ofthese land uses serve the public s need for recreation and preservation oflocal open

space As neither posses any direct threat to the other they are compatible land uses
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Table 81 J
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Section IX Evaluation ofExistingZoningDistricts

When considering modifications to the Town s existing land use plan and zoning
classifications a comparison of existing zoning classifications to environmental
considerations was drawn The intent of this comparison was to identify disparities
between the statement of purpose for each existing land use zone and the actual

environmental conditions in each of these zones This section has been prepared to guide
the revision of land development zoning and subdivision ordinances The

recommendations made here are nP ither binding or inclusive

The Town was divided into seven zoning districts when the first zoning ordinance
was completed in 1981 These zones included RF Residential Forestry RA
Residential Agriculture LDR Low Density Residential RH Ruidential Hamlet
CH Commercud Hamlet COM Commercial and aND Industri41 The fOllowing

evaluation of each land use zone identifies the purpose of the zone and recommends

modifications based on the environmental analysis and Land Development Suitability
Map Figure 38 pruented Section 111 and IV

A Industrial Zones lND

1 Purpose olZonJng District

Industrial zones were originally designed to allow for the establishment of
industrial facilities warehousinr and related activities Zone locations were recognized
as requirinr easy access with water and sewer service potential In addition
consideration was given to potential conflicts with environmental limitations and the

goals of the Town A variety of typeofmanufacturinr and offices are permitted provided
they are in keeping with the roals of the community
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2 Recommended Moclificationa

Itwas determined durine the updatinr ofthe Comprehensive Land Use Plan that
standard industrial development was somewhat incompatible with the rural character in

New Scotland Jowever 80me form of licht industriallmanwacturinr uses were

considered desirable uses Therefore it was determined that the industrial zoDine
classification needed tobe redefined In addition the category mieht be renamed from
lndusmar to General Business to better reflect its lirht industrial intent

Under the proposed caterory heavy industrial uses which require eZtensive
modification of a site woUld not be acceptable Any light ind anulacturinr uses
which take away lro the Town s rural character or cJ minifh the environment would be

unacceptable The definition 01 light indus1rylmanulacturinr should be revised to restrict

activities in iDdustrial zones to uses involvinr manulacturinr packacine assembly
merchandisinr warehousinr or distribution of finished products from previously
prepared material ProClsainr of raw materials or salvaging operations would not be
allowed

8Acceptable Dew10pment Zones

Licht industrialmanufacturing uses were determined to be acceptable only in

areas of the Town classified as havinr minimal environmental restrictions

Additionally these zones were considered to be undesirable within area containinr
primary qricultural sons either within andor outside of established Albany County
apicultural districts or located within the limits of one ofthe Town s aquifers aquifer
recharee areas or reservoir recharre areas

B Commercial Zones COM

1 PurposeofZoninrDl8trict

Commercial zones were recopized as renerally needing large areas sufficient to

provide for aselection of stores and adequate parking Commercial uses were considered

intensive land uses41 that is they are Cenerally notsuitedfo locations with moderate to

severe environmental limitations

Recommended MocIi8cations

Environmental constraints on much of the undeveloped lands within the Town the

potential costs associated With extensive municipa1service apansion the availability of

reponal commercial services in adjoininr municipalities and the potential conmcts with

the rural character of the Town ofNew Scotland suuest that fUture commercial uses

should be limited to those necessary to service the local needs ofthe Town s residents

Office uses may 01 may Dot be included in these uses provided considerations are riven to

potential incompatibilities associated with allowinr the mmnc ofsuch us

41lntensive Lmd U are de1lntlCl UUNa which require conaiderabl alteration to the aiatin Datural

environmental characteriatica oCtheland Imp eta usociated with intenaivelanduinclude potential
for aoil erosion loal ofaoil permeability due to inclusion or large impenioua urraces the requirement
for IUbatantial regr dine and clearing or natural vegetation and require public lervicea beyond those

typically n8ceaaary orlow density residential uaes
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Acceptable commercial uses are essential to the welfare ofthe residents ofNew

Scotland Allowable uses within the zone could be modified to exclude residential uses and

large regionally drawing commercial operations Residential uses are in creater
demand at this time and if lands suitable for future commercial development are not set

aside the poten exists for residential development to completely consume this land thus

precluding any needed future commercial development from loeatinr in the Town

Current standards for commercial ventures should be reconsidered tomake

allowances for municipal services while also limiting development to enaities

compatible with the enviromDe t

s Acceptatie DeveJopmentZones

As with industrial zones itwas detumined that commercial zones would not be

compatible in areas containing critical environmental areas or moderate to severe

environmental restrictions Commercial zones within arecontainine primary
agricultural soils either within andor outside of established Albany County Apicultural
Districts were also cousidered not in keepmr with the desire to maintain the Town s

rural character Commercial zones were therefore determined to be acceptable when

located in areas ranging from minimal to moderate in environmental constraints

C CommercialHAmlet Zones Cm

1 PurposeofZoningDistrict

Commercial Hamlet zones were established to allow for and encourage small

scale neighborhood commercial enterprises to locate within the core areas of the Town s

hamlets The intent was to provide services and shoppm opportunities to hamlet residents

and visitors The district wasdesigned to promote the residential characteristics and

shoppiJig environment of a small village Environmental constraints are not major

issues to these districts due to the existing level ofdevelopment

2Recommended Modifications

Small scale commercial zones within the existing hamlets allow for potential
development at densities suitable to IUpport publicutilitieslUch as water and sewer

systems Design and UI requirementa allow for the orderlytlaDSition of older

residential areas alonr mlQor traffic arteries to low density non residential uses and

specialpetmits allow for consideration of some multifamily housinr appropriate for

hamlet areas These commercial hamlet lones however are the on1ylocations in the

Town where small scale commercial enterprises are allowed to miz with residential uses

on alot by lot basis

New needs for commercial services have arisen since the first zoning regulations
were implemented Requests have been presented by both Town residents and developers to

allow small convenient type store enterprises to locate within the Town These enterprises
are intended to supplement commercial services located in the hamlet and commercial

zones However under current zonin there is no provision for such commercial uses
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The Town could atablisb I8condary commercial zonea at or intenections and

other atratepc locations to accommodate ama11 automCbne oriented retail uaei Desilll
requirements in these diatricta pmapa labelled Neighborhood Commercial Zones ould
be established which restrict size and number of contiguous atructures to prevent creation of

typical suburban strip developmentd Allowable use might include small convenient

type food stores ps facilities in connection with such stores local hardware stores branch

banks and restaurants Automobile intensive commercial uses such as drivein banks

and fast ood restaurants should be care ly renewed

8AcceptableDeIeloPmentfm1e8

Commercial Hamlet zones beinr located only within the limits of the Towns

identified hamlets were assumed uempt rom environmental limitations analysis due to

the uistmc level ofdevelopment within the hamlet zones On the other hand

Neirhborhood Commercial Zonu sbould be located only in areas uitable to support such

facilities om an environmental standpoint Based on the premise that the largest size for

such azone should be about thirty acrea the low density of this type or development a3590 to

5090 coverap limit and the stipulation that development notJe allowed on slopes in BCeis

of 1590 itwas determined that this land use would be acceptable in all but critical

environmental areas

D ResidentialHAnt1etZDes RH

1 Purpose ofthe ZoninlDistrict

Resi dential Hamlet zonll wen intended to provide for hirher density residential

development acljacent to and compatible with the aistinr character of the Town s hamlets

The hamlets were identified as arewhere hiper density use would strenethen the

Town s rural appearance by clearly establishin nodes of activity surrounded by rural

landscape settings Typically these zones allow for small lot sizes with the provision of

municipal water and sewer services adequate in size to support such densities

2 Beco nded MocWications

The intent ofthe Residential Hamlet zone is to allow for hirher density housinr
where appropriate within the Town Aasumin that hiher density housin means more

than simply smaller lot sin for sinll family residents consideration should be riven to

allowU1 as of right limited two family andor multi family hoUSinl with site plan
review This housin mould be restricted to desirns which are compatible with

neighborinl development

Additionally where municipal services are not immediately anticipated or

available residential development acijacent to the existing hamlets miptbe required to

incorporate cluster disipa tomaintain the necesaary appearance of density needed to

achieve the intent of the Re idential Hamlet zones

42The organizing principal ottheSuburban trip ia the highway anddevelopment i largel geared Cor

automobile convenience Builclinppatially aeparated and hue a relatively low denaity due

primarily to high parking ratioa Existing land uaea are mixed and include idential commercial retail

and office Some parcels are not yet developed Historically buildings have been oC relatively
inexpensive conatruction and lack widely recognized arihiteeturaJ or historical significance
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3Acceptable DevelopmentZone8

It was determined to exclude Residential Hamlet zoninr in areas containing
moderate to severe environmental restrictions or areas considered locally significant
critical environmental areas This decision wasmade due to the difficulty of servicing
such areas the potential environmental degradation which may be caused by residential

development atham1et densities in environmentally sensitiVe areas and the potential
threat of diminishing rather than enhancing rural character

E LowDeuslty ResIdentiAl Zones LDR

L ParpoeeattbeZnnlngDistrict

Low Density residential zones are designed to allow for residential densities in

the range of213 acre down to 112 acre lot sizes depending on the availability of mwiicipal

water and sewer supplies Criteria for an LDR zone in the 1981 zoning ordinance included

the following suitable soila and slopes for urban development aCC881ible to other

population centers feasible ofbeing served with public water and sewer and generally
found outside the prime agricultural area

2Recommended MocIitlcatiODS

Ithas been determined that smaller lot residential zoning in the Town was

necessary However current LDR zone densities if 213 and 112 acre may not be

environmentally safe or appropriate where municipal services are not present andor

where primary aquifer recharge areas or areas containing primary agricultural soils

exist

The CUlTent LDR zoning allows lot sizes which are too small for environmental

conditions Therefore the minimum lot sizes in transitional residential zones should be

increased particularly where these zones act as transitional areas between agricultural
zones and hamlets

3Acceptable DeYe10pment Zones

It was determined toexclude LDR zones from areas with moderate to severe and

critical environmental conditions LDR densities might be allowed in areas with

minimal to moderate environmental constraints provided municipal services are

avallable or special permit conditions are met

LDR zones should act 88 transition lonesbetween Reaidential Hamlet zones and

Residential Agricultural zones Residential Agricultural zones should act as transition

zones between Residential Forestry zones and Conservation zones where possible

LDR zones might also be included in portions ofthe Town with yn niml

environmentallimitationl to provide the densities necessary for lower cost housing This

would be contingent upon insuring that such areas are not needed for lIound water

recharge and are not considered primary agricultural lands

Additionally LDR densitill are considered acceptable in areas ofminimal
environmental restriction provided aquifer andor reservoir rechar
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F Besldential Aericu1tul8lZones RA

L Purpoeeofthe ZoDlDgDi8trlct

Residential Apicultural zones were or1pnaUy established to provide for low
density residential settin s amonpt apiculturaluses This was desiped to
aeeo 04ate residential construction at low densities for people who wish to live in a

lUJaJ atmosphere Stipulation wasmade that this form of development not interfere with
p e apicu1tural areas The continuation of forestry and agricultural a ties and low
intensity useswere to be the predominant land use typea Generally speaJdDa the zone is

intended to reserve apiculturallanda within the Town encoUrage continuation of

agricultural practices and preserve open space character while all for powth ofthe
residential market

S ProposedfcJtfteatlOD l

Certain conditions have counteracted the oricinal intent ofthis zoninr
classification These include small lot size half acre and one acre lot sizes are currently
1993 permitted in these zones dependinr on the availability ofmunicipal water and

sewer lack of authority to require protection of primary ancultural oils and lack of
reference to the importance ofopen agricultura11ands

To achieve the oririnal intent ofthe Residential Apicultural zone it is

recommended that apiculturallands with solls classified as primary and HCondary be

protected bizonm replaaons which require preservatioJl ofqricu1turallands to the

greatest extent possible A pro active approach is recommended to provide areas where

farming can safely continue without conflicts with residential developments Innovative

site desips such as averadensity development also known as cluster clevelopment43
aiid other open space preservation techniques should be applied these areas

3 Acceptable Development Zones

When evaluating the eustin rural agriculturalloninr districts itwas

determined that from strictly an environmental standpoint that lot sizes ofone acre or

less would not be acceptable in are with moderate to leV81e environmental limitations
This determination was made due to lack of ildequate water suppUes poor soil conditions

susceptibility to landaUdes and areas with bedrock formations at or near the surface found
in these areas Based on aistinr conditions and the intent ofthe district ie farm

preservation it is recommend that density in these lones be scaled back where farming
is prevalent and prime apicultural soils exist

c

43 AClutter development ia modified ruidentialaubdivilion cooaiatinc or detached llDcl ramily
hamwith each dwelliDl10cated CIQ JIl individual lot ner than the nquired 10M lot heIize of

individual Iota would be nduced and development duatered toptber in OIle area PDent open

spaceequal to the clift noe between the lot Iizerequired by loainc and theltduced lot ailewould be

provided as partofth d opm nt The the overalld nlity ofthe development would be in

compliance with the prevailing district regulations
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G Residential ForestryZones F

1 PurposeotUle ZoningDistrict

Residential Forestry zones were established in portions ofthe Town where soils

and slopes were not desirable for agricultural use or were considered less desirable for

intensive land uses than those found in the Residential Agricultural and Low Density
Residential zones The intended land uses for this zone included forest management
agricultural productiQn where practical single family homes outdoor recreational

activities and other low density uses

The purpose ofthe zonewas to preserVe land for non intensive uses and retain

rural character

2 Recommended Modifications

The land areas currently classified as Residential Forestry zones contain some of

the most environmentally sensitive lands in the Town as well as some of the most visually

significant lands Over development of these lands can lead to numerous health and

safety problems as well as greatly diminish the open space character that gives New

Scotland its identity

Areas with bedrock out croppings and severe slopes should be excluded from

residential uses Other areas where water supply potentials are minimal and soil

conditions severely limit on site septic system development will require larger lots

Consideration should be given to creating at leasttwo zones to accommodate forest

areas One zone could include critical environmental areas and be known as a Resource

Conservation District R C The purpose of the zone would be to protect fragile ecological
systems vulnerable areas and areas ofunique natural and scenic value Any

development or use that would adversely affect water quality productive or unique wildlife

and aquatic habitat biotic systems ecological relationships or scenic and natural values

or which would create unreasonable risks to the public safety and welfare due to flooding
earth movement or slides or unstable soil conditions would be excluded Permitted land

uses might include 1 Public or private facilities for non intensive outdoor recreation

2 Limited forest management and timber harvesting activities 3 Agriculture 4

Preservation ofhistoric areas 5 Emergency and fire protection activities 6 Bridges
and public roadways 7 Accessory buildings or uses

A second additional zone might simply include those areas where soil and bedrock

conditions as weD as vegetative cover suggest larger residential lot sizes It might be

advisable to provide the P g Board with the c1iscretion to require mandatory single
family cluster development in such locations

illAcceptable DevelopmentZones

Residential Forestry activities being the least intensive land use in the Town

were considered to be the only land uses compatible with the critical environmental areas

identified in Section III provided the modifications mentioned above are implemented
Areas with mature forest stands not identified as being suitable for agricultural
production are considered the best areas for inclusion in the Residential Forestry

District
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I

SectionX Recommendations and Implementation
Measures

A long range approach to guide land use policy in tM Town of New Scotland iIput

forth in this chapter Based on tM goals of tM this plan tM approach uUe t land use

regulation public improvemsnts and otMr municipal actions to shape the Town ofNew

Scotland in the future

Thu compreMnsive plan approach iI presented in th parts a seria of pecific

recomlMndatioru addressing usues relevant to the goals of this plan an overall design

concept or theme for Town wide developmsnt and proposed development guidelinu

The reviled Compreheruive Land Use Plan outlines a program to provide orderly

growth while retaining and fortifying the basic character of tM community TM Plan

accomplishes thi by iUUelting initiativeI to pre re nvironmental and cultural

resources in appropriate areas while delignating other areas for more intensive

dellelopment

The planil to be implemented through day to day incremental actioM The

recommendation pr ented here are to rve as a frame of referenc agairut which to

mea ur short term actions uch a zoning pending and municipal rvice

adjustment a well a to guid other long rang planning tudies uch a capital

improvement prograrru and roadway xparuion and m4int nance prograrru Although

re examination ofpolicies pr Slnted here will b requir d cu technology population and

real tate tnndl chang thtl Compnheruivf Plan revision is intended to ffectland use

policy in New Scotland for the nut20 1ear period
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A Pl nl 1GoaIa Juuee Identifted and Recommended Actlona J

Throupout thl p1uminr proCI88 pressinr iasuu impactiDr thl physicallandacape
in the Town ofNew Scotland have been identified To address these issues numerous

policy responses have been sur elted and evaluated for their lerelity and appropriatene88
The results ofthis procesl are presented below Recommended actioll8 in response to

issues identifild durinr the plannin proce88 are presented in a format which relatel both

the issue and the response toone ofthe initial phuminr pals TOWD Character and

Enviromnent Economic Development Infrastructure and Community Facilities Land

Use and Developmen and H Ulinl

GOAL TOWN CllARACTBR AND BNVIRONMENT

PROTECT ANDENHANCE THE CURRENT TOWN CHARACTER AND HIGH QUALITY
ENVIRONMENT WHILE ACCOMMODATING AMIX OF RESIDENTIAL COMMERCw LIGHT

INDUSTRIAIJMANUllACTURING AGRICULTURAL AND OFIICE USES

1Ble ResidentsperceiYe aJoss ofopen spaceaDd desire tohave opeDspaces preeerved
Sectlou D

BecommendatioDS

Encourage development mechanisms that promote open Ipace preservation

L Allow averap density development aroupinJ development on ODe Portion ofa J
land parcel with the relt ofthe parcel set aside u openapace b1 option oCthe

developer lubject to special permit by the Planninr Board in all reaidentiallone

and provide the Plannin Board with the power uid guidance to require average

density development in large lot residential and enviromnentally aensitive areas

when the technique will preserve anatural resource or ICeDic viIta thoqht to
contribute to the rIDeraI weltare ofTown r dents

2 Develop aTownwide open space plan which outlines areu where open space should

be set aside durinr the subdivision process Ensure that acceptable arranpment
for ownership and maintenance have been made durinr the lubdivision review

process HI 3 and 4

S Invutipte eatabliahinan entity or mech iam auch ua mUDicipaUy apoDJored
park district or cultivate tieswith aJanel trust toaccept land donations from

private developers and manpublic open apaces

4 Review lon term maintenance uranrements hefon permittlnl Dew residential

developments toensure that OPDspaces and facilitiu wiD be maintained into the

future In the CUI ofabared open space u part ofaprivate development the

responsibility for facilities and land should be uaiped to an identifiable entity
whether a linpe private OWDer in the case ofa tladitionallubdiviaion or a

homeowners or condominium aslociation cooperative development or a public
body IUch U the Town ofNew Scotland whichmiJht receive land or inftuiructure
through a dedication

J
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Proviaiona for ownership and maintenance of common open space in a

development ate usually contained within municipal subdivision replations

r Open pace ownership and maintenance procedurel are reviewed by the Planning
Board in conjunction with subdivision review prior to J18I1tin8 apermit It may

be appropriate to also include sueh information under site plan rmew for projects
which do not involve subdivision ofland

Common open space is generally regulated in three areas acceptable forms of

ownership maintenance standards and long term use Manordinances also

take stepl to enB e easy enforcement of maintenance stand ds

b Issue Farmersare particularly coacemed aboutthe 1018offarmland Sect1OD D

b Recommendation

Use zoning and other land use mechanisms to discourage inappropriate subdivisions

and residential uses within land areas ofhigh agricultural value and where there are many

operating farms Such zones can focus development to areas where impact to ncultural

activity will be JIIn 1nPed perhaps by using an average density concept to allow for small

splits of land while keeping overaU density above S unitsacre Flexibility should be

provided to allow owners of large parcels to subdivide offa few single lots provided
excessive one lot subdivisions do not adversely impact agricultural uses

c Issue NOIlJ A cJrill which lies in the northeastern eorner ofTown the Helderberg

Escalpment and other critical environmental areas have been recognized asascenic and

valuable environmental area

Co Recommendation

The NormansldU should be protected utilizing flaible zoning techniques At

minimum mandatory cluster provisions should be applied to a eve the goal of preserving

open space around the NOrJllJAnaldll area Anopen Ipace in an approved cluster should be

located on the riverfront In addition the Town can make it known that itwould be willing

to accept land donations from private developments in these areas

Inorder to further protect the Normanakill area and create public openspace in the

process the Town could require clustering ofbuildinp iIlveltieate offering a bonus to

developers wbo in aehanp would desipate riverflOnt land as open Ipace for public use In

the current legal climate this could be accomplished by drafting an open space area plan

which outlines the Nonnanskill area and designatel where an open space corridor is to be

established This plan would also delineate public access points to the land

In accordance with aratified open space plan an overladistrict could be establisbed

by ordinance As part ofthe subdivision review process for land being developed in the

Nonnansldll district riverfront open space would have to be let aside for public use as

delineated in the pbm In aehanp for the set aside private owners might be FUlted an

increase in density or another form of land development 000 ie lome reluation of

subdivision or zoning requirements subject to Town approval The Town could volunteer to

manage or accept adonation ofthe public open space resulting from the imposition ofthe

overlay zone req irements
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Thue are benefita and costa to the two scenarios topreserve the Nor 8Win J

presented above The advantares of the first option 1D1l dater development
mandatoIis ita 01 implementation It would nquJre mmhfteJ stady escept as

required todetermine where mandatory clusters should be applied However because it does
not impose abonus for aset aside of public open space the mandatory clustermethod mipt
not result in much public open space around the riverfront Private open space might be the
predominant result

The benefit ofthe d method when land is taside ior publicas a

velopment aactio is that the Town can desipate speclftc area and create a

coordinated lIeenwll1 around the NOlJlWl8kill 1rithout precludinr development in the
area The neptive lide or the endeavor is that just as the ovulazonewill result in more for
the communititwill also require more upfront work stadyand evaluation ofthe area

draNn and adopting a plan consistent administration by the Plannin Board and
maintenance of the dedicated lands

GOAL ECONOMIC DBVBLOPJIBN7

IMPROVE THE LOCAL ECONOMY ANDTAX BASEBY ENCOURAGING ECONOMIC

DEVELOPMENT AND ANDING CLEAN LIGHT INDUSTlUAUMANUPACTUlUNG
COMMERcwAND OFFlCEACTMTIES ANDJOBS IN BALANCEWITH NEW SCOTLAND S

EXISTING CHARACTER

L Iuue New Scotland baa few iDdustries cesorretailetabUah nt CSectkloV

L Recommendation

Zone suitable lands for commercial office and light industriallmanufacturing
uses in accordance with the traditional rural character of the Town

The Town abould conaidu initiating economic development activitiThe

municipal rovermnent can encourap appropriate industries and busineto loCate in
New Scotland b spnadin information about the availability ofdevelopment 8itet to the

AlbanColoDie Chamber ofCommerce Center for Economic Growth Albany Count
Industrial Development AaeaC1 and New York State Department ofEconomic

Development Th orpnizatioDl have replar contact with ftrms ekin to locate in

the area and with othen involved in businedevelopment Aa it often more important
that lom8Olle is motivated to do lomethin than that economic lorces are in the
comm tT favor the moat basic component of the Town l economic development

strateIabould be to continually identify any opportunities for business development and
work with thOle interests

The reIionaJ and Itte economic development encies Dlntioned above can also
8erve the Town by providin preliminary information on munidpal initiatives to attract

bulinell enterprise In mancuel thecan provide more detailed technlcal Ulistance to

pacbre a particul8r aite or as appropriate link the Town to nglonalendeavor In
addition these oiBees can auist the Town in drafting a local economic development
program

J

150 C 0 M PRE HEN S J V E LAN D USE PLAN



Another tep to facilitatebusine development ia to form a committee council or

corporation a vehicle to initiate and carryout bJSiness development activities Id ally
the croup would consist ofmembers who bring the respect resources and bowledge of

business real estate finance and government This group could serve the Town by
advising on businedevelopment policy

The group in a cooperative effort with Town Stalland ita consultants might begin
by developing a local economic developmont program which loosel definea objectives
identifies potential development aites and describes mechanisms within the Town s

ability to promote business development

Opportunities for development on certain sites may be identified by inventorying
the general busmess sone The comprehensive plan has identified vacant lands which

possess natural conditions IlUitable for light manufacturinrindustrial development but it

has not inventoried individual parcels within the suitable areas for their development
potential Such an mventory could gather mformation on individual parcels
environmental suitability infrastructure and services The inventory could be used to

identify areas where developable sites are concentrated and where there are iaolated

attractive parcels

The mventory should provide insight about vacant sites and om that

information indications as to which businesses are appropriate might be suggested The

types of industries or businesses identified as appropriate can be tareeted by future

business development activities

In the business development plan the Town or Economic Development Committee

can seek to identify factonwhich detract from the competitive advantap ofsites within the

Town as compared to lites in neighboring municipalities Such disadvantages might
include absence of infrastructure or unaccommodating land features With technical

assistance from state reeional andlor local economic development oBices the Town can

develop strateeies to alleviate noncompetitive conditions and by doing 80 create attractive

development sites Such atratepes might include land purchasea public private
cooperative efforts construction 01infrastructure lupplyinglow interest financing or

creative municipal ta policie

GOAL INFRASIBUCIURBAND COJlMUNlTYFACILITIBS

ADMINISTER SANITATION PUBLIC UTILITY EDUCATION RECREATION WATERAND

OTHER PUBLIC SERVICES EFIIClENnY

a Issue New dewlopmeDt wiD iDcreue Townpopulation and consumeopenland areas

More residents wiD increa8ethe useofpublic raeOities

a Recommendation

In conjunction with an investiption of the need for additional built park facilities

and in order to further the open space goalswhich are atthe heart ofthiscomprehensive

plan it is sugpated that an open space plan be drafted and adopted The purpose of this

plan would be to identify the location offuture parks trails and peenwayl todetermine

what land should be acquired by the municipality and whereland should be set aside by

private developments
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Bued OIl the Plan the Town ofNew Scotland could acquire land and

develop a criteria 101 acceptinr land decUcattona m conformance with the plan Similarly
a policy allowiDr feel in lieu ofopen space could be better defined

The northeastern ana is particularly well suited as the subjectofan open apace

plan The area which ia otherwise proposed for Ger atali htly hiper residential

ensitie ponees a d sipated environmental JIIOvce area the Five Riven State
Environmental Ed cation Center and an ana proposed for pn adm e NOIIIWUJ

Kill These two areas could serve as perfect north and lOath anchors ofa inenway
throll h the Twnsnortheast

b IIIue IDcreuecl population wDllDcreue ihe1I8eofpubUc ciUtIee SectlClllIV

b Recommendation

Evaluate the condition and capacity ofaiatiD Town facilitie in an annual
capital improvements propoam A capital improvements procrmi recommended to

prescribe realistic agreed upon oala and tanpble annual tasks The procrUD can 888

the impact ofincremental development on aistin facilities and lay the crounchrork to

miti ate any neptive fiscal impact of new development

AD effective capital improvement procrUD CIP can have many benefits

Specifically a CIP can ensure that actions recommended m the Master Plan are carried
out In addition capital prolPmmin can schedule public improvements that require
more one year to coutruct provide lor lon ranee financial pJannin and

manacement and throuch carefUl debt DUUUl ement facllitate Rabie annual property
taxes

A phased capital improvements procram is created buecI on the fiscal analysis
and facility inventory The ft8caI analysis inventories municipal revenues and

operatin coats to produce budpt projectiCllll for the term 01the Capital Improvement
ProcraDl To compl te the procTown omcials and acJminfltrators evaluate alternate
fiscal schemel and set ahortterm 5 to 10 year fiscal policies which allot funds for capital
improvements

Coinciclinr with a fiIcal analyaia the prolPmmiproceidentifies capital
improvements needed atvarious laci1itiea and aSlims estimated costa to those
improvements The Town must then establish aratiD ayatsm toeompan alternate

projects and prioritize capital improvements

Based on the financial ability pu ed by the fiscal analysis the Town can decide

wbich improvements can be undertaken over e term of the OIP and which improvements
will have towait until the nm OIP period or be Bn8llced with other mean

GOAL LAND USEAND DEVELOPMENT

PROMOTE APAMERNOF LAND USE WHICH PROVIDES SUPFlCJENT SPACB POR IHE
ACTM1IESOF TOWN RESIDENTS SUPPORTS THE EFFICIENTDELlWRY OF SERVlOES AND

PROTEClSEXISTING NEIGHBORHOODS
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llsue Farmenare bothcoDeemec1 about1088 atprime apicWturallaDd aud beiDa

restrictecllrom ee1IiDI smallportioDs oftheir land topin additiOnal revenuetokeep
farmlsolveDt

BecommeDdatiOD

Existing large lot sizes may be maintained provided mechanisms are provided to allow an

owner to subdivide offa limited number of smaller lots perlarge parcel ofland

b Issue Preeerve and eDlumce TowDhamlets as the tbcwIatdevelopment in rural Town

areas

b Becommendation

Designate Clarksyi11e Feura BUsh New Scotland New Salem and Unionville aa

Town center areas and preserve and foster the traditional dev lopment pattern in these

zones with land use regulations which allow for residential lots athigher densities mixed

use structures offices and commercial establishments Development in these centers is

intended to taper out at progressively lower densities until densities blend with the rural

residential character 9foutlying areas Infraa truct1re and other improvements must be

added along with new development to support development athigher densities

I

c Issue Residential development may tend tospread along edstiDgroadways This

tendencyatdevelopment wUIdetractfromnJral character by ellminAting nintenupted

open space and iDterferiDIwith siriflPADt views

c RecommendatioD

Require large setbacks for development on existing Town County and State roads

Where feasible require that development be oriented oftexisting roads with

internal automobile circulation syatems

Require bufter strips and landscaping consistently along roads and limit curb cuts

to maintain rural town road character

d lssue SeIdorci wiD be aJarprpercentage atthe reetoaalpopulation in the next

two c1ecades SectioDV

d Recommendation

The Town sbould remain aware ofthe presence ofsenior citizens in the commQnity

and be sensitive to identifying their unmet needsIthey arise Such need may include

the need for handicapped facilities and residences beyond that beingsuppUed b1 the

private real estate market or the Deed for additioD services such as meals on wheels or

visiting nursing services
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eo lasue Several Town roada areof bstmdard dln 1peCUl 1ty U cII8cuaecIat
IeDath in SectIoIlVITnDaportatloo WateruclSewer1aclUtlea manyare tooDUIOW
1acJdn oulden ofpropel widthSectIon VD

e Recommendation

The roads in Town should be evaluated todetermine priorities tor improvement
and where possible as many otthe deJicient roadways identified in Section VI mould be
widened to siXte n feet minimum and provided with two foot shoulders

t Revenue 8OUlCle8hawnotheeD Identifted toiSn C8coastructiOll atnew roads
previously identified in vari0U8 tnDsportatloD Itudiee SectlooVI

t Recommendation

Participate inpIOpoIed eirorte with Albany County Bethlehem and GWlderland to
identify roads near the eutem border ofthe Town adversely impacted by development
and investieate in cooperation with other participants developine an infrastructure
impact fee I tem to ftnance roadway improvements required by new development

Co Issue The Town roadway twom wD1 needtobemalntaJDed aDd iIIIpo in the
future Section VI

g Becommendation

Building on the base infolDUltion auppJied in this Co prehenaive Land Use Plan a

Roadway Capital Improvements Plan should be completed Such aplan would mble a

Capital Improvements Program only itwould apply only to roads ARoadway Plan is
discussed at length in Section VI

GOAL HOUSING

PROVIDE OPPORTUNlTJES SO THAT ARANGE OF CHOICES FOR SAFE ANDAFFORDABLE
HOUSING ARE AVAILABLE FORTOWN RESIDENTS

Th TcnrD atNew Scotland housiqatock ia comprilecl almost olel ofowner

ocCupiedfamiI7 cletached d l p Thereia Uttle dlvenity in houaInI type and
Dlinimal rental houafDc Section V

Recommendations

Provide for the development udmaintenance ofdiverse houaiDI types and mized ue

complexin the Towa zoDiDe ordinance

Permit two family residences and accessory apartments in h let areas and 181eet
residential lone

Permit housing units as accel80ry use in mixed use officeresidential zones in New
Salem Clarksville Feara Bush and New Scotland Review appropriateness for
such mixed uses in Unionville

J
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b I8Iue BomeII inTownhave becomemon COIt11owrthe clecade GiwDthe

combination a bowdDIltock compri8ecl aImoIt 1IOlel7 ofmate fami1J homeand

bouaiDgiDlatlaaDewIIlRdertaottheCOIDIDUDity wouldbeHtnItMtobouIeboldawith

iDcomes capable of8lpportlna CUlleIlt efamily home C08t SectlOD V

b Recoftl1fteudatioDB

Promote rental housm by allowing two family arid mhed use structures in

Juunlets and higher density residential zonei

Using zoning promote construction of smaller units with le88 land acrear in

hamlet areas and enable innovative mhed density development utilizinr average

density development and other propessive techniques Denser developments on less land

such as those created in an average density development incorporate smaller dwelling
units and require Ie inastructureie roadway lidewalks per unit than the detached

single family housin currently bein built on larger loti of 1 acre or more

Developments ofthis nature tend to be less expensive to CODItlUct While there is no

guarantee that these savinp wiD be passed on to the CODSUDler the option to produce and

sell lower cost housing is preserved

Co lssue Over thenattwodeeadea the reg10Dal marketwill iDclude aproportionately
larger group ofbuyen ee 11IlCMJ up housingandoradult communltles with additional

services SectionV

Co Recommendations

Allow mhed use residential complaes in residential zones Define mhed use

residential development as a land use where housing is primlUJ and health care

i
recreational andor commercial space erve as accessory complimentary Uses

Establish zoning and subdivision review procedures for proposals involving

shared open space and community facilities Such regulations need to make provision for

maintenance of shared facUities
i

f Issue OYerthenattwodecades IDCJlepellOlll than everbeforewDl beowrtbe 880160

lbe needsotthls generation will require new 10111I8ofIeIYiceII in the TowD Section V

f Recommendation

ProVide careful site plan review toassure that constructed amenities ae suitable

for the elderly andor disabled when appropriate

In order to provide a divene housinr option for elderly residents or for residents

seeking to auiat their elderly or handicapped family members the Town can allow

temporlUJ apartments desipated for elderly arid or handicapped family members b

special permit in single familzoneL Termed Echo hoasin when contained in a

separate structure accessory housing units can provide housing to family members by
blood marriare or adoption overa certain apt or unable to live independently because of

a disability
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Echo type hoUline canbe allowed in a pante new atnIcture aulyject to material I
and de atandards adopted b7 the Town ID aconvertedaiatint atructure or iuide a

amele family home Typically aD echo houaiD UDit baa a apecial deaip tailored to the
indilidual it is IDtended to aerve ie handicapped fadUdaueb nmpa bathban and

etc

Approval ofecho UDita is pIlerally contingent upon a deed COVllWlt which atates
that the UDit will be removecJ and the use terminated upon sale ofthe property orwbeD the
antt is no lonpi u d for the purpose it wasmteDcIecJ I toh01lH an lcIer or clUab1ed
family member it co verta back to ita previo purpose

B JAIId U8e DesIPCoDcept8

ID the 199Oa New Scotland Town poliq mabn an coDtrontiD development
pre88Ul1 impactiD the entire Gpandine Capital District The lIDtiment aprused early

in the procesl byTown residenta emphasized desire to maintain Town rural character
into the fllture A the proceu COIltiDued it became apparent thatother naidenta woulcllike
to se more development with Mi h al influence by Town pvemment

A 10Dg range view has been developed in response to thecommUDity aentiments
Bued on profeseionalland use principals three central desip concepts are proposecl to
manap erowth while preserviDr traditional town character The first concept relates to
the Town s orip1al development pattern Under this pattern buildinp wereclustered
together to form town centers referred to today ahamlets In the earlyperiod oftown

growth these development centers were separated from each other by open fields and
forests

The firit desip concept is intended toreeatabUah town hamleta athe fOCl8of
Idevelopment To a reasonable ment construction or new development wiD be encouraged

to locate within or near aistiD hamlet areas in the Town ofNew Scotland RedefiDition
of hamlet limits will provide luitable open lands to accommodate future arowth

The cond desip concept deals with lands 1 suitable for development l1in
outside desirnated hamlet area and awafrom identitled rrowth area bacludin Ian
bin acljacent to the City of Albanand Towu of Guilder1and and Bethlehem These
areas mould be developed at rural densities with apicu1tural rorest management
recreational aDd residential land 1lI8I SceDicarea and areas with environmental
limitations mould be preHrvecI where possible In the cue 01qricu1turallanda lands
unsuitable for development or lands poueum an outataDdine natural relO1UCII

particular care thould be taken to ensure that thelelands can continue tobe used for

apiculture rorest PA a ement or recreation purposes

The tbird deaim concept involves the northeastem quartei ofthe Town Tbia area

rouehlincludes aO lands between the North and utborden ofthe Town Route as to the
lOuth and Swift RoacI and the Vlllqe ofVoorhlViIlelimita to the West Th area

coiltaiu landJ with IOme of the beat environmental conditions for development inc1udinr
ample rround water reIOUlC88 realOnablpod 100 conditiou and the potentUl tor
feasibl economic development of mUDicipal water and sewer facllitlu in addition the
area includthe NonD kilJ vanean enviroDDl ntal1y HUitive areL The area is

presentlezperienciD the peatest development pr ure from the lZpandiDa Cit of
Albany environment Thil is a condition that is anttcipate to continue into the ftJture As

such a pro active rather than reactive approach to accommodatiD fllture developmentwill
be necess81to promote maintenance of rural character

J
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L DevelopmentCAmters

Appropriate centen ofdevelopment are already established in the Town ofN w

Scotland New Salem Feure Bush UDionviUe Clarksville and New ScOtland have

historically served as mJor cro88roads and centen for activity TJUs is evidenCed by
denser development in these hamlet areas and the number ofpublic buDdinp and

churches

IIthese centers are to con ue to atbact development atdensities and uses in line

with the ditional developmentpattern 10000r must beprovided to allow mised use

buildings and denser residential development within and alljacent to these
hamletsBy

providinr areas which accommodate development on relatively ama11lots these centers

should help to alleviate development prellures facinr rural areas and ensure that the

Town s land use replations are not overly restrictive

These areas should act as human service centers Elements such as libraries post

offices churches and municipal buildinp should be encourared to develop in the hamlet

districts Other allowable uses should include neirhborhood convenient tores medical

oinces small shops perhaps includinr small clothing stores and drugstores Elderly
multifamily and apartment style housing is also acc ptabl in hamlet ar

Development is intended to taper outfrom the hamlet centen atprogressively lower

densities until densities blend with the rural agriculturallresidential character of

outlying areas Continued development of limited municipal water and sewer

infraStructure is recommended to make these areas attractive to residential and local

commercial development

2 OutlyingAreas

Many New Scotland residents have pinpointed open space preservation
particularly preservation of farm land and ofthe Helderberr Escarpment as priority of

land regulation in Town Farmen have expressed concern over complaints from new

residents about farming activities and are concern d that those complaints miibt lead to

overr ru1ation oftheir acitivties The negative impacts ofdevelopment on rural open

space can be ft mized through a design criteria which restricts development alonr main

roads and promotes open space Adv nevisual effects ofresidential development along
main roads can be reduced by us ofdesign standards which limit aceell points alonr
main roads mandate larJe front yard set backs and require landscaping and buffer

strips Creative land us mechanisms which protect environmentally sensitive areas and

encourage open space are recomm nded for inclusion in Town zoning and subdivision

regulation

Agriculture and forested lands should be protected by zoning which encourages

continuation of farming and forestry management while discouraging creation of large
scale residential subdivisions

Environmentally s nsitive areas such as lands surroundinr the Five Riven State

Environmental Education Center VIy Cnek Onesquethaw Cnek Black Creek State

Wildlife Management Area and the environmentally sensitive visually significant
areas ofthe Helderberg Escarpment should be protected Resource Conservation measures

required under overtaYloning put forth in Section C to provide this protection
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a NortheutQuadnmt
I

The north ast quadrant includiDr the hamlet ofNew Scot18nd more than any
other ar a in the Town 11 appropriate for resid ntial dev lopment Its 100 tlauportation
linkages and praimity the City ofAlbany have mad it anaturaJl7 attractive site for
d velopment Th private mark tbaa responded b apreuin interest d propoain to
develop land in this portion ofthelown

Innovative approachea areproposed for this area to enlIUI that open spac Jld the
preservation of environmentaBy HDsitive fe ture are incorporated as an interraJ part of
this np din ruidential area EmploymeJlt and commercial aemees will be
appropriate accesaol1 actavitito create a weD balanced community areL While it 11
recopized that residential development is euitable for the area atmoderate to hiP
densities it municipal lemcare provided vieual quality trafftc management
environmental quality and rural character should be promoted

Limitations on clearm of forest cover control over new road cuta and driveway
access as wellbuffer atandarda are specificaUy intended to mitipte suburban
development conditiona which contrast rural character Required open space
requirements pl8DDin to incorporate JIeenway conc pts recommendations for
improvin traffic impacts and considerations for other municipal services are proposed
Thes tools can b used to promote srowth that is sensitive to enviro ental conditions and
the Town s rural character

c Comprehensive Land Uee Plan Map and Propoeecl Density Clusiftcationa

One key feature ofa comprehensive land use plan is the identification ofland use

districts which prescribe suitable land uses for different areas These land uses are based
on the concept for future development created b the Plannin Board in r sponse to
residents opinion

Th followin land use densities are su sted based on the conclusiona drawn in
each ofthe precedin sectiona ofthis plan and the theme presented in the previous HCtion
Eight base districts and 2 overlay districts are proposed

Residential Haml tand Commercial Hamlet densities are intended to encourap
and protect ais 1 hamlets in th Town Low density areas are recommended to

encoure agricultural activitipreserve rural character and protect environm ntally
sensitive outlyiDr areas Moderate de itJ areas wi1I allow more auburban type poowth in
the north tem quadrant and other appropriate areas ofthe TOWD Commercial and light
industrial density will provide for the development ofcommerce and industry in the
Town

o J
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1 DEVELOPMENT CENTERS

Residential HamletArea

Residential Hamlet Areas are the ideal locations for denser mixed residential

developments apartments townhouses and the likes Mised density developments may

include any development proposing amixture of detached ainCle famBy dweUinp
attached two family dweUinp and multifamily cJweUiDp with leu than fiv units per

structure Multiple 1lin1 units should not be allow d to coutitute more thansbtY

percent ofth total number ofUDits in adevelopment thus avoidinc dominance ofa

particular residential character in any area Mandatory open space requirements should

be imposed on any mhed residential development that exceeds three units This open

space needs to be contiJUCNs and usable for plaYPounds and the use ofthe developments
residents see open space requirements previously discussed Such land does not need to

be municipally owned rather it may be controlled throuhahomeowners association or

similar maintenance structure

b Commercial Hamlet Areas

Within the core ofhamlet areas small scale neighborhood commercial

enterpriSes should be encouraged to locate The intent is to provide services and shopping

opportunities to tb residents ofthe hamlets and other visitors This is intended to promote

the shopping environment of a small village conducive to traditional hamlet residential

characteristics

Appropriate uses would include neighborhood grocery stores banks beauty and

barber shops and eating and drinkinc establishmenti Mixed uses such as a bullding

containinc offices on one level and residences on another may also be appropriate
Residential uses should be allowed however they should not overshadow the commercial

character of the area Site plan review requirements should be specified for all new

development or modification ofedstinl structures Those uses which may require special
conditions placed upon their operation should be reviewed under speelal permit procedures

Development along and close to existing roads is appropriate Design elements

showd include shallow building Nthacu street furnishinp sidewalks and street tree

plantings Infrastructur including water and sewer facilities should be considered by
the Town Board to help mitigate any potential environmental problems associated with

development

Co Be8ideotlal Dea8lty

Moderate tohich density areas are intended to accommodate residential

development adjace tto Hamlet Districts and in other environmentally IUitable areas

Densities and otherdesjgn requirements should be compatible with environmental

conditions and enaure preservation of rural character while accommodatinc new

residential development
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Land within these areas pOlSesses environmental restrictions which ranp from
m l to moderate Limited areas have everely restrictive environmental features
Densities in these areas should be determined accordingly

Single family detached multi family and mixed density residential
developments should be encouraged In addition averap density development should be
promoted andor required as deemed appropriate by the Town Plannin Board
Residential development if encouraged to cluster around commUDity opeD apace win
provide a rural app arance toareas where comm1JDity open space wiU be most Yisua11i and
culturally aipificant

The use ofcommunity wutewater disposal ayitema hould also be uplored The
construction of attached multifamily units mould only be permitted if the development is
serviced by a community wastewater disposal Btem 6e Btem serving only the

proposed development or a municipal erace dispoaal ystem

2 OUTLYINGAREAS

Low toModerateDeasity Areas

Low to moderate density areas include most of the Town lands with prime
agricultural value for farming Land use replations proposed for theareas should seek
to encourage continuation of agricultural activities by protectinr them from encroachment
of incompatible uses The preservation ofthe rural qricultural character ofthe town also
weighs heavily on allowable development in these areas J

Much ofthe low tomoderate density areas lie within desipated State Aplcultural
Districts Being designated as such imposes e fonowing benefits and constraints on

development

1 land wiD be uesaed only for its agricultural punuita unless it is converted
into anon apicultural use The State Board ofEqualization and sel8Dlent
establishes the proper agricultural value

2 local rovernments are restricted from enacting local law which would
unreasonably restrict or regulate farm strUctur8s or practlCII within the
district

3 the exercise ofthe power ofeminent domain by the State or localpvemment is

considerably restricted

4 no special public service districts for sewer water lighting or non

apicu1tural draine PUrp08 may impose benefit use8sments or ad valorem
levies on land used for apiculture production when located within an

agricultural district and

6 a penalty for the conversion of land within the district from apicu1tura1 use to

any other use is stipulated in the 18w
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In addition any other land parcel located outaide an established State Apicu1tural
District 01 ten acres or more in size caD receive a pecial ent under the law in

return for being committed to airiculture for aperiod 01 eight ears 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

Environmental considerations for the low to moderate density area iDclllde soils

which ari almost entirely c sified as primary and lecondary qri tural quality
PriJnar1 0Ba have high fertility adequate drainap adequate depth to bedrock and

gradual slopeL Secondary soils are high Yielding when properly drained and are without

sipificant areas with aever lope urface bedrock soil and slope instability including

slippage or erodibility and have limited floodinr potentialsWater supply potentiala in

the low to moderate density area rance from pnerally rood to low yielding but most is

suitable for irrigation and livestock water supplies

Appropriate land use for these areas include agricultural uses gardening and

fanning offield crop row crops orchards truck gardens plant nuneries pastures and

fields keeping of farm animals poultry and other domestic animals farm tands for

the retail sales of farm products produced on the premises farm dwellinp forest

management activities kennels or veterinalJhospitals and home occupations
Conditional uses might include regulated earth material removal clustered single family
detached homes campgrounds and public or private facilities for non intensive outdoor

f recreation

bLowDensity Areas

Low density areas contain some ofthe most enviroDJllenta11y enaitive andor

1 visually significant lands in the Town Within the low density are the retention of

forest cover should be eneouraced Development which oceun within these areas should be

sensitive to the rural nature ofthe district and preserve open space and forest cover

i
Tbe environmental constraints of low density areas place moderate to evere

limitations on site development These limitations include areu with lIVen lopin

excess of15 Ifaclient areas with bedrock exposed or near the surface and areas with the

potential for sinkhole formationa All 01the lands in this district have minimal water

supply resources There are nljnim l nrface aquifer deposits and bedrock water supplies
are renerallylow yielding and likely tobe contaminated with high levels or ulfur andor

other naturally occurring lfOuod wa pollutants

Low density areas contain some ofthe best mature forest stands in the Town These

areas are prominently visible from other portions 01the TOWD and County due to the drastic

elevation chanofthe Helderbeu Escarpment The protection ofthe visual quality is

paramount to preservinl rural character and unique scenic and cultural features which

Kive the Town ita identity

Acceptable development included only activities that will have limited impact on

the natural condition ofthe district

U S Department ofAgriculture SOU Coneervation Service Standarda
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Av e deD8ity development andor open space provisions mould be encouraged
ill theareas In addition DODeCommercia1 timber cuttin requirements deaiped to

preserve aiatiDc lorest cover mould apply

S OVERLAYAREAS

Reeource CcmeMfttiOll Overlay

The purpose ofa ResOUrce Qouervation Overlay ia to protect ft8aiJe ecolopca1
systems vulnerable areas ad areas 01 uriique natural or scemc va1ue from deVelopment
or us which adversely dietwater quality productive or unique wildUfe and aquatic
habitat biotic tema ecolorical relationlhipa or ICeDic adnatural valueor which
would create unreasonable risks to the pubUc ety and welfare To accomplish this
purpose productive uses within the overlay area would be limited to th088 compatible with
natural enviroDDlental conditions

In all the density areas 1iated previously lands aiat contaiDin envirODDltDta1
limitations which severely biDder lite development Thelimitations include areas with

severely steep or extremely level toporraphy exposed bedrock atornlU the sunace
UJl8uitable soils for standard p c Iystem desiln and hichly 8118C8ptible toerOsion In
addition many areas contain wetlands and floodplains as weD dense forest cover

Much ofthe area possesses unique visual quality and have ciated cultural value

Development tbin the Resource Conservation Overlay areas should include only
activitiu which minim disturbance of natural features includin forest cover streams

and water bodies Suitable uses include nature preserves public paru wildlife
sanctuaries limited forest management and agricultural activitiu and very low density
residential development Lure ubdiviaioDa which do not preserve aipificant amounts

of open pace and which require aculive clear cuttin and earth movement for roads
wastewater disposal systema and buildillr lites are incompatible

4 COMMERC AND L1GBTINDUSTRIALAREAS

Runl ColDIIIeICial Are

The purpose ofthe Rural Commercial areas is to provide select areas in the Town
where retail and service buain depend ton automobUe borne cuatomen and

primarily tor the convenilDC8 of the neirhborhood residents may be located Key cross

roads outside aistin hamlet areshould be coll8idered for runl co ercia1 anas

Site plaJUling and buildin designs must consider traffic flow parkin buildiDl
orientation landscapin drainaand other similar factors

Appropriate land U888 for the Rural Commercial areu include retail buain sses

protessional omclI ptacu 01 indoor assembly cOnvenient stores banks penonal
MMees nch ubarber and beauty shops Conditional UIII might include automobBe

filling stationl and eatin and drinking establishments
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be Commercia1Areaa

The purpose ofthe Commercial Areas is to provide areas for the locationof

businesses which are dependent on automobile borne customers IIIld which require large
parking eas to be successful The standards ofthis district are intended to allow

commercial uses while requiring controlled highway access good quality site design and

prote on of cijacent re dential property

Appropriate uses for the Commercial District would include hotels motels or inns

eating and drinking places drive in restaurants places of indoor assembl amusement

or culture retail stores arts and crafts studios profeuional offices office buildings and

business offices lumber and building material dealers building and construction

contractorS provided there is no exterior storap of materials or equipment Visible from a

public street or abutting property gasoline service stations veterinary facilities d

kennels mortuary or funeral parlors academic institutions and campuses

cLigbt Industrial and Manufacturing Areas

r

The purpose of Light Industrial and Manufacturing Areas is to set aside areas of

the Town for development ofmanufacturing and processing facilities and to protect these

areas from encroachment of noncompatible land uses including residential and

commercial uses Locations for these areas take advantage ofexisting transportation
facilities and the most logical and economically feasible areas for expansion of future

municipal sewerage facilities

Planned development clustering should be promoted which would provide a

framework for grouping buildings on portions oflarge parcels while preserving open

space and environmentally sensitive areas within the confines of a project

Design standards should require mujmum attention to proper site desip
including the location of structures and parking areas proper ingress and eeress

development ofinternal street systems architectural design landscaping and

compatibility of IIIlY proposal with native foliage soils topography and drainage patterns
Standards should also r ognize the need to miticate visual intrusions and nuisances

upon adjacent residential areas It is intended that existing foliage and natural features

be retained and enhanced in relation to sites as weD as the surrounding area

Allowable land uses for this district would include light industriallllld

manufacturing involving the packaemg assembly or distribution offinished products
from previously prepared material and related office and showroom activity bakeries

bottling printing and publishing pharmaceuticals machine shops precision
instruments watchmakers musical instruments toys and sportinr roods pottery and

ceramics using only previously pulverized clay wood products jewelry assembly of

electrical components canteen aervices and tool and die shops Light industrial
manufacturing uses do not include the processing of raw materials or salvap Office and

showroom space associated with the types of land uses mentioned above will also be

considered appropriate provided potential conflicts between visitor and operatio s traffic

are minimized parking and traffic circulation patterns are fully considered IIIldsafety
huards are identified and minimized Site plan and special use permitting win be

necessary for these forms ofmixed use
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Comprehensive Land Uie Map I

A Comprehensive Land Use Map ofthe Town ofNew Scotland mustratinr the placement of
the proposed density limits follows

1
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