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Section __:  Existing Conditions  (Revised Draft – November 29, 2011) 

Introduction  
 
The New Scotland Hamlet Study Area is the area at the junction of Route 85 and Route 85A, a major 
gateway into the Town of New Scotland.  The Study Area includes the commercial zoning district 
which extends from the Town of Bethlehem line almost to the Village of Voorheesville line.  This area 
is made up of residential, commercial and professional uses.  It is home to a number of locally-owned 
and operated businesses including Stonewell Plaza (a small strip center), Long Lumber, Our Family’s 
Harvest farm stand and nursery, Emma Cleary’s Café, Tasti-Treat ice cream, In-Town Self Storage, 
New Scotland Auto Center, Olsen’s Nursery / Ace Hardware and Falvo’s meat market.  More recent 
commercial development includes a Stewart’s, a 10,000 square foot medical building; an expansion of 
Olsen’s nursery; redevelopment of Blackbird Prime Properties, and Corner Gateway, a business 
support center.  There is also the former “Big Box” restaurant and the Sabre offices located on Route 
85.  A senior housing project is currently under construction within the Study Area.  The secondary 
area of interest is the residential area to the north which provides linkages to the Village of 
Voorheesville and the Albany County Rail Trail.  The Town of New Scotland is composed of a number of 
historic hamlets; in addition to New Scotland these include the hamlets of Clarksville, New Salem, 
Unionville, and Feura Bush.   

The New Scotland Hamlet Study Area includes lands in the vicinity of the junction of NYS Route 85 and NYS Route 85A.

Figure 1. The New Scotland Hamlet Study Area
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The Town of New Scotland is a rural residential community only miles from the City of Albany and 
adjacent to the suburban towns of Guilderland and Bethlehem.  The estimated population for New 
Scotland is just under 9,000 with the majority of the residents living in the northern part of the town 
in and around the Village of Voorheesville.  New Scotland is home to many that travel to and work in 
the City of Albany, including many employed in government, universities and hospitals.    

A community’s existing conditions analysis provides an important foundation for making 
recommendations further along in the study process.  This analysis relied primarily on information 
received from the Town of New Scotland, the U.S. Census Bureau, the Capital District Regional 
Planning Commission (CDRPC), the New York State Department of Transportation, and in some cases 
data that has been collected by the Capital District Transportation Committee (CDTC).  This Existing 
Conditions Assessment is intended to provide a snapshot of New Scotland today.   

Outlined below are some indicators that illustrate the existing conditions and trends for the Town of 
New Scotland and the Capital Region as a whole.  The information will be used to build a foundation 
for the Hamlet Master Plan and the community may use the information as a tool to guide future 
decision-making, as well as benchmarking and measuring success, as the Plan is implemented.   

 
Demographics  
 
This narrative presents a summary of the general demographic characteristics of the Town of New 
Scotland.  This data provides a snapshot of the Town’s population right now and insight into trends 
that may affect future development.  The primary sources of this information include the U.S. Census 
Bureau and the Capital District Regional Planning Commission. 

Key Findings / Highlights 
 

• The population has increased less than 1% from 2000 to 2010 and is expected to continue 
growing relatively slowly compared to surrounding suburbs. 

o Population within the study area has decreased approximately 7% from 2000 to 2010.   

• The senior population is steadily growing while the school-aged population is falling.   

• The Town’s median household income is higher and its unemployment rate is lower than Albany 
County as a whole. 

Population 
 
As shown in Table 1, the Town of New Scotland has grown by less than 1% since 2000; more slowly than 
the surrounding suburbs of Bethlehem and Guilderland and Albany County as a whole.  According to 
the CDRPC’s population forecasts (Table 2), the Town is expected to continue growing slowly through 
2040.  Historically, growth in the Town of New Scotland has occurred at a much slower rate than many 
other areas of the Capital Region, particularly its neighbors Voorheesville, Guilderland and Bethlehem.  
Generally, Albany County is growing much slower than Rensselaer, Saratoga and Schenectady counties.  
Within the study area the population from 2000 to 2010 actually decreased by approximately 7% from 
818 people to 761 people. 
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Table 1. Population Change (2000-2010) 

Year 
Town of 

New 
Scotland* 

Town of 
Bethlehem 

Town of 
Guilderland 

Albany 
County 

2000 8,626 31,304 34,045 294,565 
2010 8,648 33,656 35,303 304,204 

Change 22 2,352 1,258 9,639 
% Change 0.3% 7.5% 3.7% 3.3% 

*Includes the Village of Voorheesville, Source: U.S Census 
 

The Town of New Scotland is predominantly white 
(about 96%), making it much less diverse than Albany 
County which is 78% white.  The racial composition of 
the Town is highlighted in Table 3.    

Comparing 2000 and 2010 Census data (see Figure 2), 
the Town’s population seems to be getting older while 
the number of children and teenagers has decreased; in 
fact the median age in 2000 was 41.1 and in 2010 rose to 
45.2. This means residents value their community and 
want to stay, or “age in place,” rather than move to a 
retirement community or different state.  Recent data 
shows that older Americans want to stay in their homes 
as long as possible.  New development should be built 
according to universal design standards, allowing all 
people, regardless of physical abilities or disabilities to 
easily access buildings.  Although Census figures show 
the number of children and teenagers decreasing, school 
enrollment projections seem to remain level through 2013 (see Figure 3).  

Table 3. Race Comparison (2010) 

Race Town of New Scotland Albany County 

White 8,345 96% 237,873 78% 

Black or African American 54 1% 38,609 13% 

American Indian and Alaska Native 19 0% 654 0% 

Asian 96 1% 14,579 5% 

Native Hawaiian and Other Pacific Islander 6 0% 98 0% 

Some other race 14 0% 4,744 2% 

2 or more races 114 1% 7,647 3% 

Total 8,648 - 304,204 - 

Year 
Town of 
New 

Scotland 

Albany  
County 

2010 8,700  302,162

2020 8,798  307,201

2030 8,925  311,707

2040 9,079  316,197

Change 379  14,035

% Change 4.2%  4.4%

Table 2. Population Forecast (2010-2040)

Source: CDRPC
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The U.S. Census Bureau projects that 64 million people will be over 65 by 2025.  This is the fastest 
growing segment of the U.S. population.  In the Capital Region, the baby boom generation accounts 
for about 27% of residents and the need to improve the transportation system for senior mobility is 
urgent.  Older drivers find roadways difficult to navigate and increasingly become dependent on 
transit and walking.  This growing population must be considered in future Town planning, especially 
in the hamlet area where there will be more opportunities for recreation, shopping and walking.  
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Figure 3. Voorheesville Central School District Enrollment Projections 

Source: Capital District Regional Planning Commission  
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Population Density 
 
Overall, the Town of New Scotland is a 
rural community that has experienced 
modest residential growth in the hamlet 
area.  Population density in the Town’s 
Census Tracts ranges from 102 to 113 
persons per square mile.  By comparison 
the Village of Voorheesville (which is the 
third Census Tract in New Scotland) has 
a population density of approximately 

1,330 persons per square mile. The 
neighborhoods north of NY 85 are 
generally denser than those that are 
south of NY 85.  Anecdotally, most new 
development that has occurred in the 
Town has been north of NY 85. Based on 
2010 Census Block data the population 
density within the study area is 
approximately 340 persons per square 
mile. 

Income 
 
According to the U.S. Census American Community 
Survey 5-year estimates from 2005-2009 the median 
household income in the Town of New Scotland is 
$69,950, compared to Albany County’s median 
household income of $55,350 (Table 4).  A relatively 
low percent of the population in the Town is living 
below the poverty level (6.4%)1.  Albany County, as 
illustrated in Table 5, has nearly double the percent 
of its population living below the poverty line 
(12.4%). 

Commercial Activity and Employment  

Table 6 shows the levels of employment and 
unemployment for 2005-2009.  The Town of New Scotland has a slightly lower unemployment rate than 
Albany County.  Table 7 illustrates the types of occupations that residents are estimated to be 
employed in.  The majority of employed workers hold jobs in management, professional and related 
occupations (56.7%) and service occupations (27.2%).  Despite the rural character of the Town, 0% of 

                                                             
1 The U.S. Census poverty threshold for 2010 is based on household size.  For example, the poverty level for a one person 
household is $11,130 and a four person household is $22,314 (http://www.census.gov/hhes/www/poverty/data/threshld/).  

  
Town of New 
Scotland 

Albany 
County 

Individuals Below the Poverty 
Line 

6.4%  12.4% 

Table 5. Poverty (2005-2009) 

Source: U.S. Census 

  

Town of 
New 

Scotland 

Albany 
County 

In Labor Force  4,637  160,213 

Employed 
4,450  150,676 

96.0%  94.0%

Unemployed 
187  9,364

4.0%  5.8%

Table 6. Employment (2005-2009) 

Source: U.S. Census 

Income 
Town of New 
Scotland 

Albany 
County 

Median household income        
(inflation‐adjusted dollars) 

$69,950   $55,350 

Per Capita income               
(inflation‐adjusted dollars) 

$40,322   $30,063 

Table 4. Income (2005-2009) 

Source: U.S. Census 



 Town of New Scotland NEW SCOTLAND HAMLET MASTER PLAN 

6 

residents were reported to be employed 
in farming, fishing and forestry 
occupations.  This is likely due to the 
data being an estimate based on a 
surveyed sample of the town, and most 
likely there were no farmers included in 
the survey. There are known working 
farms located within the Town 

 

Type 
Town of 
New 

Scotland 

Albany 
County 

Management, professional 
and related occupations 

4,450  63,219 

56.7%  42.0% 

Service occupations 
2,134  24,000 

27.2%  15.9%

Sales and office occupations 
373  42,440

4.8%  28.2% 

Farming, fishing and forestry 
occupations 

0  232 

0.0%  0.2% 

Construction, extraction and 
maintenance occupations 

505  9,093 

6.4%  6.0% 

Production, transportation, 
and material moving 
occupations 

387  11,692 

4.9%  7.8% 

 

Table 7. Occupation (2005-2009) 

Source: U.S. Census 
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Housing  
 
This section presents general housing characteristics and projects for the Town of New Scotland.  
Existing housing stock, household makeup and home values provide a snapshot of the Town’s character 
and also provide insight into housing trends that may affect the Town and/or surrounding communities 
in the future.  The primary source of information used to prepare this analysis is the U.S. Census 
Bureau.  

Key Findings / Highlights 
 

• There are approximately 3,700 total housing units in the Town of New Scotland. 

o Within the study area there are approximately 280 residential units with an additional  
90 approved units 

• The median home value in the Town is $224,400, Albany County has lower median values. 

• There is a 7% vacancy rate for residential buildings.   

• The majority of the housing stock is single-family, detached homes built before 1980.  There is 
also a mobile home park and a new housing development south of NY 85 which will include two 
family homes. 

Housing Characteristics  
 
According to Census data, which is displayed in Table 8 below, there are a total of 3,736 housing units 
in the Town of New Scotland - 93% of those units are reported occupied and 7% are vacant.  About 85% 
of the occupied housing units are owner-occupied whereas 15% are being rented.  The numbers reflect 
data available between 2005 and 2009, however there have been areas that have been subdivided and 
platted for new development, but new homes may not have been reported as of the time of this 
report. Based on an analysis of parcel data and in consultation with the town’s engineering consultant 
there are approximately 280 residential units within the study area and approximately 90 additional 
units have been approved, but not yet developed. 

Table 8. Housing Stock (2005-2009) 

  

Town of 
New 

Scotland 
Town of 

Bethlehem 
Town of 

Guilderland 
Albany 
County 

Total housing units 3,736 13,231 14,537 133,501 
Occupied housing units 3,475 12,785 13,897 122,525 
  Owner-occupied 2,939 9,863 9,576 73,507 
  Renter-occupied 536 2,922 4,303 49,018 
Vacant housing units 261 446 658 10,976 
Vacanty Rate 7.0% 3.4% 4.5% 8.2% 

Source: U.S Census  
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The town’s housing stock consists of 
mostly single family, detached houses 
with a modest number of multi-family 
or apartment buildings.  As illustrated 
in Figure 4, the Town experienced the 
most growth between 1960 and 1979 
when almost 31% of the town’s total 
current housing was being built.  
There are a large number of historic 
homes as well, with almost 30% of 
homes built prior to 1940.  While in 
some communities the age of these 
homes would be a concern, in the 
Town of New Scotland they are well 
maintained and add to the 
community’s identity.  The forms and 
patterns of both historic and newer 
homes will be evaluated later in the 
planning process to assist the 
community in determining where and how to grow in the future.  These forms and patterns will also 
help determine design guidelines in the hamlet so it continues to develop in a manner that is 
consistent with its special character.   

The median home value in New Scotland is $224,400, which is higher than Albany County home values 
at $192,500 (Table 9).  According to Census data, the median monthly housing costs for mortgage 
owners was $1,705, non-mortgaged owners $626 and renters $794.  Of renters, 25% are spending 
greater than 30% or more of household income on housing.  The Housing Affordability Index suggests 
that housing is considered “affordable” if it costs 30% or less of household income. 
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Figure 4. Year Structure Built (2005-2009) 

Source: U.S. Census

  

Town of 
New 

Scotland 

Albany 
County 

Median home value 
(dollars)  $224,400  $192,500 

Table 9. Median Home Values 

Source: U.S. Census 
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Figure 5 illustrates the number of building permits issued in the Towns of New Scotland, Bethlehem, 
and Guilderland from 2005-2010.  In New Scotland, there was a clear drop off in building permits in 
2008, when the recession was having the greatest impact on construction and real estate.  The Town 
of New Scotland seemed to gradually rebound whereas building permits in the surrounding suburbs of 
Bethlehem and Guilderland have continued to drop off or level.  New Scotland has varied from 2% to 
8% of the County building permits in the last five years.   

Figure 5. Building Permits (2005-2010) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: CDRPC receives this information from the U.S Department of Commerce, Bureau of the Census, Construction Statistics Division 
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Mobility/Transportation  

To assist the Town of New Scotland and its residents in developing a Hamlet Master Plan it is 
important to understand the current condition of the study area transportation system as it relates to 
the accommodation of all modes of travel: motor vehicle (including trucks, public transit and school 
buses), bicycle, pedestrian; and the relationship of this system to surrounding land use activities.  
Understanding the current capacities, limitations, and gaps of this system will help shape what is 
possible in the future and determine, at a conceptual level, improvements needed to support the 
future community based vision of what the hamlet study area can become.  

This section describes the current characteristics of the various roadways and other transportation 
system elements within the study area and includes information on traffic volumes; roadway 
characteristics; motor vehicle crashes; level of compatibility between major roadways, their access 
characteristics and surrounding land uses; and a description of system elements in terms of ability to 
accommodate pedestrians and bicyclists comfortably and safely.  

Key Findings / Highlights 
 

• The two main roadways serving the study area are owned and maintained by New York State.  
These urban minor arterials and urban collectors serve as both commuting routes for travelers 
within and outside the Town of New Scotland to jobs or activities elsewhere in the region, and 
as main roads and potentially as main streets within the New Scotland Hamlet area.  

• Roadways within the study area serve a mix of land uses, with commercial uses concentrated 
around the intersection of NY 85/NY 85A and primarily residential uses adjacent to both 
roadways moving away from this intersection and outside the study area.   

• These roadways serve the current, relatively low intensity, surrounding land uses and through 
traffic well in terms of motor vehicle level of service and safety.  The amount of motor vehicle 
travel has remained relatively constant over the past decade.     

• Both NY 85 and NY 85A have surplus capacity under traffic current conditions; the current 
capacity or Level of Service (LOS) for the roadway sections and intersections along NY 85 and 
NY 85A within the study area are well within acceptable ranges for typical arterial roadways.   

• Residential LOC (level of compatibility) ratings are poor where residential use/traffic conflict 
occurs along NY 85 on the eastern edge of the study area and within Slingerlands, and along the 
short segment of NY 85 between CR308 and NY 85A. On NY 85A, LOC ratings are also poor 
where residential dwellings are clustered near the intersection of NY 155.   

• Walking on the main routes within the study area using narrow shoulders alongside travel lanes 
where vehicles are moving at or over the speed limits of 45 and 40 mph most likely discourages 
pedestrian activity.  However, land uses along the roadway in this area attract pedestrians.   

• Bicycle level of service analysis and walkability surveys (lack of sidewalks and pedestrian 
signals at NY 85/NY 85A) give the area poor marks.  
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• Despite the low Bicycle Level of Service scores, roadways within the study area are known as 
popular recreational rider and cycling club routes.  

• The ability to add roadway capacity and/or to provide future standard bicycle and pedestrian 
accommodations in some areas along main routes (NY 85 and NY85A) is somewhat constrained 
due to limited Right- of-Way width, as well as the proximity of adjacent structures and the 
location of utilities.  

• The Albany County Rail Trail presents a future opportunity for accommodating pedestrian and 
bicycle travel (both commuting and recreational) across a section of the study area.  

• Transit service is seen as an asset to the study area providing an alternative to 
driving/enhanced mobility for those without access to a car.  However due to the poor 
pedestrian and bicycling environment, limited frequency and timing of service as well as 
current lack of bus stop amenities, taking transit may not be an attractive option for some 
potential riders, with ridership decreases in recent years. 

Roadway Network  

The roadway network within and adjacent to the study area includes two New York State highways: NY 
Routes 85/New Scotland Road and 85A/Maple Road; an Albany County highway: CR 308/New Scotland 
Road South) and local Town-owned roads.  

As the map on the next page illustrates, both New York State routes are functionally classified as 
Urban Minor Arterials with NY 85/New Scotland Road’s classification changing to an Urban Collector 
west of its junction with NY 85A/Maple Road. CR308/New Scotland Road South is also classified as an 
Urban Collector.  The functional classifications of these roads are further described below: 

• NY 85 and NY 85A:  These two NY State routes are classified as Urban Minor Arterials, defined 
as roadways that “should interconnect with and augment the urban principal arterial system 
and provide service to trips of moderate length at somewhat lower levels of travel mobility 
than principal arterials”  (Source:  NYSDOT Functional Classification Memo, 2000).  Both NY 85 
and NY 85A provide connections to adjacent municipalities to the north, east and west: Route 
85 connects New Scotland with municipalities to the west (Berne, Middleburgh, etc) and east 
(Town of Bethlehem to the City of Albany), while Route 85A provides a connection northward 
to the Village of Voorheesville and to the Town of Guilderland via NY 155 which intersects it at 
a roundabout near the northern limit of the study area on the outskirts of the Village.  Each of 
these state highways serves as both a commuting route for travelers within and outside the 
Town of New Scotland to jobs or activities elsewhere in the region, and as a main road and 
potentially as a main street within the New Scotland Hamlet area. 

• NY 85 west of NY 85A and County Route 308:  Urban Collector roadways such as NY 85 west of 
NY 85A and CR 308 (New Scotland Road South) also provide both “land access service and 
traffic circulation within residential neighborhoods, commercial and industrial areas.”  Urban 
collectors extend into residential neighborhoods and distribute trips to and from arterials.   
(Source:  NYSDOT Functional Classification Memo, 2000) 
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Within the New Scotland Hamlet study 
area, NY 85 is approximately 1.5 miles in 
length with one signalized intersection at 
NY 85A (Maple Rd).  According to the 
NYSDOT Pavement Condition Report, this 
roadway consists of two 11 foot travel 
lanes and generally up to 3 foot shoulders 
throughout the study area (between NY 
85A and Swift Road the shoulders vary with 
limited sections having up to 4 foot 
shoulders); it should be noted that in some 
sections on-site observations indicate the 
shoulder is significantly more narrow (i.e. 
0 to 1 ft) than the overall segment 
estimate of 3 - 4 feet.  The pavement 
condition has been scored by NYSDOT as a 7 which means it is considered to be in good condition with 
surface distress beginning to show.  

The speed limit on Route 85 within the study area is primarily 45 mph but changes to 40 mph near 
1862 New Scotland Road (toward the eastern boundary of the study area/Town of Bethlehem line). 
There is a short section of sidewalk on the south side of the roadway, east of the NY 85A intersection 
but no other pedestrian facilities; an easement for a future sidewalk exists at the front of the Stewarts 
property.   

The narrow shoulders and 45 mph speed limit, along with the lack of a sidewalk network negatively 
impact the pedestrian and bicycling environment within this area. However, there are land uses along 
the roadway in this area that attract pedestrians and it has been noted that people are often seen 
walking on the shoulder between Stewarts and residential uses, such as the mobile home park, on the 
south side of NY 85.  

Within the study area, NY 85A is approximately 1.75 miles in length with one signalized intersection at 
NY 85 (New Scotland Rd).  This roadway consists of two 10 foot travel lanes and 3 foot shoulders.  
There is some rolling terrain, and curves both east and west of the signalized intersection as can be 
seen in the Functional Classification Designations Map, resulting in some sight distance concerns.  
According to the NYSDOT 2010 Pavement Data Report, the pavement condition has been scored a 6 or 
Fair, meaning surface distress is clearly visible. The speed limit on NY 85A within the study area is 
primarily 45 mph but changes to 30 near the Village of Voorheesville. 

Table 10, summarizes information about the existing conditions of the roadway network in the New 
Scotland Hamlet study area.  More detailed explanations for the various roadway characteristics listed 
on the table follow.  



 Town of New Scotland NEW SCOTLAND HAMLET MASTER PLAN 

14 

Table 10.  New Scotland Hamlet Roadway Network:  Existing Conditions 

  

NY 85/New 
Scotland Road 

NY 85A/          
Maple Road 

CR 308/New 
Scotland Road 

South 

Other Roads: Hilton, 
Upper Font Grove 

Functional Class 
Minor Urban 

Arterial/Collector 
Minor Urban 

Arterial 
Urban 

Collector 
Local  

Geometry 
two 11 ft travel 
lanes /3 - 4 ft 

shoulders 

two 10 ft travel 
lanes/3 ft shoulders 

two 10 ft 
travel lanes/ 4 

ft shoulders 

Hilton Rd: two 10 - 11 
ft. travel lanes/no 

shoulders; Font Grove 
Rd two 9 ft travel 

lanes/1-3 ft shoulders 

Posted Speed Limit 45 mph 45 mph  45 mph  
Hilton Rd: 40 mph 
Font Grove Rd: 30 
mph near NY 85  

Traffic Volume 
(Annual Average 
Daily Traffic est.) 

9330 (east of NY 
85A)/              

5980 (west of NY 
85A) 

6930 1900 NA 

Bicycle Level of 
Service  

D/E E NA NA 

Pedestrian Facilities 
limited shoulder 

space/short segment 
of sidewalk 1 side 

No sidewalks/       
limited shoulder 

space  

No sidewalks/   
limited 

shoulder space  
  

Access/Level of      
Compatibility (LOC)  

Residential LOC = D   
(CR308 to NY85A) 

Residential LOC = D   
(NY 155 to Hilton 

Rd) 
NA NA 

Bus Service 
CDTA Route 19 

(turns onto NY 85A)  
CDTA Route 19 none none 

Percent Heavy 
Vehicles (Trucks) 

6% 6% NA NA 

Avg. Annual No. of 
Crashes         

(1/2007-11/2010) 

NY 85(east of Swift 
Rd to Mason Ln): 

11/yr 

NY 85A(NY 155 to 
NY 85):            

6/yr  
NA NA 

Additional Notable 
Features 

      

Albany County Rail 
Trail crosses Hilton 
Rd.and Upper Font 

Grove Rd.  

Source: NYSDOT, CDTC 
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Traffic Volumes/Mainline Level of Service  

NY Route 85 (New Scotland Road): Average Annual Daily Traffic (AADT) volumes (AADT or average 
annual daily traffic is defined as the bi-direction traffic count representing an average 24-hour day in 
a year) have stayed fairly consistent for the past decade from approximately 9,100 vehicles per day 
east of the NY 85A intersection to approximately 3,100 vehicles per day west of the intersection 
toward New Salem, as tallied by the NYSDOT using automatic tube counters.  (See Figure 6 below).  
(Note:  The 2011 manual turn count daily traffic estimate for the section west of the intersection is 
higher as this count was taken directly at the intersection of NY 85/NY85A whereas the NYSDOT tubes 
were placed approximately 2 miles to the west).  

 

A note about bicycle and pedestrian traffic volumes: these data are not typically collected as part of 
traffic impact studies nor are they available for mainline roadways through standard sources, while 
such data is collected for motor vehicle traffic via NYSDOT automatic tube counts.  However, bicycles 
and pedestrians were counted as part of the manual intersection traffic turn counts conducted by 
CDTC.  In addition, both NY 85 and NY 85A are routes used for a regional bicycling club’s weekly rides.  
With respect to the PM peak hour manual intersection turn count conducted in March of 2011, there 
were 19 bicyclists counted.  A common traffic engineering rule of thumb that is applied to PM peak 
hour motor vehicle trips to convert them to average daily volumes is to multiply the PM peak hour 
total by 10.  If a similar rule of thumb were applied to bicycle trips, the resulting bicycling volumes 

Traffic Volume History
NY 85 (New Scotland Road) 
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would be much higher than the 19 in the PM peak hour indicates. This area is known for its popularity 
with recreational bicyclists.  Therefore, in an attempt to better capture the number of bicyclists using 
both NY 85 and NY 85A information on bicycling club rides was obtained.  According to data compiled 
at the request of CDTC, the Mohawk Hudson Cycling Club provided information on club rides that use 
all or parts of NY 85 and NY 85A on their ride routes.  In 2011 there were 7 different types of rides 
offered and 121 rides occurred for a total of 2,136 miles over these roadways.  Weekly rides occurred 
on Saturday, Sundays, Tuesdays or Thursdays.    

In terms of mainline or corridor segment Level of Service, NY 85 has maintained a high level of service 
related to mid-block capacity thresholds that compare the number of travel lanes with the estimated 
amount of daily through traffic as shown in the Figures 7 and 8  below.  Mid-block or mainline traffic 
conditions are evaluated by using guidelines established for CDTC’s regional planning work. Mainline 
highway capacity deficiencies are identified by comparing mid-block traffic volumes against estimated 
mid-block capacities. The working guidelines for arterial and collector roadway capacity used in 
CDTC’s regional STEP model are summarized in Table 11. These thresholds relate primarily to 
commercial areas; livability measures for residential arterials and collectors are diminished when daily 
traffic volumes increase. (See Level of Compatibility or LOC discussion below.) 

Figure 7. Traffic Count Data for NY 85 Eastern Segment - Junction 85A to NY 140 
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Figure 8. Traffic Count Data for NY 85 Western Segment - 85A West to 85A East 
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Table 11. CDTC STANDARDS/CRITERIA FOR HIGHWAY SYSTEM EVALUATION RECOMMENDED FOR USE IN 
REGIONAL SUBAREA AND TRAFFIC STUDIES: Mid-Block Capacity Thresholds  

 

 

 

NY Route 85A (Maple Road):  Average Annual Daily Traffic (AADT) volumes have stayed fairly consistent 
for the past two decades as shown in Figure 10 below.   
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Figure 10. Traffic Volume History for NY 85A (Maple Road) 

 

 

 

 

 

 

 

 

 

 

 

 

Similar to the findings for NY 85, in terms of mainline or corridor segment Level of Service for motor 
vehicles, NY 85A has also maintained a high level of service related to mid-block capacity thresholds 
as shown in the Figure 10 below.   

Figure 10. Traffic County Data for NY 85A - from NY 155 to JCT NY 85 
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Level of Compatibility – NY 85 and NY 85A  

The roadway network of a community is defined in terms of a street hierarchy. This hierarchy 
describes the principal use and/or intended function of each road. As described above, roadways 
classified as arterials primarily serve the through movement of traffic between communities. Local 
streets provide access to abutting land, such as in residential neighborhoods. Collector streets funnel 
traffic between the two, and usually serve a secondary land access function. When a street begins to 
serve more than its principal function, conflicts can occur.   

One type of conflict that can occur concerns access conflict with commercial traffic. Excess curb cuts 
and resulting driveway turn movements can interrupt traffic flow. As conflict between the primary 
function of a roadway as conveyor of through traffic and access to adjoining parcels increases, 
congestion and traffic crashes follow. This undesirable situation also limits the suitability of arterials 
for use by pedestrians, transit users, and bicyclists. Where problems either exist or are emerging, 
construction of too many more driveways could threaten the operational integrity of the corridor.    

From a quality of life perspective, the most notable conflict concerns the intrusion of through traffic 
into residential areas. Heavy traffic volumes and through traffic diminish the quality of residential 
living environments. Conflicts occur when through traffic uses local neighborhood streets, or where 
residential properties exist along streets that are intended to serve a through traffic function. For NY 
85 the concern with regard to residential traffic conflict occurs on the eastern edge of the study area 
and within Slingerlands.  There are also some concerns along the short segment of NY 85 between 
CR308 and NY 85A. On NY 85A, residential dwellings are clustered near the intersection of NY 155.   

The point at which traffic levels are perceived as a detriment to residential quality or commercial 
access, however, is difficult to measure and depends on the expectations and past experience of each 
individual. Using objective criteria developed from a number of sources, and based on traffic volumes, 
roadway function, and land use characteristics, analysis of the highway network can identify areas 
along the arterial and collector streets where traffic volumes are clearly in conflict with residential 
land use or commercial access. The CDTC has developed a Level of Compatibility (LOC) rating to 
measure these conflicts. This measure compares traffic volumes to the number of residential or 
commercial driveways per segment using the formula, AADT/average distance between driveways in 

feet to arrive at a residential or 
commercial conflict index. As shown in the 
Table 12 below, for traffic/residential use 
conflicts, the scale ranges from A, for 
which there is no conflict between 
residential uses and the level of traffic on 
the roadway, to F, for which continued 
residential use may not be possible. For 
commercial access conflicts, the scale 
ranges again from A, for which the arterial 
function is not affected by access, to F, for 
which either the access or through 
movement of the roadway is not functional.   
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Currently, there are few commercial driveways within the study area.  However, there are a number 
of commercial driveways clustered around the intersection of NY 85 and NY 85A, some of which are 
located in the functional area of this intersection, resulting in conflicts between driveway and 
intersection traffic. 

 

Bicycle Level of Service (BLOS) 

The level of service (LOS) for bicycle travel within the study area was estimated for the two main 
routes: NY 85 and NY 85A.  This measure is based on bicyclist perceived safety and comfort with 

Road Segment   Length 
(Miles) 

AADT 

(est. 
CDTC 
manual 
count 

2011) 

Residential 
Dways per 

mile 

Commercial 
Dways per 

mile 

Residential 
Conflict 
Index 

(AADT/Avg 
Spacing) 

Commercial 
Conflict Index 
(AADT/Avg 
Spacing) 

Residential 
Level of 

Compatibility 
(LOC) 

Commer‐
cial Level of 
Compatibil‐
ity (LOC) 

NY 85 Corridor (New Scotland Road)                 

Conrail to CR 
308 (New 
Scotland So Rd)   0.31  5980  5  6  5  7  B  A 

CR 308 (New 
Scotland So. 
Rd) to NY 85A 
(Maple Rd)  0.28  5980  25  13  28  14  D  B 

NY 85A (Maple 
Rd) to Upper 
Font Grove Rd  0.91  9330  5  8  10  14  B  B 

   1.5          

NY 85A Corridor (Maple Road)       

NY 155 (State 
Farm Rd) to 
Hilton Road  0.85  6930  26  0  35  NA  D  A 

Hilton Road to 
NY 85 (New 
Scotland Rd)  0.9  6930  4  2  5  2  A  A 

   1.75  6930                   

Table 12. Arterial Level of Compatibility (LOC) Index: Residential and Commercial 
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respect to motor vehicle traffic while traveling along a roadway and is useful for evaluating bicycling 
conditions in a shared roadway environment.  The most recent version of the Highway Capacity Manual 
2010 includes a BLOS2 measure adapted from an earlier version of the model developed by Landis3.  
Various roadway characteristics such as travel lane and shoulder widths, motor vehicle speeds and 
volumes, including the amount of heavy vehicle traffic, and the condition of the pavement are used in 
the tested traveler-perception model to calculate a Bicycle LOS score. The resulting scores generally 
range from 0.5 to 6.5 and are broken down into ranges corresponding to LOS A to F, with F 
representing a roadway with the highest level of discomfort and perceived danger to cyclists.   

See Table 13 for Bicycle Level of Service ratings for NY 85 and NY 85A.  Input data was obtained from 
NYSDOT.  The BLOS evaluation indicates that within the study area, both of these state highways rate 
poorly in terms of bicyclist perceived safety and comfort. 

Other roadways within the study area, including CR 308/New Scotland Road South, Hilton Road, and 
Upper Font Grove Road, also attract cyclists.  While the Bicycle Level of Service was not estimated for 
these roadways, due to their relatively narrow travel lanes and shoulders and posted speed limits of 
45, 40 and 30 mph, respectively, bicyclist comfort and safety will primarily depend on the amount of 
motor vehicle traffic using these roadways, as well as the condition of the pavement.   

Note:  Shoulder widths are based on NYSDOTs Pavement Data Report and are typical widths.  However, shoulder widths 
are not completely uniform within roadway sections; for example along NY 85 between Route 85A and Bullock Rd there 
are some areas where the shoulder is closer to 0 – 1ft in width.  In those areas application of the narrower shoulder 
width would result in a BLOS of E.  

                                                             
2 HCM2010, Highway Capacity Manual, Chapter 15/Two-Lane Highways, pp 15-36 to 15-38. Bicycle Mode, 
Transportation Research Board, Washington DC, 2010 

3 Landis, Bruce W. et. Al. “Real-Time Human Perceptions: Toward a Bicycle Level of Service” Transportation 
Research Board 1578, Transportation Research Board, Washington DC, 1997. 

Road  From  To 
Lanes 
per 

direction 

% 
Heavy 
Vehicles

Posted 
Speed Limit 

Travel 
Lane 
Width 
(ft) 

Shoulder 
Width 
(ft) 

BLOS 
Grade 

NY 85  Westover Rd  Route 85 A  1  5%  45  11  3  E 

NY 85  Route 85 A  Bullock Rd  1  6%  45  11  4  D 

Route 85A  NY 155 
Hilton 
Road 

1  6%  45  10  3  E 

Route 85A  Hilton Road  NY 85  1  6%  45  10  3  E 

Table 13. Bicycle Level of Service ratings for NY 85 (New Scotland Road) and NY 85A (Maple Road)
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Pedestrian Facilities 

The same roadway characteristics that impact Bicycle Level of Service affect the perceived level of 
comfort and safety for traveling by foot.  Pedestrian accommodation within the study area currently is 
limited to roadway shoulders and a very short section of sidewalk along NY 85, east of the intersection 
with NY 85A.  Sidewalks can be found along NY 85 from the Bethlehem/New Scotland boundary 
eastward into Bethlehem and along NY 85A from the Voorheesville/New Scotland boundary northward 
into Voorheesville.  Walking on the main routes within the study area using narrow shoulders alongside 
travel lanes where vehicles are moving at or over the speed limits of 45 and 40 mph most likely 
discourages pedestrian activity.  

It should be noted that the Albany County Rail Trail is located along the northern boundary of the New 
Scotland Hamlet study area; it crosses both Upper Font Grove Road and Hilton Road.  This trail is 
planned for use by both pedestrians and bicycles but funds for construction as a multi-use trail have 
not yet been secured by Albany County.  A portion of the trail is now open for pedestrians, and soon 
for mountain bikes, on a section of the trail in the Town of Bethlehem between bridges/road crossing 
areas.  

Public Transit 

Public transit is a vital component of a well-rounded transportation system.  Transit provides an 
alternative to driving, and in some cases is the only reasonable and affordable way to get to work.  

 

CDTA Bus Routes: Route 19 

– Voorheesville to Downtown Albany

Figure 11. Transit Service 
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The Capital District Transportation Authority (CDTA) runs bus Route 19 which connects the Village of 
Voorheesville, New Scotland along NY 85A and NY 85, Slingerlands, and Bethlehem’s Elm Avenue Park 
and Ride with downtown Albany.  Route 19’s path through New Scotland is illustrated in Figure 11.  
Transit service provides a benefit to people living and working within and adjacent to the study area 
by providing an alternative to driving and relieving the need to park a vehicle.   

Bus stops for the Route 19 service are located at various intersections within the study area, most 
notably NY/85/NY 85A and Hilton Road/NY 85A.  As noted elsewhere in this report, the pedestrian and 
bicycling facilities serving trips to and from bus stops within the study area are lacking: there are no 
sidewalks adjacent to bus stops and in some areas stops are located where the roadway is fronted by a 
drainage ditch.  There are no bus shelters at stop locations.  It is important to note that CDTA runs the 
transit service and maintains facilities they own, pedestrian and bicycle access to transit service is 
achieved through a partnership with adjacent road and site facility owners.   According to CDTA’s 
publication titled a Guide to designing and locating bus stops, “It is very important to remember that 
every bus rider is a pedestrian for a part of the trip. That is why special attention should be given to 
providing adequate pedestrian accommodations like sidewalks and crosswalks.” As noted in the CDTA 
Guide to designing and locating bus stops CDTA receives more requests for shelters than the funding 
available.  Consequently, installation of new shelters has to meet certain criteria related to ridership, 
whether a location is a transfer point, available right-of-way, and area demographics.  The CDTA guide 
also includes information relevant to rural stops which recommends that in rural areas stop location 
and design should “adhere to as many (urban/suburban) stop location standards as is practicable”.  

The Route 19 is currently an express or “commuter” route, limited to two runs in the morning and two 
runs in the afternoon peak travel periods.  It has been noted that both the morning and afternoon 

Table 14. 2009-2010 CDTA Route Performance

Source: CDTA 2011 Route Performance Report 
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peak runs do not mesh well with school transit times, making it difficult for those with school children 
to use public transit for their work trips; the lack of any mid-day trips may also be limiting the number 
of riders currently using Route 19.  Ridership data shown in Table 14 below indicates Route 19 has 
been losing ridership recently and falls below the productivity threshold CDTA uses to evaluate 
performance of express routes. Acceptable annual ridership thresholds vary by the type of service, 
with the threshold for express service at 30,000 riders/year.  For the 2009/2010 period, the Route 19 
carried just over 21,100 riders; with the number of riders per hour at 15.9 also below the acceptable 
threshold for express service which is 25 riders per hour.  

CDTA is currently undertaking Phase 1 of the Albany County Route Restructuring process; Route 19 was 
not included in this initial phase and will be examined for route changes next year after Phase 1 
changes have been implemented later in 2011.  According to CDTA, the purpose of the Albany County 
route restructuring effort is to “establish a new routing network that better aligns services to demand 
because where people live, work, shop and travel has changed dramatically over the years.”  Changes 
to routes are based on ridership data, future developments, and input from riders and residents. CDTA 
implemented similar route restructuring projects in Saratoga and Schenectady Counties over the past 
several years, resulting in increased transit ridership, even as revenues to provide realigned service 
were kept constant or “revenue neutral”. During Phase 2 of the Albany County Route Restructuring, 
area residents and transit riders will have the opportunity to provide input to CDTA on any proposed 
changes to Route 19.  One concept being considered is to combine Route 19 with Route 21 (Altamont 
Express) to create one commuter route and to add at least one additional morning peak and afternoon 
peak trip.  

Crash History 

Crash data summaries for NY 85 and NY 85A within the Study Area were obtained from the New York 
State Department of Transportation  (NYSDOT).  These cover the most recent three-year period 
available - January 2007 through November 2010.  Crash data summaries by severity are discussed 
below for non-intersection mid-block segments and for select intersections. 

Review of crash data for NY 85 (New Scotland Road) within the study area show that there were no 
bicycle or pedestrian crashes with motor vehicles during the analysis period (2007 – 2010) and that the 
overall crash rate is within range of Statewide Average rates for crashes on similar roadways.  In 
addition, most of the crashes occurred during dry conditions, with 26% occurring during the night and 
30% involving a fixed object (tree, utility pole, etc).  Driver inattention, unsafe speed, failure to yield 
right of way, following too closely, and animal actions were the most frequently cited contributing 
factors.  Rear-end collisions, overtaking, right-angle, and left-turn against were the most common 
collision types. 
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Table 15. NY 85(New Scotland Road) Non-Intersection Crashes 

    Crash Type 

Non‐Intersection Crashes 

NYS Route 85 (New Scotland Road)  Total  Fatal  Injury 
Property 
Damage 
Only 

Non‐
reportable 

Segments  

Just East of Swift Road to Youmans Road   8  0  3  1  4 

Youmans Road to NY 85A/Maple Road   4  0  2  2  0 

NY 85A to Just East of Mason Lane   26  0  7  13  6 

Totals  38  0  12  16  10 

Average Annual Crashes:   10  0  3  4  3 

Source: NYSDOT Safety Management Information System   
 

Table 16. NY 85(New Scotland Road) Intersection Crashes 
    Crash Type 

Intersection Crashes 

NYS Route 85 (New Scotland Road)  Total  Fatal  Injury 
Property 
Damage 
Only 

Non‐
reportable 

Intersections 

Youmans Road  1  0  0  0  1 

NY85A(Maple Road) tallied in  NY85A table  ‐‐‐‐‐‐‐ ‐‐‐‐‐‐‐ ‐‐‐‐‐‐‐  ‐‐‐‐‐‐‐‐‐‐‐‐‐  ‐‐‐‐‐‐‐‐‐‐‐‐‐ 

Heldervue Avenue  1  0  0  1  0 

Mason Lane  3  0  1  1  1 

Totals  5  0  1  2  2 

Average Annual Crashes:   1  0  0  1  1 

Source: NYSDOT Safety Management Information System   
 
Review of crash data for NY 85A (Maple Road) within the study area show that there were no bicycle 
or pedestrian crashes with motor vehicles during the analysis period (2007 – 2010) and that the overall 
crash rate is below the statewide average rate for crashes on similar roadways.  In addition, most of 
the crashes occurred during dry conditions, with 44% occurring during the night and 18% involving a 
fixed object (tree, utility pole, etc).  Driver inattention, unsafe speed, failure to yield right of way, 



 Town of New Scotland NEW SCOTLAND HAMLET MASTER PLAN 

27 

following too closely, and animal actions were the most frequently cited contributing factors.  Rear-
end collisions and right-angle and left-turn against were the most common collision types.  
 
Table 17. NY 85A (Maple Road) Non-Intersection Crashes 
Non‐Intersection Crashes  Crash Type 

NYS Route 85A (Maple Road) 
Total   Fatal  Injury  

Property 
Damage 
Only 

Non‐
reportable 

Segments 

NY 155 to Hilton Road  12  0  2  7  3 

Hilton Road to NY 85/New Scotland Road  12  0  2  8  2 

Totals  24  0  4  15  5 

Average Annual Crashes  6  0  1  4  1 

Source: NYSDOT Safety Management Information System   
 

Table 18. NY 85A (Maple Road) Intersection Crashes 

Intersection Crashes 

NYS Route 85A (Maple Road) 

Crash Type 

Total   Fatal  Injury  
Property 
Damage 
Only 

Non‐
reportable 

Intersections 

Apple Blossom Lane   1  0  0  0  1 

Hilton Road  3  0  1  2  0 

NY 85/New Scotland Road  6  0  1  4  1 

Totals  10  0  2  6  2 

Average Annual Crashes  3  0  1  2  1 

Source: NYSDOT Safety Management Information System   
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Intersection Performance  

Various data have been collected for key intersections within the study area as shown in Table 19 on 
the following page.  Among the information collected are manual turn counts tallied by CDTC in 2011 
and a Sidewalks and Street Survey facilitated by AARP and collected by Town resident volunteers in 
April 2010.  
 
In terms of intersection performance for the various modes, the NY 85 (New Scotland Road)/NY 85A 
(Maple Road) intersection currently functions well for motor vehicles, operating at a Level of Service 
(LOS) B during the PM peak hour.  The junction of these two state routes is the only signalized 
intersection within the study area.  CDTC staff conducted manual turn counts during the PM peak 
travel period as shown in Figure 12  below.  In addition to the motor vehicle traffic counted, there 
were 19 bicycles tallied during this one hour period.  No pedestrians were observed.   
    
Figure 12. CDTC Traffic Count of NY 85 and NY 85A Junction 

 

 

 

 

 
 
 
 
 
 

 
In comparing the 2011 manual turn counts for the NY 85 (New Scotland Road)/NY 85A (Maple Road) 
intersection with those done in 2007 as part of the Kensington Woods Environmental Impact Statement 
(EIS), Traffic Impact Study done by CME, turn count volumes have remained fairly constant.  The LOS 
analysis done by CME in 2007 concluded that under existing conditions the intersection operated at a 
level of service  (LOS) B in the PM Peak hour; with the addition of Kensington Woods housing related 
trips, by 2013 their analysis estimated that the LOS will remain a B for the PM Peak hour.  Using the 
2011 turn counts, CDTC staff calculated the current PM Peak Hour LOS as B as well.  
 
As noted in the intersection summary table below, there are no pedestrian facilities at NY 85/NY 85A.  
Signalized intersection pedestrian facilities typically include pedestrian signal heads and crosswalk 
markings.  Information on intersection characteristics relevant to walkability was collected as part of 
a 2010 Sidewalks and Streets Survey facilitated by AARP, a member of the National Complete Streets 
Coalition and collected by town resident volunteers in April 2010. This AARP Sidewalks and Streets 
Survey was developed in coordination with the Institute of Transportation Engineers, and resulted in 
numerous surveys being conducted around the Capital District. 
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Table 19. New Scotland Hamlet Intersections: Existing Conditions  

 Intersection 
NY 85/NY 85A  
(New Scotland 
Rd/Maple Rd) 

NY 85/CR 308  
(New Scotland Rd/New 
Scotland Rd South) 

NY 85A (Maple Rd) /Hilton 
Rd 

Geometry 

3 legs/one lane per 
direction on each 
approach (no turn 

lanes)  

3 legs/one lane per 
direction on each 
approach (no turn 

lanes)  

3 legs/one lane per direction 
on each approach (no turn 

lanes)   

Traffic Control 
Signal (WB right turn 
arrow); no pedestrian 

signal 

Stop sign controlled on 
CR 308 

Stop sign controlled on Hilton 
Rd 

Posted Speed Limit  45 mph  45 mph   45 mph  

Vehicle LOS   
B (= average delay of 
approx. 18 seconds) 

NA 

Unsignalized intersection: 
side street delay minimal 
according to Kensington 

Wood EIS (2007) 

Access/Level of        
Compatibility (LOC)  

Driveways within 
intersection functional 

area resulting in 
conflicts 

     

Bicycle LOS (on 
adjacent segments)  

D/E (west of 
intersection)/ E (east of 

intersection) 

D (on adjacent NY 85 
segment) 

E (on adjacent NY 85A 
segment) 

Pedestrian Facilities  None  None  None 

Intersection 
Pedestrian 

Friendliness Index 
/Walking Survey 

Results 

D/Fair   D/Fair  D  

Bus Service/Stops  CDTA Route 19   NA  CDTA Route 19 

Notable Features 

Wide turn radius WB; 
vehicle‐to‐vehicle and 
vehicle‐to‐pedestrian 

conflicts around 
Stonewell Plaza/ Bus 

Stops 

   Bus Stops 

Crash History  
6 during 39 month 
reporting period/         

1 injury 

None during reporting 
period 2007‐2010 

3 during 39 month reporting 
period/1 injury 
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In New Scotland, intersections surveyed included NY 85 and NY 85A as well as the intersection of NY 85 
and County Route 308.  Information collected noted that while the 85/85A intersection is a CDTA 
transit stop, there are no pedestrian accommodations, such as sidewalks or crosswalks, at the bus stop 
or leading to the intersection.  An abrupt pavement transition was noted at the road edge, there are 
no crosswalks on either road, and a turn arrow limits pedestrian crossing opportunities at the NY 
85/NY 85A intersection. While more qualitative, it was observed that drivers appeared to be speeding, 
not yielding to pedestrians, and were sometimes distracted (cell phones).  Also it was noted that 
drivers can enter/exit 85A at the commercial property at the northeast corner of the intersection and 
that this entry/exit point is too close to the main intersection. 
 
Similar problems were noted with the Route 308 intersection, where issues included lack of crosswalks 
and no sidewalks or shoulder.  Information collected cited that there is reportedly a fence and three 
traffic signs the create line of sight issues here and that the relative high speed (45 mph) (of passing 
traffic) makes crossing difficult; drivers were observed cutting the corner turning onto Route 308 
creating danger to both pedestrians crossing Route 308 and drivers entering the intersection from 
Route 308. 
 
Mode Choice 
 
It is important to note that according to the most recent data available from the US Census Bureau, 
motor vehicles remain by far the most common mode of travel for New Scotland commuters (Figure 
13) and vehicle ownership levels in New Scotland are high relative to those for the county as a whole 
(Table 20). 
 

Figure 13. Commute / Mode Share 
 
 
 

 

 

 

 

 

 

 

 

 

 

Town of New Scotland Commuters: Mode Share 
Source: 2000 US Census Data

Drove alone
Carpooled
Public transportation:
Bicycle
Walked
Worked at home
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Table 20. Vehicles Available (2005-2009) 

According to CDTC’s STEP regional transportation 
model, in the PM peak hour 25% of all driving trips 
arriving in the Town of New Scotland come from 
the City of Albany and 21% come from within the 
Town of New Scotland.  40% come from other parts 
of Albany County.  Rensselaer, Schenectady and 
Saratoga Counties together account for 11% of the 
PM peak hour trips arriving in the Town of New 
Scotland.  A large portion of these trips are 
residents of the Town of New Scotland returning 
home from work.  

 

Table 21. Origin of PM Peak Hour Trips 

PM Peak Hour Trips arriving in the Town of 

New Scotland from: 

City of Albany Total  25%

   Downtown Albany  10%

   Midtown Albany  5%

   Uptown Albany  9%

Town of New Scotland  21%

Town of Bethlehem  11%

Town of Guilderland (including Altamont)  12%

Colonie and Menands  12%

Knox, Berne, Westerloo  3%

Coeymans, Ravena  1%

Other Albany County locations  0.5%

Rensselaer County  5%

Schenectady County  4%

Saratoga County  2%

External to the Four Counties  3%

Total (after accounting for rounding)  100%

Source: CDTC STEP Model 

 

Vehicles Available 

Town of 

New 

Scotland 

Albany 

County 

None  2.1%  12.0%

1 Vehicle  26.4%  37.6%

2 Vehicles  47.6%  36.3%

3 or more vehicles  24.0%  14.1%
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Historic & Cultural Resources 
 
Key Findings / Highlights 
 

• The area now known as the Town of New Scotland was settled in the early 17th century but 
wouldn’t be established until April 25, 1832.   

• The Town’s earliest economy was based on agriculture.  New Scotland was the largest provider 
of hops to breweries in the City of Albany.  The Town’s most popular farm product was the 
“Bender Melon” produced on the Charles Bender Farm.  

• The single greatest impact on the town was the establishment of the railroad, which increased 
markets for farmers and other merchants.  

The earliest known settlment in New Scotland was by Europeans in the early 17th century.  In 1629, a 
patroonship was granted to Killian VanRensselaer by the Dutch West India Company.  A patroonship 
was a deeded tract of land that could span 16 miles in length on one side of a major river, or 8 miles if 
spanning both sides.  By the 18th century, settlers from Holland, Scotland, England and elsewhere 
began to settle and start farmsteads and after the American Revolution the population began to grow 
significantly.  Churches, which served as meeting halls and social centers, were erected in the hamlets 
throughout the area and by the early 19th century, schools were also being established in each of the 
hamlets.   
 
The Town of New Scotland was created by an act of the state legislature on April 25, 1832.  Before 
this, the town’s entire previous jurisdiction had been part of the Town of Bethlehem.  The early 
economy was based on agriculture.  Food crops from apples to fodder for livestock were grown.  
Interestingly, hops were harvested extensively for shipment to nearby breweries in the City of Albany.  
Many of the area’s still existing farms date back to this early period.  After the Civil War, New 
Scotland began to feel the influence of improved communication and transportation.  The single 
greatest impact on the town was the establishment of the railroad which allowed farms to send their 
goods to a much larger market.  
 
The Town of New Scotland now consists of 58 square 
miles and has grown from 2,030 people in 1835 to 
nearly 9,000 in 2010.  The villages and hamlets of the 
town include Clarksville, Feura Bush, New Salem, New 
Scotland, Onequethaw (Tarrytown), Unionville, and 
Voorheesville.  The hamlet of New Scotland was 
settled around 1765 by Scottish settlers, hence the 
name.  The West Shore Railroad established a line 
running through it in 1865 with a station in the 
hamlet.  New Scotland’s most famous farm product 
was the “Bender Melon,” produced on the Charles 
Bender Farm. 
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The New Scotland hamlet has a number of signficant historic landmarks.  One landmark, which still 
exists, is the New Scotland Presbyterian Church on New Scotland Road just west of the junction of NYS 
Rte 85 and 85A.  New Scotland Presbyterian Church was organized in 1787 and is the oldest church in 
the town, with the first building having been erected in 1791.  The present-day church (pictured 
below) was built in 1849.  There is also an old cemetery located on the west side of the church 
property.  The New Scotland Presbyterian Church was listed on the Historic Register in 2010. 
 
Figure 14. Presbyterian Church in New Scotland 

The current new Scotland Town 
Hall was formerly The New 
Scotland School, District No. 8 (see 
Figure 15 below).  The school was 
built in 1866 and prior the site was 
occupied by a log school since 
1804.  In 1952 the building ceased 
to be a school and was then 
renovated in 1957 for use as the 
New Scotland Town Hall.  Today, 
Town Hall is a focal point of the 
hamlet as well as the town.  It is 
not only the home of the town’s 
government activities but also 
serves as a community center and 
public meeting space.   

 
Figure 15. New Scotland School, District No. 8 pictured in 1920 

 
 

 

 

 

 

 

 

 

 

 

Source: New Scotland Historical Association 
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Land Use & Development 

Understanding the characteristics and patterns of the land and how the land, not only within the Study 
Area but throughout the Town of New Scotland, is currently used is a key element to crafting a Hamlet 
Master Plan.  Land is a finite resource, we cannot create more of it, so how we develop and/or 
convert land for different uses has a lasting, if not permanent impact.  New Scotland, like surrounding 
suburban and rural towns, is faced with development pressures.  Change is inevitable, but the pattern, 
rate, timing and location of that change can be managed, in part, by the community.  The question is 
not whether New Scotland will grow, but how it will grow and look. 
 
The land use and development summary below provides a description of the current zoning and land 
uses within the Study Area.  It will serve as a basis for building a future land use vision for the hamlet, 
which includes making choices about how and where future development should take place.   
 
Key Findings / Highlights 
 

• The Study Area is predominantly zoned [COM] Commercial.   

• The Study Area is largely a mix of vacant, residential and commercial land speckled with 
community service-type uses.   

• Three (3) major residential subdivisions have been approved in the last few years within the 
Study Area. 

Zoning 
 
Under the Town of New Scotland’s current zoning ordinance, most of the study area is currently zoned 
Commercial (COM).  This zoning district permits commercial development such as restaurants, office 
buildings, agriculture-farms and nurseries, municipal buildings, etc.  Some special uses include 
residential uses, shopping facilities and auto sales and service, all of which are currently located in 
 the commercial-zoned area.  As shown in Figure 16, lands north and east of the commercial zone are 
zoned Medium Density Residential (MDR), lands north and west of the commercial zone are zoned 
Residential Agriculture (R-A), and an area immediately south of the commercial zone is zoned 
Industrial (IND).   
 
Existing Land Uses  
 
The Study Area contains a mix of vacant, residential and commercial land speckled with community 
service-type uses.  The map below illustrates current land uses in the Study Area (See Figure 17).  The 
area around Youmans Road shown as “commercial” has been subdivided and developed with single-
family homes since the data was collected.     
 
Stonewell Plaza, at the corner of NY 85 and NY 85A contains various small businesses such as Pizza by 
Dominick, Something Olde Something New, and the Windowbox Café.  Across the street from the plaza 
is an auto sales and service center and Corner Gateway which contains a slew of business services for 
small, medium and home-based businesses.  Also along NYS 85 is the Sabre offices and facility, the 
closed Big Box restaurant, Olsen’s Hardware and Garden Center, a Stewart’s Shop and gas station, 
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Emma Cleary’s Café, a senior housing project that is currently under construction, and a few other 
small offices and businesses.  Falvo’s Meat Market is the only business within the Study Area located 
on NY 85A. 
 
The large vacant parcel east of NYS 85A is former agricultural land commonly known as the Bender 
Farm.  There is another large vacant parcel directly across the street on the western side of NYS 85.  
The only other agricultural land use currently in the Study Area is Olsen’s Hardware and Garden 
Center.  Over the past few decades, both the number of farms and land being farmed in Albany 
County, as well as the region as a whole, has decreased.  Factors that have contributed to farmland 
loss include a stressed agricultural economy, an aging farm operator population, increasing 
development pressures, and increasing property taxes.  The Study Area is not in an Albany County 
Agriculture District, but 2 of the 3 County Agriculture Districts lie within the Town of New Scotland 
because of its prime farmland conditions and soils. 

Figure 16. Zoning Map 
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 Figure 17. Land Use Map 
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Within the New Scotland Hamlet Study Area, three (3) major residential subdivisions have been 
approved in the last few years.  These include:  
 

• Country Club Partners – 42 units (Located on the northwest corner of the Colonie Country Club) 
• Stone Creek Estates – 30 units  (Located on Rt 85 behind the medical office building) 
• LeVie Farm – 18 units have received concept approval (Located south of Rt 85A at intersection 

with Hilton Road) 
 
While not within the study area, there is a large project adjacent to the study area, north of the 
former rail line off of Hilton Road, Kensington Woods, which is has 176 units and could have impacts 
on the study area. These projects have been approved but not yet fully constructed.  Sewer and water 
infrastructure information related to these and other potential developments/other areas of interest 
is discussed in more detail below.  
 
There are currently no public parks or recreational facilities within the Study Area.  However, just 
west of the Study Area is New Scotland Town Park which contains 2 ball fields and a tennis court.  
South of the Study Area, outside of the Town, is Fiver Rivers Educational Center; and just 5 miles to 
the east is Elm Avenue Park in the Town of Bethlehem.  The proposed Albany County Rail Trail, which 
will convert a 9-mile stretch of the old Delaware and Hudson Railroad between the Port of Albany and 
Voorheesville to a recreational trail, runs through the Study Area (Figure 18).  Once completed, this 
trail will be a tremendous recreational and transportation asset to the Town, enhancing quality of life 
and access for both residents and visitors.  The trail may generate recreation-based businesses or may 
inspire the creation of additional public spaces and parks close by.   

Figure 18. 
Future Albany 
County Rail 
Trail 
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Sewer & Water Infrastructure & Community Facilities  

Key Findings / Highlights 
 

• Sewer capacity is limited 

• According to the Town engineer, current information on the hydrogeology in the area indicates 
that there does not seem to be much potential for large scale water supply.   

• There are physical, fiscal and administrative constraints to providing additional public water 
and sewer infrastructure in and adjacent to the study area under current arrangements.   

The issue of planning for the provision of water and sewer infrastructure to serve existing, proposed 
and potential development within the study area has been the subject of discussion as well as various 
efforts over the years.  There are a variety of arrangements that currently exist to provide this 
infrastructure including facilities owned and operated by the Town of Bethlehem which provide supply 
or capacity either directly to study area land owners or to various water or sewer districts, some of 
which are then administered by the Town of New Scotland.   Ongoing infrastructure issues relate to 
current and needed future capacities, demand, ownership, funding and scale.   The Town of New 
Scotland currently has a Water Committee exploring these issues.  The information below was 
obtained through a variety of sources including the Kensington Woods DEIS, the Town’s Comprehensive 
Plan, with updated and more specific information being provided by the Town’s engineer.     
 
The discussion below is meant to be general in nature and to provide an overview of the existing 
sewer/water infrastructure and related issues within the study area and any known limitations or 
constraints that need to be considered in developing a conceptual Hamlet Master Plan for the area.   
 
Water Supply:  According to the Kensington Woods DEIS, there are two aquifer fed water districts 
relevant to the study area; including the Town of New Scotland’s Northeast Water District and the 
Village of Voorheesville system.   The location of these districts are shown in Figure 19.  There are also 
private wells serving properties within the study area.   
 
The Town of Bethlehem owns a variety of water lines of various ages and sizes along NY 85/New 
Scotland Road.   Within what is known as the “Permissive Service Area” according to the Town of New 
Scotland Comprehensive Plan Map dated 2006.  Properties within 150 feet on either side of NY 85 have 
rights to Town of Bethlehem water within this “Permissive Service Area” and those customers 
connected directly to the transmission main are billed directly from Bethlehem.  Properties outside of 
the “Permissive Service Area” must negotiate with the Town of Bethlehem on a case by case basis for 
access to Bethlehem water.   The Town of Bethlehem is currently in the process of examining aspects 
of potential installation of a new higher capacity water transmission main in this area.  One of the 
issues that will likely be considered relates to potential constraints presented by the limited right of 
way and easements currently along NYS Route 85 within the study area.  
 
The Heldervale Water District is located along/in close proximity to NY 85 near the Bethlehem Town 
line.  The Town of New Scotland administers this water district and purchases 20,000 gallons/day 
(gpd) from the Town of Bethlehem to supply water to properties that are part of this district.  This 
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Figure 19. Water & Sewer District Map 
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district has reached capacity under current contracts with the Town of Bethlehem; additional water 
supply could be negotiated for purchase under a new contract between the two towns.  
 
In addition to standard size transmission lines owned by the Town of Bethlehem along NY 85, there is 
also a series of lines of various sizes/capacities and ownership on either side of that roadway; there 
are also low capacity lines present for a distance on either side of NY 85A.  Lines under the road right 
of way may impact the ability to implement subsequent multi-modal transportation improvement 
concepts that are to be identified as part of this study.  
 
The Northeast Water District is located on both sides of NY 85A east of Route 155 and adjacent to the 
Village of Voorheesville.  This is a small system owned by the Town of New Scotland consisting of a 
well and a pressure tank with limited capacity; there are no fire hydrants. Currently the system serves 
132 homes; with the addition of the homes being added in the LeVie Farm subdivision (see below) 
there will be 150 dwelling units in this district and it will have reached capacity.  This system may 
eventually be abandoned as the 150 units would eventually tie into the Kensington Woods water 
system (see below). 
 
Sanitary Sewer:  The Heldervale Sewer district, composed of low-pressure forcemains that discharge 
to a gravity sewer located in the Town of Bethlehem for treatment at the Town of Bethlehem’s 
wastewater treatment plant, is also located along and in close proximity to NY 85 near the Bethlehem 
Town line.  This district is also at capacity under current contracts with the Town of Bethlehem.  
There is not additional capacity available in the Bethlehem sanitary sewer system without extensive 
system upgrades on the Bethlehem side.  This sewer system is constrained principally by the size of 
the sewer main (4”) along NY 85 within New Scotland. However, other options may exist for addressing 
sanitary sewer needs such as development of package sewage plants which require a stream for outlet 
of treated waste and which are typically associated with larger scale commercial or residential 
development projects, such as Kensington Woods.  
 
Sewer and Water Infrastructure Related to Upcoming Development:  

a) Stone Creek Estates is a residential development including 30 units of two-family housing contained 
in 15 buildings located south of NY 85 behind the medical office building.  This development has its 
water and sewer infrastructure in place and is part of the Heldervale sewer and water district.  
 
b) Another residential development, Colonie Country Club Estates is obtaining water from 
Voorheesville through an inter-municipal agreement.  Sanitary sewer is being handled by individual lot 
private septic systems as soils in this area are conducive to such systems due to their percolation 
properties.  The developer has obtained all required Planning Board approvals and is waiting on the 
housing market to begin construction for a 42 lot single family residential subdivision, likely to be 
completed within the next five years. 
 
c) LeVie Farm has received concept approval from the Planning Board for 18 single family residential 
lots; this number may be reduced as the project moves through the approval process.  Each lot will be 
served by public water from the Northeast water district and individual lot private septic systems.   
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Other areas of interest: 

• The Youmans Road Commercial Zone is an area that has seen fairly recent residential single 
family large lot subdivision development, with only a few lots being developed at any one time.  
This area has no public water currently and provision of public municipal water in this area, 
obtained from the Bethlehem transmission line, would be cost prohibitive and therefore 
subject to the NYS Comptrollers limit on the amount that can be charged.  A utility right-of-
way was maintained in the Colonie County Club Estates development for the possibility of 
connecting to the Voorheesville water system. This right-of-way was created with a width too 
narrow for a road as it is to serve as a utility ROW only. 

• Dwellings in the trailer park located on the south side of NY 85 are served by public water 
through an agreement whereby the owner of the park purchases water from the Town of 
Bethlehem.  Sanitary sewer is provided by an on-site private community-based system.  The 
total build out of the trailer park is 80 lots; there are currently between 40 and 50 lots. There 
is reportedly interest in connecting to a public sewer system in the future. 

• There is a large, mostly unused, parcel on the south side of NY 85, owned by the Stewarts 
Shops.  The property contains the headwaters of the Phillipinkill and would likely have limited 
further development potential; there are reportedly extensive federal wetlands in this area.  

• Several additional parcels of interest are located outside of the primary study area but abut 
parcels that front on NY 85, with those frontage parcels being served by public water and 
sewer.  Two of these are located behind Olsen’s Garden and Hardware; one of these parcels 
has access to Miller Road.  These parcels are owned by Olsen’s.   

• The Creekside Estates residential subdivision is also located south of the study area and is 
currently in concept review by the Town.  However, due to public water access issues the 
project has not moved forward in the review and approval process.  A constraint to connecting 
this development to the Heldervale water district is its location relative to the Phillipinkill 
ravine, which would need to be crossed to connect to the water district.  There is a thin lateral 
water line located on New Scotland South Road (CR 308).  The Town of New Scotland has asked 
the developer to explore creation of a water district off of New Scotland Road South as one 
option but there may be cost sharing issues that would have to be resolved.  Another potential 
option would for a partnership to be formed with other property owners of large vacant lots in 
the immediate area seeking to develop their lots to create a district off of NY 85 with the 
potential to connect to the Town of Bethlehem’s system.  

• A concept for a mixed residential and commercial development has been discussed in the past 
for a property on the north side of NY 85, east of NY 85A, owned by Baltis.  A concept was 
developed that included 125 units in a compact form, with provision of low income senior 
housing and a mixed-use building fronting on NY 85. In order to develop this concept a public 
sewer connection would be needed.  Based on the discussion above regarding the current sewer 
capacity issues related to the Town of Bethlehem’s system that serves this area, a connection 
to that system is unlikely. 

• Kensington Woods subdivision – this development, located immediately north of the study area 
will include construction of a package wastewater treatment plant that will be sized to service 
only the 169 lots in the subdivision; there will be no growth inducing impacts. This 
development will also utilize a 50,000 gallon/day water system, drawing from an aquifer on 
site, which will be constructed and maintained to serve the 169 lots.  The Town requested that 
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this system include an elevated water tank for fire protection purposes and piping in the 
direction of and for a future connection to the Northeast Water District which will eventually 
serve 150 units as mentioned above. According to the Town’s engineer, the understanding is 
that this system is not believed to be able to support much more than the future connection to 
the Northeast Water District’s 150 units  and some minor peripheral growth. 

 
The potential range of water supply needs and wastewater generation of various land use 
types/intensities contemplated for the hamlet master plan area should be reviewed and this 
information included in development of the draft plan as appropriate.   
 
According to the Town engineer, current information on the hydrogeology in the area indicates that 
there does not seem to be much potential for large scale water supply.   
 
As previously noted, there are physical, fiscal and administrative constraints to providing additional 
public water and sewer infrastructure in and adjacent to the study area under current arrangements.  
Options to provide expanded infrastructure range from a sewage treatment plant alternative to 
modular package plants; in both instances locations for treated discharge would be needed and any 
options developed would have to be consistent with town and state regulations, including the recently 
enacted NYS Smart Growth and Public Infrastructure Policy Act of 2010. 
 
In the absence of additional public system sanitary sewer capacity in the Study Area, on-site septic 
systems will be relied upon unless or until sewer infrastructure is developed here.  Development 
constraints, many of which are related to suitability for septic systems, are shown in Figure 20 below.   
 
Utilities/water/sewer lines within the right-of-way (ROW) along NY 85 may be a constraint to potential 
future multi-modal roadway improvements (i.e. sidewalks or widened shoulders for pedestrians and 
bicyclists), in addition to the current roadway and shoulder width and close proximity of some 
structures and the cemetery to the roadway.   
 
As shown in Figure 20, the study area is relatively free of development constraints.  In particular, most 
of the large undeveloped parcels to the northeast of the intersection of NY 85 and NY 85A appear to 
be generally suitable for development.  However, the drainage characteristics of soils provide another 
indication of their suitability for septic systems.  As shown in Figure 21, soils within the Study Area are 
mixed in terms of their suitability for septics.  Many of the large undeveloped parcels contain soils 
that are “somewhat poorly drained” and would therefore have some limitations for development 
without the provision of sanitary sewer infrastructure as mentioned above. New development must 
comply with NYS Stormwater regulations.  The recently revised NYS Department of Environmental 
Conservation’s Stormwater Management Manual, along with Albany County efforts and those of the 
NYS Environmental Facilities Corporation, will provide opportunities to employ green infrastructure 
techniques in the study area. 
 
Other Natural Features:  The Study Area straddles two watershed areas: the Vly Creek-Normanskill and 
the Vloman Kill.  Sections of the Vloman Kill and Phillipin Kill waterways are found in the vicinity of 
Youmans Road and south of NY 85.  Along these streams steep slopes can be found. 
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Figure 20. Development Constraints  
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Figure 21. Soil Suitability 
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Recent mapping related to the Town’s ongoing comprehensive plan update included information on 
water supply potential (see Figure 22). 

 

 

 

Community Facilities:  Several notable community facilities/assets in or adjacent to the study area 
include:  NYSDEC Five Rivers Environmental Education Center, the Whitbeck Preserve, the New 
Scotland Town Park, and the aforementioned planned Albany County Rail Trail. The Town Hall is 
located within the study area on New Scotland Road.  
 

Figure 22. Water Supply Potential 
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Summary of Existing Reports / Studies 

Behan Planning and Design reviewed existing reports that are related to the New Scotland Hamlet. 
These reports included:  

• Town of New Scotland Comprehensive Land Use Plan,  

• Residents Planning Advisory Committee (RPAC) Route 85/85A Corridor Development – 
Recommendations to the Town Board,  

• Traffic Impact Study - Kensington Woods, and  

• Commercial Zone Advisory Committee (CZAC) – Report and Recommendation to the Town Board 

There were some overlapping themes in the various reports. In terms of land use the reports indicate a 
desire to maintain the hamlet character and encourage mixed-use development.  Commercial 
development, while desired, should fit in with the hamlet in terms of scale, and should serve the local 
population – not be a regional draw. The comprehensive plan highlights the New Scotland Hamlet as 
being the most appropriate for new residential development, however the RPAC report indicates 
residents do not want condos/townhouses and/or rental units to be located in the hamlet.  In terms of 
transportation it was noted that there are no pedestrian accommodations anywhere in the hamlet, and 
that conditions are dangerous to pedestrians.  Traffic volumes, while not ideal, are not viewed as 
problematic and there is no obvious need for intersection redesigns (though improvements regarding 
site lines and pedestrian accommodations could be made).  The following is a more detailed summary 
of the reports reviewed. 

Town of New Scotland – Comprehensive Land Use Plan (January 1994) 
 
The town’s comprehensive plan was reviewed in an effort to identify relevant background, goals and 
recommendations as they pertain to the study area.  Overall the comprehensive plan recommends 
focused development in the New Scotland hamlet, with an emphasis on mixed-use development.  
Maintenance of neighborhood character, among other things, is also important. Relevant sections from 
the comprehensive plan are copied below.  

Section I. Introduction  
B. Summary of Surveys and Public Meetings  

1. Initial Public Meetings  
b. Economic Development (page 3)  
 
Three main concerns were expressed about business enterprise in the Town. There was a 
general desire to promote commercial and industrial developments in Town.  A general 
preference was expressed for office park development over heavy manufacturing.  Small scale 
stores were the preferred type of commercial development; large “regional malls” were not 
favored.  
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Economic development was viewed from a different perspective in the hamlet districts. It was 
perceived that commercial ventures within hamlets are overtaking and destroying the small 
town character possessed by these areas. 

 
Section II. Goals and Objectives for Control of Development  
Goal: Town Character and Environment  

 III. Policies: Townscape (page 14)  
  
 C. To encourage development in hamlet areas and discourage sprawl.  
 
Goal: Economic Development  

III. Policies: Hamlets (page 15)  
 

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

 
B. To allow home occupations and businesses which are compatible with surrounding land uses 

within hamlet areas 
 
Goal: Land Use and Development  

II. Policies: Residential (page 16)  
 

A. To provide a range of housing densities. 
 

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

 
IV. Policies: Commercial (page 16)  
 

A. To encourage mixed use development (office, commercial/retail and residential) where 
infrastructure can be provided.  
 

B. To encourage appropriate signs, access routes, site plans and density controls in 
commercial areas.  
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Section III. Environmental Considerations 
3. Vloman Klll Watershed (page 31) 
 
The eastern portion of the Town, including the hamlets of New Scotland, Unionville and Feura Bush 
drain into the Vloman Kill and Phillipin Kill streams. Both of these streams flow to the southeast of the 
Town. Very few large wetlands exist in this area, however, as with the Vly Creek watershed, a number 
of deep accumulations of glacial sands and gravels exist which may potentially be good surficial 
aquifer sources. Accordingly, this watershed and the underlying aquifer areas should be protected and 
regulated to maintain water quality and groundwater recharge capacities for existing and future water 
supply purposes. 
 
Section V. Existing Land Uses 
B. Hamlets (page 73) 
 
Hamlets act as community centers in Town. Most community facilities and commercial development 
lie within these areas, as does much of the housing. While there are no population statistics~ available 
for hamlets, based on the number of residences counted, it appears 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 Clarksville, each hamlet has some access to public water 
facilities, mostly through Bethlehem Water Districts or the Village of Voorheesville. None have access 
to public sewer facilities. (In fact, the only homes with public sewer facilities are approximately 25 
residences in the northeastern comer of Town 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 over 30 dwellings. Unionville and Feura Bush each 
expanded by about 20. 
 

5. New Scotland 
 
The hamlet of New Scotland is located in the Town's north.  Most homes in the hamlet are 
located along Route 85, the hamlet's major east to west thoroughfare. Residential development 
also exists along Swift Road, New Scotland South Road, Mason Road and Upper Font Grove 
Road. Each of these roads run north to south, and intersect with Route 85. 
 
There are approximately 160 residences in the hamlet of New Scotland. There is also a mobile 
home park. Home construction since the last plan has occurred along Swift Road and along the 
eastern end of Route 85, where public water from the Bethlehem Water District is available.  
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New Scotland contains more commercial uses than any other hamlet in Town. Most of these 
establishments are scattered along Route 85, they include: a golf driving range, a new car 
dealership, a used car dealership, a pizza parlor, a meat market, a nursery, a craft shoppe, a 
restaurant with office space, an auto repair garage, a lumber company, an ice cream stand, 
and an architect/builder. Stonewell Plaza, at the intersection of 85 and 85A, contains a 
restaurant, grocery store, card shoppe and a video store. In addition, a few vacant stores exist 
in the hamlet.  
 
The Town Hall and a firehouse are two public buildings within the hamlet; a church and 
cemetery make up the semi-public uses. 

 
6. Future Development of Existing Hamlets 
 
All of the hamlets in New Scotland can accommodate some additional development near their 
informal borders and on interior lots. Like all areas in the Town, their development potential 
depends on the land's ability to supply water and accommodate sewer facilities; or in the event 
of unfavorable natural conditions, the accessibility to public (or private) water and sewer 
systems. 
 
A limited water supply has historically limited development in New Scotland. But each hamlet 
now has some, if limited, access to public water supplies. The availability of public water will 
eliminate the restriction posed by lack of acceptable natural water resources … Where access 
to the public water supplies are more limited (New Scotland, Unionville and New Salem), 
acceptable natural resources sufficient to support additional development exist in varying 
quantities and qualities.  
 
Septic suitability is another major determinant of development potential. Without built sewer 
facilities the ability of the land to safely accommodate septic systems, largely determines sate 
development density of an area. With the exception of Clarksville, the hamlets in the Town can 
accommodate individual septic systems fairly well, at a density of at least one unit per acre. 
 
Natural conditions enable each hamlet to safely accommodate additional development at a 
density of one unit per acre. If at any time both water and sewer facilities were introduced in 
one of these hamlet areas, safe density would jump to one unit per quarter acre. 
 
Although each hamlet offers the opportunity for growth, the hamlet of New Scotland is 
expected to experience relatively more new residential and neighborhood development over 
the next 20 years than the other hamlets. This is because of its location within the Town's 
northeast, where there has been a good deal or interest expressed in new development. 
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C. Historic Character 
 
New Scotland is still an essentially rural community. While long lost in many Capital District suburbs, 
the traditional development pattern, where buildings are clustered in hamlet areas and outer areas 
remain open, is still dominant in New Scotland. This development pattern gives the Town an historic 
context. Scattered throughout, the many residential structures, farms, inns, school, and churches 
provide more apparent historic charm, as do several of the compact hamlets. 
 
A trend in the hamlets has been noticeable. Homes are being converted into mixed use buildings. 
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 
significantly altered by this phenomenon. However, this change in hamlet land use should be 
monitored and regulated by land development ordinances/zoning to ensure that New Scotland's hamlet 
character is maintained. 
 
Section VII. Community Development Analysis  
E. Summary  

2. Recommended Land Use Regulations 
 
Neighborhood Commercial Facilities (page 132)  
d.) To attain the economic development objective of this Comprehensive Plan which seeks to 
provide residents with accessible neighborhood businesses, and to compliment the Town’s 
primarily residential character, consideration should be given to:  

 

• Permitting retail and service establishments in hamlet areas of New Scotland, Clarksville, New 
Salem, and Feura Bush.  As they are developed, these land use zones can be used to meet more 
of the retail and service needs of the existing population and create well balanced, mixed use, 
hamlet setting 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 higher intensity commercial use category, that would allow small shopping plaza, mini-mall, 
grocery store and related retail uses, is recommended in the New Scotland hamlet area. 
Development within this category could service Town residents and be available to meet the 
needs of future populations.  Siting of this use category should be done carefully; major 
transportation corridors separate from, yet accessible to, existing or proposed residential 
populations are suggested (Intersection of 85 and 85A).  

• Low density office use zoning, more intensive that that allowed as a home 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 at a few select locations, close to existing or proposed transportation 
corridors.  
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Section IX. Evaluation of Existing Zoning Districts   
B.  Commercial Zones (COM) (page 140) 

2. Recommended Modifications  
 
Environmental constraints on much of the undeveloped lands within the Town, the potential costs 
associated with extensive municipal service expansion, the availability of regional commercial 
services in adjoining municipalities and the potential conflicts with the rural character of the Town 
of New Scotland, suggest that future commercial uses should be limited to those necessary to 
service the local needs of the Town’s residents.  Office uses may or may not be included in these 
uses, provided considerations are given to potential incompatibilities associated with allowing the 
mixing of such uses.  
 
Acceptable commercial uses are essential to the welfare of the residents of New Scotland. 
Allowable uses within the zone could be modified to exclude residential uses and large, regionally 
drawing commercial operations.  Residential uses are in greater demand at this time and if lands 
suitable for future commercial development are not set aside the potential exists for residential 
development to completely consume this land this precluding any needed future commercial 
development from locating in the Town.  
 
Current standards for commercial ventures should be reconsidered to make allowances for 
municipal services while also limiting development to densities compatible with the environment. 
 

Section X. Recommendations and Implementation Measures  
 
A. Planning Goals, Issues Identified and Recommended Actions 
  
Goal: Land Use and Development  

b. Issue: Preserve and enhance Town hamlets as the focus of development in rural Town areas. 
(page 153)  

 
Recommendation: Designate Clarksville, Feura Bush, New Scotland, New Salem and Unionville as 
Town center areas and preserve and foster the traditional development pattern in these zones 
with land use regulations which allow for residential lots at higher 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 of outlying 
areas.  Infrastructure and other improvements must be added, along with new development, to 
support development at higher densities.  
 

Goal: Housing - provide opportunities so that a range of choices for safe and affordable housing are 
available for town residents  
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b. Issue: Homes in Town have become more costly over the decade.  Given the combination of 
housing stock comprised almost solely of single family homes, and housing inflation, new 
residents of the community would be limited to households with incomes capable of supporting 
current single family home costs. (Section V) (page 155) 

 
Recommendations: Promote rental housing, by allowing two family and mixed use structures in 
hamlets and higher density residential zones. 
 
Using zoning, promote construction of smaller units with less land acreage in hamlet areas, and 
enable innovative ·mixed density development utilizing average density development and other 
progressive techniques. Denser developments on less land, such as those created in an average 
density development, incorporate smaller dwelling units and require less infrastructure (i.e. 
roadway, sidewalks) per unit than the detached single family housing currently being built on 
larger lots (of 1 acre or more). Developments of this nature tend to be less expensive to construct. 
While there is no guarantee that these savings will be passed on to the consumer, the option to 
produce and sell lower cost housing is preserved. 
 

B. Land Use Design Concepts  
 
1. Development Centers (page 157) 
 
Appropriate centers for development are already established in the Town of New Scotland. New 
Salem, Feura Bush, Unionville, Clarksville and New Scotland have historically served as major 
crossroads and centers for activity.  This is evidenced by denser development in these hamlet areas 
and the number of public buildings and churches.  
 
If these centers are to continue to attract development at densities and uses in line with the 
traditional development pattern, zoning must be provided to allow mixed use buildings and denser 
residential development within and adjacent to these hamlets.  By providing areas which 
accommodate development on relatively small lots, these centers should help to alleviate 
development pressures facing rural areas and ensure that the Town’s land use regulations are not 
overly restrictive.  
 
These areas should act as human service centers.  Elements such as libraries, post offices, churches, 
and municipal buildings should be encouraged to develop in the hamlet districts. Other allowable uses 
should include neighborhood convenient stores, medical offices, small shops, perhaps including small 
clothing stores and drugstores.  Elderly, multifamily and apartment style housing is also acceptable in 
hamlet areas.  
 
Development is intended to taper out from the hamlet centers at progressively lower densities until 
densities blend with the rural agricultural /residential character of outlying areas. Continued 
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development of limited municipal water and sewer infrastructure is recommended to make these 
areas attractive to residential and local commercial development. 
 
 3. Northeast Quadrant 
 
The Northeast quadrant, including the hamlet of New Scotland, more than any other area in the Town, 
is appropriate for residential development. Its soils, transportation linkages and proximity to the City 
of Albany have made it a naturally attractive site for development. The private market has responded 
by expressing interest and proposing to develop land in this portion of the Town. 
 
Innovative approaches are proposed for this area to ensure that open space and the preservation of 
environmentally sensitive features are incorporated as an integral part of this expanding, residential 
area. Employment and commercial services will be appropriate accessory activities to create a well 
balanced community area. While it recognized that residential development is suitable for the area at 
moderate to high densities, if municipal services are provided, visual quality, traffic management, 
environmental quality and rural character should be promoted. 
 
Limitations on clearing of forest cover, control over new road cuts and driveway access, as well as 
buffer standards, are specifically intended to mitigate suburban development conditions which 
contrast rural character.  Required open space requirements, planning to incorporate “greenway" 
concepts, recommendations for improving traffic impacts and considerations for other municipal 
services are proposed. These tools can be used to promote growth that is sensitive to environmental 
conditions and the Town's rural character. 
 
C. Comprehensive Land Use Plan Map and Proposed Density Classifications  
 
1. Development Centers  

b. Commercial Hamlet Area (page 159)  
 
Within the core hamlet areas, small scale, neighborhood commercial enterprises should be 
encouraged to locate. The intent is to provide services and shopping opportunities to the residents 
of the 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 drinking establishments.  Mixed uses, such as a building containing 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…  
 

4. Commercial and Light Industrial Areas  
a. Rural Commercial Areas (page 162)  
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The purpose of the Rural Commercial areas is to provide select areas in the Town where retail and 
service businesses, dependent on automobile borne customers, and primarily for the convenience 
of the neighborhood residents, may be located. Key cross roads, outside existing hamlet areas 
should be considered for rural commercial areas…. 
  
Appropriate land uses for Rural Commercial areas include retail businesses, professional offices, 
places of indoor assembly, convenient stores, banks, personal services, such as barber and beauty 
shops.  Conditional uses might include automobile filling stations and eating and drinking 
establishments.  
 

b. Commercial Areas (page 163)  
 
The purpose of the Commercial Areas is to provide areas for the location of businesses which are 
dependent on automobile borne customers and which require large parking areas to be successful.  
The standards of this district are intended to allow commercial uses while requiring controlled 
highway access, good quality site design and protection of adjacent residential property.  

 
Appropriate uses for the Commercial District would include hotels, motels, or inns, eating and 
drinking places, drive-in restaurants, places of indoor assembly, amusement or culture, retail 
stores, arts and crafts studios, professional offices, office buildings and business offices, lumber 
and building material dealers, building and construction contractors (provided there is no exterior 
storage of materials or equipment visible from a public street or abutting property), gasoline 
service stations, veterinary facilities and kennels, mortuary or funeral parlors, academic 
institutions and campuses.   
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Residents Planning Advisory Committee (RPAC) Route 85/85A Corridor Development – 
Recommendations to the Town Board - 2005 

 
In 2003 New Scotland established the RPAC “to develop short-term and long-term recommendations 
for the Town of New Scotland (TONS) Planning and Town Boards for changes/additions/deletions to 
Town laws, ordinances, rules, and regulations to better prepare the Town to manage and plan for land 
use in a manner to preserve the existing atmosphere and natural beauty of the Town of New 
Scotland.” 
 
After approximately 18 months the RPAC submitted a findings and recommendation report.  The report 
was based on input received from a town-wide survey, over 40 community meetings, discussions with 
specialists, and a visual preference survey. 
 
According to the RPAC report residents in New Scotland see opportunities for the Route 85/85A 
corridor which include: 
 

• Encourage the preservation of the beautiful vistas and the rural and agricultural character of 
the Town;  

• Encourage commercial development, consistent with the findings and recommendations within 
this report;  

• Build senior housing; and,  
• Create additional recreational resources for both the young and old.  

 
Regarding commercial development the report states: 
 

If commercial development were to take place on the Corridor, the following businesses were 
checked as being preferred by respondents (listed in order of most preferred):  

•  Eateries;  
•  Professional offices; and,  
•  Banks/personal services.  

 
Industrial development was checked off as a use that respondents did not want to see along the 
Corridor.  

 
Regarding residential development the report states: 
 

Most people did not want to see residential growth along the Corridor. More respondents indicated, 
however, that they preferred more residential growth along Rte 85-A than along Rte 85. Of the 
types of residential units that respondents definitely did not want, the following were checked:  

• Condos/townhouses;  
• Apartment buildings; and,  
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• Rental units/in-law apartments.  
 

More people preferred mixed-use (residential/commercial) on Route 85, rather than on Route 85-
A.  

 
For the northeast section of town, approximately 89% of the respondents said yes to the question: Do 
you think that the New Scotland Town Board ought to pursue development of reasonable guidelines 
that would improve the quality of building design, signage, and landscaping in the Town’s commercial 
districts? 
 
The results of the Visual Preference Survey complemented the responses to the RPAC Survey. In 
general, residents prefer the typical architecture and landscaping that characterize a small town or 
hamlet, and have strong negative feelings about non-descript and “corporate-style” architecture, 
areas with little green space and landscaping, multi-lane roads, and large parking lots in front of 
buildings.  More specifically the results of the surveyed showed positive reactions to: 
 

• The use of traditional building features, such as shutters, awnings, and window panes;  
• Highly visible doors and entranceways;  
• Frequent use of fences (wrought iron and wooden picket fences);  
• Frequent use of porches or other extensions into the front setback;  
• Building colors typically neutral or muted;  
• Buildings typically two-stories;  
• Peaked roofs;  
• Building architecture complex to the eye with multiple façade and roof changes; and,  
• Buildings using traditional building materials, such as brick and wood siding (or appearing 

wood-sided)  
 
Conversely the visual preference survey showed negative reaction to: 
 

• Use of trademark building and colors (e.g., Monroe Muffler and McDonalds);  
• Building out of context with surroundings; and,  
• Flat-roofed buildings.  

 
Regarding signs, the visual preference survey results showed residents preferred signs that:  
 

• Attached to buildings with no free standing sign;  
• Visible, carved wood or matching building architecture; and,  
• Smaller and lower.  

 
Regarding landscaping, the visual preference survey results showed residents preferred: 
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• Ample shade trees; tree-lined streets; mature trees;  
• Highly apparent landscaping;  
• Green spaces and grass visible; and,  
• Intersection corners uniquely landscaped with trees and shrubs to create depth and color near 

corner sidewalk.  
 
Regarding parking, the visual preference survey results showed residents preferred parking: 
 

• Buffered from view, not visible;  
• With shade trees that break up pavement;  
• On-street or one row in front of building; and,  
• Underneath or behind building. 

 
Respondents had a very strong negative reaction to expanses of parking, especially without attractive 
landscaping. 
 
Regarding roads, the visual preference survey results showed residents preferred: 
 

• Lack of visible utility poles;  
• Road unbroken with multiple curb cuts; and,  
• Pedestrian and bike paths factored into road improvements.  

 
Respondents had strong negative reactions to both multi-lane roads and streets that looked like 
Central and Delaware Avenues, in Albany and Delmar, respectively. 
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Traffic Impact Study, Kensington Woods – 2008 
 
A traffic study was completed as a component of the Draft Environmental Impact Statement (DEIS) for 
the Kensington Woods subdivision located just north of the hamlet study area.  While the focus of the 
study was potential traffic impacts resulting from the new development, several of the road segments 
and intersections within the study area were evaluated.  A summary of relevant information from the 
traffic study is listed below. 
 
The Route 85/85A intersection has an actuated traffic signal with single lanes on each approach.  
NYSDOT reportedly identified the intersection as a potential candidate for a single-lane roundabout.  
Reconfiguration likely wouldn’t occur until 2018 at the earliest. 
 
The Route 85/Upper Font Grove/Mason Lane intersection has stop signs on Upper Font Grove and 
Mason Lane with single lanes on each approach. 
 
The average daily weekday traffic on Hilton road 1,360 vehicle per day, with 250 vehicles during the 
am peak, and 195 vehicles during the pm peak. 
 
Heavy vehicles comprised 1% to 13% of the traffic volume during the am peak, and 0% to 1% during the 
pm peak. 
 
CDTA bus route 19 makes two stops in the study area, the intersection of Route 85A and Hilton Road 
and also at Route 85 and 85A. 
 
While the level of service (LOS) at the intersections within the study area are expected to degrade 
over the next few years, they are not expected to necessitate changes to the 
intersection/signalization.  The worst intersection in the study area is the Route 85/85A intersection 
with a LOS C eastbound on 85 and southbound on 85A during the AM peak time.  This intersection is 
predicted to decrease to a LOS D (AM peak) by 2013 regardless of construction of the Kensington 
Woods project.  According to the report if a single-lane roundabout were to be installed at this 
intersection, then a predicted LOS A would result. 
 
The longest vehicle queue observed (in 2007) was during the AM peak hour at Route 85 eastbound, 
waiting to turn onto 85A, with a queue length of 17 cars (425’).  This is predicted to increase to 22 
cars by 2013. The maximum queue length on Hilton Road, at the intersection with 85A, is predicted to 
be 2 cars during the PM peak hour.  The maximum queue length on Upper Font Grove Road, at the 
intersection with 85, is existing and predicted to be 1 car at both the AM and PM peak hour. There is 
zero predicted queue length at Mason Road and 85 and Upper Font Grove and Font Grove Road. 
 
Sight distance measurements at the unsignalized intersections indicate all of the intersections within 
the study area have sufficient site distances except at the intersection of Upper Font Grove and Font 
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Grove Road.  Turns being made from and onto either of these roads have too short a sight distance in 
all directions due to a curve in the road. 
 
A “Bike Trail Park” is being contemplated adjacent to the future rail trail, on the west side of Hilton 
Road.  With the future trail and the potential park there has been discussion to lower the speed limit 
on Hilton Road. An evaluation of the stopping site distance at the rail trail crossing point indicates 
sufficient site line for southbound traffic, but insufficient site for northbound traffic due to the 
presence of trees and vegetation on private property adjacent to Hilton Road. 
 
There are no pedestrian accommodations along Hilton Road that would allow a user of the rail 
trail/future park to connect to the CDTA transit stop at the Hilton Road/Route 85A intersection.  It 
was recommended that CDTA could add a stop at the future park if feasible. 
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Commercial Zone Advisory Committee (CZAC) - 2008 
 
In 2008, the Town Board established the Commercial Zone Advisory Committee (CZAC) to review the 
town’s zoning law as it applies to the commercial zoning district in the hamlet study area.  Formation 
of this committee was in response to a very large retail commercial development proposal at the site 
of the former Bender Mellon Farm.  The committee met several times amid a great deal of public 
debate about the development proposal, and was ultimately unsuccessful in reaching consensus.  The 
committee’s planning consultants, Behan Planning and Design, were asked to prepare a final report 
and recommendation based on the meetings that were held with the committee and the results of a 
large public workshop in September 2008.  Excerpts from this report, submitted in December 2008, are 
provided below.    
 
By the end of the summer, the CZAC had developed a preliminary approach for the Commercial Zoning 
District.  The preliminary approach consisted of two elements: 
 

1. A building size cap that would apply to all retail and wholesale establishments in 
the zone. 

a. Based on the comprehensive plan’s recommendation to exclude “regionally 
drawing commercial operations from the commercial zone.” 

b. The committee had not yet settled on an appropriate cap size, however, 
there was considerable discussion of something in the range of 60,000 sf.  
This would allow for the possibility of a modern supermarket that might 
anchor a “neighborhood center” or small “community center” scale retail 
plaza.  It was also generally agreed that the maximum size of retail plazas 
(groups of individual stores) should be limited.    

2. A mixed-use hamlet overlay zone 
a. Based on the comprehensive plan’s recommendation to allow mixed-use 

buildings, denser residential development, and to promote traditional 
development patterns “within and adjacent to these hamlets” [including 
the New Scotland hamlet] 

b. Overlay zone would cover most, but not all of the Commercial Zoning 
District (would avoid areas that have already been developed for single-
family residential – i.e. Youmans Road). 

c. In the overlay zone, landowners would have an additional option to 
develop (with an approval process specified in zoning) mixed-use projects 
with some minimum percentage of commercial development, integrated 
with higher density forms of residential development.  Such mixed-use 
projects would be required to meet Traditional Neighborhood Design (TND) 
standards.   

 

This preliminary approach was the subject of a public workshop sponsored by CZAC on September 17, 
2008 at Voorheesville High School.  The workshop was attended by nearly 200 people.  The purpose of 
the workshop was to: 
 

• Update the community on CZAC’s progress, 
• Summarize the committee’s objectives for the Commercial District, 
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• Summarize the regulatory approach being considered by the Committee, and 
• Obtain feedback from the community about the committee’s direction. 

 
The workshop revealed areas of agreement and some remaining concerns regarding the CZAC’s 
proposed approach to the Commercial District.  To summarize, the results indicated that there is/are: 
 

•   Considerable support in the community for limiting the size of retail 
structures and shopping plazas in New Scotland 

•    Disparate views about what the size limit should be – however, participants at 
the workshop certainly tended to favor a smaller cap (one smaller than the 
60,000sf floated by the committee). 

•   General acknowledgement that something should/could be built in this area.  
There were some who questioned whether anything should go here, but the 
vast majority seemed to view the problem in terms of defining what type of 
development would be appropriate. 

•   Considerable interest in the idea of hamlet/village scaled mixed-use 
development.  However, there were many questions about the specifics of 
this type of development.  Clearly more information/discussion about this 
option was desired before most would be willing to support this alternative. 

•   Remaining big picture concerns about growth and development in the Town.  
There were several questions and comments about the long term vision for 
the Town and its role in the region, and the potential impacts of alternative 
future development patterns on the environment, traffic, fiscal conditions, 
community services, etc.    

 

Behan Planning and Design’s last meeting in New Scotland was the public workshop in September.  
Behan Planning prepared notes from the workshop and these were forwarded to CZAC and posted on 
the Town’s website.  Unfortunately, we were unable to meet again with the committee to review the 
notes and to discuss how the workshop results should be interpreted for the purposes of advancing 
CZAC’s work. 
 
Next Steps 

Based on the outcome of the workshop, there appears to be substantial support for the first 
component of the approach identified by CZAC.  Therefore, the Town Board could consider advancing 
a size cap for retail buildings and plazas in the Town’s Commercial Zone.  Some suggestions for doing 
so are found below. 
 
The second component of CZAC’s approach – the establishment of a mixed-use hamlet overlay zone – 
should probably be postponed until a detailed planning study, complete with a robust community 
involvement process, can be undertaken.  Unfortunately, this delay will eliminate an important 
component of the committee’s original suggestion.  In addition to advancing the comprehensive plan’s 
vision for hamlet-centered growth, the mixed-use option was intended to provide a new development 
alternative for landowners who might perceive that some of their options have been limited by the 
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size cap; and to help make smaller, local businesses more viable by placing new residents in close 
proximity to jobs and shopping.   
 
We have at least two suggestions for moving forward once the Town Board has made its determination 
about whether to amend the Town Zoning Law with the provision of a building size / plaza size cap.  
They are: 
 

•   Development of a Master Plan for the New Scotland Hamlet Area – we believe 
that a more detailed understanding of the community’s vision and goals for 
this hamlet area is needed to inform further changes to the Town Zoning Law 
and to direct additional non-regulatory actions toward enhancing and growing 
the hamlet.  As noted above, there appears to be considerable interest in the 
community for the idea of focusing mixed-use growth in and around the 
hamlet utilizing traditional hamlet/village design patterns.  There remain, 
however, questions about the appropriate form and scale of such 
development, and the environmental, fiscal/economic, and community 
impacts or benefits of this type of approach.  Infrastructure and transportation 
concerns must also be addressed.  A participatory process – one that places 
residents, business owners, landowners and community officials in a problem-
solving environment – is the most effective way to develop this type of Master 
Plan.      

•   Completion of an update to the 1994 Comprehensive Plan - As noted above, at 
September’s public workshop there were several questions and comments 
about the long term vision for the Town.  These generally concerned the 
Town’s role in the region, and the potential impacts of alternative future 
development patterns on the Town’s environment, traffic, fiscal conditions, 
community services, etc.  Such concerns are best addressed through a 
community-wide comprehensive planning process.  Even if you eventually find 
that many of the goals and recommendations of the town’s 1994 
Comprehensive Plan remain valid today, fourteen years is a long-time since 
the last discussion of these issues.  There have been many changes in the 
town, the region, the state and the nation over this period.  There are 
probably new residents in the community that are not familiar with, or vested 
in the 1994 plan.  Completion of an Updated Comprehensive Plan would help 
reaffirm or recreate a shared vision for New Scotland’s future. 

 

Moving forward with one or both of these suggestions in the months ahead would probably help heal 
the divide that the current controversy has created in the community.  In the long-term, these 
approaches could also save energy and financial resources that might otherwise be wasted on further 
disagreements and legal fees.  
 


