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I. Introductions and Agenda Review 
 

This was the first meeting of the Study Advisory Committee (SAC), and thus began with an 
overview of the project and introduction by all the SAC members present.  In attendance 
from the SAC were: 
 
• Chuck Voss, Katy O’Rourke, Liz Kormos, Kathy Macri, and Maura Mottolese 
• Jennifer Ceponis and Anne Benware, Capital District Transportation Committee (CDTC) 
• Leslie Lombardo, Albany County 
• Mike Welti and Rick Lederer-Barnes, Behan Planning and Design 

 
There were also approximately 15 members of the public at the meeting.  However while 
the meeting was open to the public, it was noted that the purpose of this and future SAC 
meetings is for the SAC to make progress on the project internally, and that public 
discussions and review would be primarily part of the two public workshops.  A small 
portion of future SAC meetings will be designated for public comments, however, and 
public comment was solicited at the end of this meeting as summarized in section vii 
below. 

 
II. Review Scope of Work and Timeline 
 

Following introductions, the proposed scope of work and timeline for the project were 
reviewed.  It was noted that the scope is flexible, and reflects the response to the request 
for expression of interest issued by the CDTC, however modifications can be made based 
on project needs.  Also this project is not starting from scratch, but will build off existing 
planning efforts in the town. The timeline is approximately nine months with the first 
public workshop likely to occur in May or June and the second workshop to occur in the 
fall, most likely in September or October. 

 
III.  CDTC’s New Visions – review of principles 
 

Next CDTC gave a very brief overview of the New Visions program.  The program is 
updated every four years, and the CDTC is currently in the middle of an update. All of the 
past CDTC studies as well as the New Visions information is available on CDTC’s website: 
www.cdtcmpo.org 
 

IV.   Issues Identification 
 
The majority of the meeting was spent focusing on positives and negatives of the hamlet 
area as summarized below.  It was noted that while this project is titled a “hamlet master 



 
 

 
 

plan” it goes beyond the traditional area thought of as the Hamlet of New Scotland (there 
is no legal boundary for a hamlet).  For the purposes of this effort, the area being studied  
roughly extends from the active CSX rail line north to the abandoned rail corridor owned 
by Albany County, and then from the Village of Voorheesville to the New 
Scotland/Bethlehem boundary.  The study area is primarily commercially zoned, with the 
exception of the eastern and northwestern sections.  In addition the traditional hamlet 
area, extending the study area to the north allows the SAC to look at connectivity to the 
Village of Voorheesville and the future rail trail on the abandoned rail line.  The stated 
goal of the project is a master plan for the area, but a primary goal is meaningful zoning 
amendment and design standard recommendations. 

 
What’s working?  What is it about the Hamlet of New Scotland that you cherish, and 
that should be preserved or enhanced through this plan? 
 
The rural landscape and character of the area was noted as a positive feature of the study 
area, and something that should be preserved, including existing view of the Heldebergs.  
Other positive aspects of the hamlet include local long-standing businesses such as Emma 
Cleary’s Café and Olsen’s.  There is also a significant amount of commercial development 
potential in the study area, so this study is viewed as an opportunity to avoid “sprawl” 
development and to have a well thought out commercial area.  Design guidelines were 
also discussed as a goal for the project.  It was stated that the plan needs to strike a 
balance between growth and maintaining the unique character of the area.  
 
What is not working?  What are your concerns about the future of the Hamlet of New 
Scotland that should be addressed through this plan? 
 
Increased residential development was noted as something that people need to be aware 
of – an ~35 lot subdivision was approved last year between the golf course and the Village 
of Voorheesville, another one was recently approved, Kensington Woods, a 169 residential 
unit subdivision located just north and east of the study area is slated to break ground this 
spring, and there is speculation that the golf course could be converted to residential 
development in the future. 
 
In terms of commercial development, for better or worse, developers reportedly view the 
town as difficult to work with and lacking a clear vision for what new development should 
look like.  Developers prefer the town to have a plan for them to work within, rather than 
putting the town into a reactionary role.  Another factor that has reportedly been limiting 
development thus far is the lack of water and sewer infrastructure.  
 
Septic systems are difficult in many areas, as such raised systems are common.  
Bethlehem provides the majority of water and sewer service that exists in the area, with 
some services coming from Voorheesville.  It is not believed that the town can sustain its 
own systems, however there is water potential nearby that could be explored. 
 
The zoning for this area is seen as being out of sync with the comprehensive plan, and as 
such could be refined to have multiple commercial districts of varying scale rather than 
one all-encompassing district as it exists now. 
 
Transportation is seen as a critical element to the plan.  There is a desire for the area to 
be more walkable/bikeable.  The lack of sidewalks and narrow road widths with little to 
no shoulder create an unsafe pedestrian environment.  There is reportedly a lot of desire 



 
 

 
 

for walking and biking in the area.  A recreation corridor was suggested to link the future 
rail trail to the hamlet center, bringing bikers into the hamlet to shop and eat.  A 
pedestrian connection to Voorheesville was also a potential idea.  The hamlet area is a 
popular cycling location, given the scenic nature of the area, however there reportedly 
have been some accidents in recent years and a cycling team that used to train in the 
area now no longer does due to safety concerns.  Good access management strategies for 
new development will likely be a necessary component of the plan. 
 
There is a CDTA bus route (#19) that runs through the hamlet, however the bus stop is 
described as a ditch beside the road and not conducive to attracting ridership.  
 
There was some desire expressed to see the former Bender Melon Farm used for 
agriculture again.  Reportedly “cow corn” is grown every few years, but otherwise the 
farm is dormant.  Creation of a CSA on a portion of the farm was suggested. 
 
The lack of environmental development constraints was mentioned as a positive aspect for 
future growth – e.g. relatively dry, no steep slopes, no known sensitive habitats, etc. 
 
Would like to see “smart growth” concepts applied to the area – the idea of “live, work, 
play” where people don’t have to drive at all if they live in the hamlet and want to get to 
work, go shopping, or enjoy recreational opportunities. It was acknowledged that New 
Scotland is, and will likely remain, a bedroom community to Albany, but there is potential 
to make it more feasible to live and work in town or at the very least improve 
transportation options for commuting into Albany. 
 
Regarding working with other communities, the Village of Voorheesville reportedly shares 
DPW services, informally, with the town.  Also the mayor and town supervisor have a good 
working relationship.  The village used to be a “destination” but has become more of a 
bedroom community, leading to possible opportunity for New Scotland to provide the bulk 
of the commercial development that serves the village. 
 
Roundabouts were brought up as they are becoming commonplace with the DOT.  It was 
noted that the one in Voorheesville seems to work well and the multiple roundabouts in 
Slingerlands have reduced some committee members’ commute time by eight minutes. 
Another road related topic was the line of sight distances on Route 85 through the hamlet 
are an issue in many places due to humps in the road and curves.  It was noted that these 
types of things can be good for traffic calming, but bad for pedestrian/bicycle safety. 
 
There was a desire that the outcome of this study results in attainable goals that could be 
realized in reasonable time frames.  Also the need to respect property rights – the area 
has been zoned the same way for a long time, so any new zoning proposals should take 
changes to land values into account. 
 
It was discussed that there may be misconceptions on what new zoning can achieve, and 
that new zoning concepts tend to focus more on form than on use.  It has been heard that 
residents want new commercial development, but they don’t want “big box” 
development. 
 
A market study that was done a few years ago showed that “local retail” is the type of 
commercial development that would be best supported in the New Scotland market area. 
In addition, there was a visual preference survey completed several years ago that gauged 



 
 

 
 

the desired type of development for the area.  These studies will be made available to the 
SAC.  It was also noted that the term “mixed-use” may need to be defined for people. 

 
V. Develop a Draft Vision Statement 
  

While it is too early to develop an actual vision statement, the SAC was asked to express 
what they see as the future of the New Scotland Hamlet area. Some of those ideas 
include: 

• Having a safe (for bicycles and pedestrians) and attractive hamlet 
• Having something that feels like a village which includes housing options for 

seniors and the “younger generation” and also incorporates civic uses, retail, 
offices, and possibly “clean industry” 

• Have a place to “hang out” – walking is great, but it would be nice to also have a 
destination 

• Desire to have some kind of open space/park land – currently none exists in study 
area 

• Can see light industrial and offices off of 85A with more traditional hamlet 
businesses at in proximity to the 85/85A intersection 

• Possible location for support business and residential development for the Vista 
and Harriman campuses 

 
VI.   Next Steps 
 

Behan Planning and Design and CDTC need to coordinate on the existing conditions work, 
as well as coordinate with the comprehensive plan committee on the inventory and 
analysis that they have completed to date.  Goal is to have the inventory and analysis for 
this study completed by the end of April, with the next SAC meeting around the first week 
of May. 

 
VII. Public Comments 

 
The public that was present was given the opportunity to comment.  Comments made 
included the following: 

• A desire for a park and ride lot to be located within or near the study area to 
reduce the amount of traffic on 85 heading to Albany 

• While there is supposed to be a new senior focused development nearby, as well as 
senior options within Kensington Woods and the new golf course development, 
there is a desire for a senior development that is aimed at the middle class. 

• Would like to see commercial buildings closer to the road, with the parking behind 
the buildings 

• Would like to see developers be able to have creativity in their design but have 
guidelines that they can work within 
 

VIII.  Adjournment 




