
 
 

 
 

Town of New Scotland 
New Scotland Hamlet Master Plan 

 
Public Workshop #1 

December 1, 2011 
 Voorheesville High School – 6:30 PM 

 
Meeting Summary 

 
 

I. Public Presentation 
 

This was the first public workshop for the New Scotland Hamlet Master Plan project.  
Approximately 60 people attended the meeting which was facilitated by Behan Planning 
and Design and the Capital District Transportation Committee (CDTC).  Mike Welti from 
Behan Planning and Design gave a PowerPoint Presentation that introduced the project, 
gave an overview of the study area and the existing conditions within the study area, a 
brief summary of previous studies completed for this area, and finally some “Food for 
Thought” for attendees to consider, such as what it means to be a hamlet, and what does 
“mixed-use” really mean.   

 
II. Small Group Brainstorming 
 

Following the presentation the audience divided into eight facilitated discussion groups.  
The groups were led by Mike Welti, John Behan, Michael Allen, Rick Lederer-Barnes, and 
Rebecca Nolan from Behan Planning and Design, Jennifer Ceponis and Anne Benware from 
CDTC, and committee member Leslie Lombardo from Albany County Planning.  The 
remaining Study Advisory Committee members in attendance “floated” between the 
groups to get a sampling of each of the discussions.  The focus of the groups was to 
formulate a vision for the hamlet, both the immediate vicinity of the Route 85/85A 
intersection, as well as the larger study area.  Participants were asked what they would 
like to see improved in the area, what type of land uses and development patterns make 
sense for the study area, and what type of connections could be made within and to and 
from the study area. A listing of the ideas, as they were written down, from each group is 
attached, with the big ideas discussed below. 

 
III.  Report Back – Big Ideas 
 

Following the group discussions, each group was asked to report back to the whole 
audience the key ideas their group came up with.  In no particular order, some of the key 
ideas were as follows: 
 
Pedestrian improvements for the hamlet – this includes creating trails and sidewalks, 
connections to the new rail trail, connections between the Village and the hamlet – 
particularly for ice cream, and creation of a bike lane on 85 and 85A. 
 
Maintain commercial focus – there is a desire to maintain commercial opportunities, but 
focusing on smaller business, mixed with residential uses. Businesses should serve the 
local population as well as possibly overnight visitors.  Businesses that are education 
and/or technology focused were highlighted as larger operations that could fit in the 



 
 

 
 

study area. Also agricultural themed businesses were thought to be appropriate for the 
area, especially those that both made use of the land and sold directly to consumers 
within the hamlet.  Examples included a brewery/distillery and cheese manufacturing. 
 
Focus on architecture and scale – there was a lot of concern about making sure new 
development ‘fits’ in the hamlet.  There is a desire to have design guidelines that specify 
maximum building heights, appropriate setbacks, and architectural styles that 
complement the existing hamlet. 
 
Desire to maintain agriculture and open space – while the emphasis on open space and 
agriculture varied between the groups it was a common theme among all groups.  
Maintenance of rural character is important, including preserving important views.  
Agricultural heritage is important to celebrate, requiring a percentage of open land be 
preserved, and the creation of parks were all discussed.   
 
Overall the groups seemed to be in favor of change within the study area, as long as the 
change is well planned and viewed as fitting in with the character of the New Scotland 
hamlet. 
 

IV.   Wrap up 
 
After the group summaries it was noted that the ideas from the meeting will be 
synthesized, and will help form the strategies for the hamlet master plan.  The next 
public meeting, which will review some of these strategies, will likely be in the winter or 
early spring. Updates will continue to be posted on the town’s website and the project 
website. And a special thank you to committee member Katy O’Rourke and family for 
providing refreshments for the meeting – they were well received by those in attendance.  
 

V. Adjournment 



 
 

 
 

Group Notes – Note these represent the ideas that were written down during the group 
discussion, and may represent an individual’s thought, or the group as a whole. Some 
bullets have been edited for clarity, but the majority of ideas presented are as they were 
recorded on the notepads for each group.  
 
Anne Benware - CDTC 

• Group of 3 or 4 people would like to see as much open space as possible- 
preserving views to west and to explore economic use of agricultural in this 
area 

• Set things back from rd. a bit to keep views 
• Others interested in mix use w/ retail & other commercial and housing on other 

levels 
o Especially thinking of seniors 

• Parks preserved w/in that area 
• Other commercial uses- interest in  enhancing the tax base of the town 
• West of 85A keep open=views/development to east of NY 85A 
• Ideas for connecting to highway 

o Bike/hike trail for safe walking and 
• Interest in good road improvements  
• Limit new driveways- provide connectivity not cul-de-sacs 
• Water/ sewer infrastructure capacity constrained- what can be done 
• Other highways? 
• This area is the only commercial remaining in town 
• Bethlehem controls the western infrastructure concern Bethlehem will dictate 
• Agricultural land a possibility? 

o Soils are ok 
o Community Gardens idea 

• Housing not a good money maker 
• Don’t need more housing? 
• Youmans Rd- constraints to commercial due to topography 
• Hamlet area-converted to something like Glassworks Village- mixed 

use>business along roadway, with walking paths winding through 
o More interested in walking along roads(not paths) 

• Interested in walking(drive once to walk around) 
• Housing-envisioning mixed use-not large lots w/long driveways 
• Design > more colonial era and scale, and fits into area context 
• Professional bldg still has vacancies- so not much more market for that? 
• People-aging-interested in having people be able to get places without having 

to drive their cars 
• Transit-bus-it’s great to bike to the bus- but roads are unsafe /uninviting 
• Zoning-create some incentives for developers to build connections, parks? 

Dense area w/ shops and places to walk-couple stories-shops live above 
• Dense area- would allow developer to get a return-  
• need places for older people to live, walk 



 
 

 
 

• Competing with Village of Voorheesville 
o Infrastructure is decaying there 

• Tension between New Scotland & Village of Voorheesville 
• Farming- town w/ prop. Costs 

Leslie Lombardo-Albany County Planning 
Rt 85 corridor 

• Sidewalks-pedestrians both yes and no importance 
• Both opinions 
• want to move in& around on sidewalks, ability to be mobile 
• the vista very important, gives this area its character, common space needed 

like Village of Voorheesville/ clock tower park area 
• preserving green space is very important 
• Build off of a plan for green space 
• the way Bennington (VT) looks when you go in the “old” road route into town 
• ideas of greens/parks, maybe on the corner (without a bus stop) 
• Rail Trail access down to corner of 85/85A, a safe access to commercial area 
• safety for bikers in the area, bike lane put in, road improvements needed 
• don’t want to see the whole thing go commercial 
• good idea commercial but not regional, mixed use, village concept 
• a lot of small businesses would fit here but can’t support 

o E.g.: restaurants, not more pizza, locally grown food used, antique 
shops, specialty shops, locally made crafts 

o want to get existing buildings fixed up, want new buildings to look nicer 
o design guidelines needed 
o landscaping very important 
o parking lots in back not in front 
o E.g.: of Emma Cleary 
o Shared parking 
o mix of use>church example 
o town complex: town hall:? 
o Re-use of old town hall>make it a community center 
o architectural designs should be “old style” 

• idea of a roundabout at corner 85/85A 
• residential up front to get the view then business behind 
• set back restrictions needed to get bldgs. Off of road to provide walkways, 

cycle lanes 
• more “eyes on the street”= safety 
• the question of sewer & water 
• manufacturing not a fit for this area, belongs w/hwy access and rails 
• office bldgs ok just not high buildings 
• overall group not interested in lg. lot SF develop 
• Want to see cluster develop 
• The idea of dividing up the large parcels 



 
 

 
 

o the opposite of keeping it as one large parcel so the town can work with 
them to get a master idea 

o mixed use= liked development was concentrated (the example on the 
plastic sheets of existing developments in the surrounding area),keep 
green space +residents 

o residential cluster concept, the Brandle Meadows development as a 
beautiful complex for the area, walk to a coffee shop & other shops 

Questions of study comm. 
• data available of what size is supported by #of residential so how much 

residents can we include  
• zoning commercial now not appropriate for the town, zoning has to be changed 
• Want to create a win/win situation though 
• nothing higher than 2 stories- residential 

Group Summary 
• pedestrians, rail trail access &biking important to accommodate them, build 

new buildings set back to allow sidewalks, able to move in &around places 
• commercial is smaller businesses, mixed with residential, multi family ok- if 

not higher than 2 stories restaurants, antique shops, specialty shops, church? 
• offices ok 2-story 
• Aware that this property owned by someone who expects to be able to develop 

it 
• pocket park idea at corner, preserving green space very important, should grow 

off of green spaces incorporated into develop. 
• would like to see design guidelines 
• the vista, the view is important incorporate it into future development 
• round-a-bout at corner 85/85A 
• cluster development whatever it is- not large lot residential 
• landscaping important 

 
Jen Ceponis - CDTC 

1. Community space w/ community garden 

Community center 
 -recreation center 
Passive open space 
Active open space -preserve views 
Agriculture based business 

Cheese  Making 
2. Mixed use-small/specialty retail 

Residential 
Commercial 

 Residential mix- affordable+ larger homes 



 
 

 
 

3. Clusters of office/ retail 
with intrerpreserved open space 
inter connection of waterways- roads 
Develop in pieces w/an overall plan for infrastructure and open space 

4. 30% open space 
Distinct areas w/in hamlet 

5. Design standard- consistent, attractive, aesthetic 

 
Mike Welti – Behan Planning and Design 

• One of homes on 85A was converted to insurance office- this was good 
• Trail connection (informal now)- from Locust/Scotch pine to Hamlet- ice cream 

is the attraction 
• A lot of neighborhoods in Voorheesville-(naturally occurring retirement 

community)- not a lot of kids in them 
• All this business development in region Vista, Albany Nanotech-will those 

people need homes- this area is close by 
• Kids walk on 85 from trailer park to Stewarts- very dangerous 
• People love “The Crossings” a place like that would be great for Voorheesville 
• Sidewalk accommodation in hamlet 

o Perhaps more of a trail along Maple Ave. 
• Question about whether commercial is really needed here- as is nice as the way 

it is 
• If some big commercial- not too big 

o Keep some of the open space 
o Do we need more commercial for taxes 
o Concern for traffic and what new commercial would do. Don’t want 

roads to need widening 
• Small stores- like the copy shop or medical offices 
• Parking is a big part of the problem- people don’t like- people don’t like seeing 

the parking 
• Parking behind buildings (like in Woodstock municipal building) 
• The idea of hamlet being more of a village okay 
• Some discussion about residential in or near hamlet- not sure about small lot 

village style homes 
o Larger lots preferred by some-some space but with more open space 
o Some like the smaller lots but want some open space 
o Some like more compactness 

• Some type of park near the future rail trail 
• There are not many eateries-would like more-where? 
• Village is not a socializing place. Would like some activity here 
• Perhaps keep the road frontage more rural but develop some concentration of 

businesses internal- a road off 85-not too visible-don’t see parking 



 
 

 
 

Group Summary 
• Walking connection from village to hamlet (ice cream) +by Stewarts 
• Rail trail > opportunity for park and businesses nearby 
• Scale of development (focuses on local community)+design are key (i.e. 

parking) 
• Hamlet as a walkable village 

o Sidewalks 
o Pathways(off road)along rural roads(like Maple) 

• Preserving rural character along road-develop internal areas-eateries, activities 
• Maximize open space-cluster development 

(moderate income housing) 
 Or 
(MAYBE) apartments that look like homes and can attract long-term rental (stable 
citizen base) 

 

Rebecca Nolan – Behan Planning and Design 

• how far will development Go? 
• Traffic 
• Hilton Rd-190 homes 
• Mixed use-apts. On 2nd floor 
• Blend of both rather than mixed or comm/res. 
• Concerns that could get pushed to res. 
• What does the town need? 
• Lacking places to work, places to convene 
• Places to hold events 
• No hotels/motels-no place for guests to stay-need 
• No restaurants-need 
• Townhome/carriage style-architectural style on a green 
• Places to work, office buildings 

 E.g.: Delmar, price-chopper saratoga 
• Focal point/grid system 
• Office park potential, grand union closed 

Guidelines 

• Bottle-necking  
• Citizens made choice to live 
• Everything close by 
• No mixed use for senior 
• Cabellas 
• Town center 



 
 

 
 

• Exercise loop 
• 10 acres-farm properties-1970-municipal playground across tracks 
• Affordable senior housing 
• Residential communities; price chopper/Hannaford/office 
• Open Space-town park un-utilized jewel 

-connection to trail 
• -new England village concept 
 

Group summary 
 

1. Senior housing-affordable 
2. Village/hamlet center/town hall-solves space problem 
3. Places to work-jobs 
4. Mixed-use>one component/specific-office space, retail 1st floor, hotel 
5. No mass residential 
6. Architectural style/guidelines 

-character 
7. Access routes-not just a few connections to 85/85A 

-walkability=bikes 
-rail trail 

8. Good soil-diverse- 

-farmer 
-owner 

 

Michael Allen – Behan Planning and Design 

• Little shopping center-could look nicer, dated. Back out into street is a 
problem, but great 
-parking in rear, less flat &dated. Parking in back 
-taller like more interesting. Limited in space 

• Wants to look at entire area before 
• Sidewalks all along route ? 
• Facades to blend more architecturally 
• Sidewalks to start from Bethlehem side 

o Short walk is scary/unsafe 
• Safe bike route 
• Bike lane could help in place of sidewalk 

o Clifton Park walking is VERY good 
• Multiple connections off road to rail trail 
• Would like to see some open space 
• Can save some fields on either side of maple to preserve rural character 
• Would the development ever come? 

o Predominantly commercial, but not too much retail 



 
 

 
 

 Limited to 20% retail 
 Sister/cottage industry instead of office/retail 
 Learning center/university 

• Once we get rid of green, it is gone forever 
• What about housing that doesn’t cost $400k 
• Farmers market/Aq town park w/swimming pool 
• Town owns 10 acres south of study area by Miller Rd. 
• Does this area really have the critical mass to really support retail 
• Restaurant is needed/pharmacy 
• Peddlers village (arts & crafts village) 
• Water? @New Paltz village 
• There is a need for not expensive 

Group Summary 

• Area could benefit from better architecture>perhaps add design guidelines. 
Some places dated/poor condition 

• There isn’t need for all retail, perhaps keep retail development scaled back. 
Focus instead on small cottage industry, learning center, arts & crafts, 
university/school, as a unique local draw that identifies community 

• Can work to preserve select fields on either side of Maple Road to protect the 
rural view/character while allowing development behind/screened 

• Sidewalks could be used in very select center of Hamlet, however a bike lane 
along entire route would allow people more room to walk when they did 

• Need for housing types which are not 400k and more for young families; 
apartments/rental units 

• Connections to Rail Trail, sidewalks and trails are important, should be heavily 
networked 

• Need a restaurant, local pharmacy, perhaps small arts& crafts industry 
• Need town public land such as a park with pool 

 
Rick Lederer-Barnes – Behan Planning and Design 
 
“Big” Ideas: 

• Allow and encourage a mix of uses – retail/office/condos/single-
family/light industry/senior housing 

• Scale new development to existing hamlet – “New England” scale 
• Need “rooftops” – there has to be enough new residential development 

to support new non-residential development 
• Need to maintain the unique character of New Scotland – don’t want to 

be another Bethlehem or Guilderland, there’s a clear identity currently 
that should be maintained. People know each other – they know the 
owners of the businesses; there’s a “quaint” nature that should be 
maintained. Maintaining that character and sense of place is believed to 
be good for property values as well. 

• New development should have consistent architecture – need for design 
guidelines.  Could draw from the town’s Dutch heritage 



 
 

 
 

• Specific ideas for the area include: 
o A botanical garden – New Scotland is supposed to be the “jewel of 

Albany County” so it is seems like a logical location. Expanding on 
the idea, adding mixed use development or commercial 
development at the edge of the botanical garden to feed off each 
other.  
 Peddler’s Village in PA was shown as an example of 

something that might work here – it is a mix of retail, 
restaurants and lodging, 1- to 2-story, with activity and 
event space, both outdoor and indoor 
(http://www.peddlersvillage.com) 

o Should take advantage of “Tech Valley” – close to Luther Forest, 
Nano-tech campus, etc. Could allow light industrial in the area, 
which could in turn provide a need for residential and service 
businesses. Have to make sure the manufacturing is still relatively 
small in scale to “fit” in the hamlet. 

o Senior development which would include independent living, 
assisted living and skilled nursing.  Include businesses that would 
be frequented by the senior community. 

o Community supported agriculture (CSA) or a community gardens 
o Distillery/Brewery that grows ingredients right there – could be a 

form of agritourism 
• Should create an economic development committee that could act as a 

liaison between the town and the development community 
• No matter what, the town needs to have a crystal clear plan for the 

hamlet area so developers know what the town wants, rather than what 
it doesn’t want. 

 
Other information/ideas from the group: 
• The “shop local Saturday” was viewed as successful, showing that people 

do seem to care about the local merchants 
• There’s virtually nothing in terms of boarding in the hamlet.  An Inn was 

discussed as a favorable type of development, something big enough to 
not only provide rooms, but an event space for weddings and meetings. 

• Expanding on that, it was suggested that a compact “small village” could 
be built in the hamlet with a couple of new streets with small retail 
shops and cafes/restaurants anchored by an Inn with community/private 
event space. 

• Town hall and the library reportedly both need to expand, perhaps they 
could be moved into the center of the hamlet to help create a 
“community center” 

• No need seen for a large-scale supermarket given the Hannaford and in 
Voorheesville, and the Price Chopper and future Shop Rite in Bethlehem. 

• If infrastructure is put in place, or at least plan, that could help bring in 
new development – a couple of new streets, water and sewer. 

http://www.peddlersvillage.com/


 
 

 
 

• Historically developers have not wanted to build in New Scotland – need 
to change their perception 

• It was noted that Bethlehem has enough water capacity and is willing to 
sell it to the town for this area, they just want to know what the plan is 

• Clearly plenty of room for development, including residential 
development, and Voorheesville school district is under capacity 
currently, and would reportedly be able to absorb (and may welcome) 
additional students resulting from new development 

• Large parcel at NW corner of 85 and 85A would be best suited for park 
land, with development on NE corner 

• Need to plan past the current economic conditions for the future 
 
 
John Behan – Behan Planning and Design 
 

• Large cooperative produce farm? 
• Large planned development – well done 
• Not big box – work with in road 
• Trader Joes/Whole Foods – like Napa Valley, Fairfield Wal Mart – so many trees 

very nicely done 
• Watersheds – so important 

o Downspouts into watershed gardens 
o Get parking to percolate some places 

 Lots of trees 
• Architecture is a big factor – A big factor 
• Fracking – Utica shale –it’s a concern 
• Businesses with housing above 
•  We are a very strong draw 

o Simple 
o Rural nature 
o Not driving expansive commercial areas to get to town 

• Having hard time keeping commercial only commercial – interspersed small 
businesses 

• Walk to a new town center kind of feel 
• Don’t we need a larger population to support businesses here? 
• Small businesses 

o Restaurant 
o Doctor 

• Architecture is a big part. Love to see a Trader Joes…but I love my little 
Hannaford store in Voorheesville “is my store now” 

• Commercial developments to fit the architectural character in area: 
o Victorian 
o Craftsman 
o Etc. 

• Preserving architecture – replicating older style architecture – like in New 
Salem, Clarksville 

o Why people move here 
• Multiple green spaces throughout 
• Connections with a bike path 



 
 

 
 

• Don’t want 3 year old walking on 85A 
• Don’t want pathway “taking over” someone’s lawn 

o Making a pathway system internal 
• Traffic capacity is an issue in Bethlehem 
• Recreation/Park use should be considered 
• Don’t rule out agriculture 

o Heritage trees, organic farming, etc. 
• Commute is 10 – 15 minutes to Albany 
• 250 acres is a big area, could see pockets of development (mostly residential) 

within preserve of rural area; preserve connected areas 
• Partner with State Universities, Cooperative extension 

 
Group Summary 

• Great space+character 
o Agriculture 
o Recreation 
o Walkability/bikeability 

• Architectural style 
o 2-Story or under 
o Local style preserved 
o Even commercial (not too much) is okay 

• Partnering with 
o State University for Agriculture (e.g. Cobleskill) 
o Work w/ property owners 
o Cooperative planning process 
o *give owners their rights 

• Aging/inadequate infrastructure 
Water pressure 85 

 
 
Green Comment Cards – filled out by those not wishing to speak or who had 
additional ideas at the end of the meeting 
 

• We need to maintain space for commercial development. The type of 
commercial is not important. How it is configured and designed – that is 
important 

• I would suggest that all land use in the area be tax producing, not tax exempt. 
It is the only commercial zone in the town 

• Green space combined with green industry – i.e. why not small-scale solar 
farm? Geothermal? What about controlled solar panels on the roofs? 

• Provide guidance now to small commercial businesses in the hamlet that will 
let them grow into bigger businesses in a successful community 

• Small “heritage” “organic” dairy manufacturing incorporating animals, 
museum, processing plant open to public viewing 

• Preserve “wild” area nearest bike path 
• (1) Von Haberscham Beaufort, SC, (2) DMZ – designed developments 

 
 

 


