
1 
 

Town of New Scotland 
New Scotland Hamlet Master Plan 

 
Public Workshop #2 

May 23, 2012 
 Voorheesville High School – 7:00 PM 

 

Meeting Summary 

Presentation 

This was the second public workshop for the New Scotland Hamlet Master Plan project.  
Approximately 35 people attended the meeting which was facilitated by Behan Planning and 
Design.  Michael Welti, AICP from Behan Planning and Design gave a PowerPoint Presentation 
that provided some background information about the project and the study area; and that 
summarized the recommendations contained in the Draft New Scotland Hamlet Master Plan 
(May 2012).   

The Draft Plan was made available for public review a week prior to the public workshop – at 
Town Hall and on the project website: http://newscotlandhamletstudy.wordpress.com.  
Comments collected at this workshop will be considered by the Study Advisory Committee as 
it prepares a final draft of the plan in the coming weeks.  After this meeting, additional 
comments can be submitted to the Study Advisory Committee at Town Hall or to Jennifer 
Ceponis from CDTC (jceponis@cdtcmpo.org, 458-2161).  In order to be considered, such 
comments should be provided by early June.  The Study Advisory Committee hopes to 
complete its final draft and submit it to the Town Board for adoption by early summer. 

Following the presentation of the Draft Plan, Mr. Welti asked those in attendance to answer 
two questions: 

What do you like about the ideas/concepts that have been presented tonight? 

What concerns or questions do you have about the ideas/concepts that have 
been presented tonight? 

The following is a summary of the comments received from the audience at the public 
workshop. 

What do you like about the ideas/concepts that have been presented tonight? 

• Likes the fact that there is more residential.  And a mix with commercial and open 
space, etc. 

• Impressed with the way you can design smaller residential neighborhoods and preserve 
open space 

• Likes mixed use and green space.  Also recognizing housing opportunities for the 
elderly in the plan is good.  Also concerned about the walking/bike path as it crosses 
Hilton Road—people crossing and warnings for motorist to stop. 
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• Likes the ideas of keeping NYS Routes 85 and 85A the way they are—not widening, 
expanding. 

• Likes the small business and service focus—focus on local amenities, small scale 
approach (and not on the big plazas) 

• Likes the idea of small homes for seniors and emphasis on ability to walk from place to 
place. 

• Likes the idea of minimizing access cuts into 85 and 85A (with the internal access 
roads) – access management. 

• The plan will encourage more socialization by design— will help build community (due 
to walkability, trails, sidewalks connecting stores, etc.). 

• Love the plan’s vision for roads—an interconnected network of roads (instead of 
unconnected dead end roads/cul-de- sacs). 

• Plan provides options to travel by car, walk, or ride a bike in safe and attractive ways. 
• Likes the idea of the zoning code with design guidelines.  This will let developers 

understand in advance what the community expects.  This should save time and money 
for the developers (predictability)—and the community gets what it wants. 

• Concern about stormwater and flooding.  Runoff from stormwater can be directed to 
designated areas where it can be appropriately managed.   Good that the plan 
recognizes natural systems – these are mapped so that people will not buy 
undevelopable land. 

• Likes idea of clustering public/civic institutions into the hamlet center area.  (As/if 
these institutions are looking to move.) 

• Liked the presentation—the visuals were very effective.  They show what is possible. 
 

What concerns or questions do you have about the ideas/concepts that have been 
presented tonight? 

• What is a “regional draw” in terms of the plan?  This term is mentioned early in the 
plan.  How is that interpreted?   
 
Response:  The phrase “regional draw” means different things to different people.  
That is one of the problems with the language in the town’s comprehensive plan.  
From a scale standpoint—it generally means that the town is not looking to create 
“gravity” (where customers are drawn from outside the area—i.e., those that do not 
typically use/pass through the area.)   
 

• Since we are not expecting a large population increase in the area, then who is going 
to populate the hamlet? 
 
Response: It is correct that we are not expecting a large increase in population.  That 
is why the emphasis for new residential in the hamlet is targeted toward forms of 
housing that are not present in the New Scotland housing market  today - smaller 
single-family homes, townhouses, and apartments that are geared toward smaller 
households and moderate incomes.  These housing options might appeal, for example, 
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to older residents who no longer wish to maintain the large home that they raised 
their family in but who would like to remain in the community.     
 

• Traffic – question about the classification of roads in terms of traffic capacity. 
 
Response: The graphs in the Existing Conditions section of the report illustrate that – 
based on traffic engineering standards for Level of Service (LOS) in use throughout the 
state and the nation – existing traffic on NYS Routes 85 and 85A is well below any 
threshold that would indicate a capacity problem on these highways.  However, that is 
a very narrow way of looking at the function of these roadways.  In terms of walking, 
biking, and measures of compatibility with residences/neighborhoods located along 
these highways, the report acknowledges other issues (aside from capacity) that are 
considered later in the plan recommendations. 
 

• Concern about implementation… How will this be accomplished?  Is it too complicated?  
Who actually “does anything” (in terms of making the plan actually happen)?   
 
Response:  It starts with adopting or accepting the plan in some fashion (as an 
amendment to the comprehensive plan or otherwise).  Once there is agreement about 
the vision and the plan is adopted, then the hard work begins.  It will require a strong 
and sustained (over many years) effort.  The Town Board can spearhead the initiatives 
(zoning, etc.) as described in the implementation section.    The tools (design 
guidelines, zoning) can then be given to the planning board, etc. to work with. 
 

•  Open space is an important aspect of the plan— conserve contiguous areas and 
corridors so that it is useable, and not fragmented.  Also keeping agriculture as an 
active part of the desired uses in the area—even things such as hydroponics.   
 

• What are the rights of landowners—in terms of moving forward with the plan? 
 
Response:  Owners can, hopefully, see the benefits and see opportunities that they 
want to pursue.  The plan does not compel the owners to do anything.  The Town has 
the ability to manage development through its plan and corresponding land use 
regulations.  There are rules in place now.  In crafting the plan, we tried to provide 
flexibility; and hopefully the landowners will see opportunities in that flexibility. 
 

• Our town is getting older.  (There is one project for seniors being built now).  Driving—
it is not easy for seniors to make left hand turns, etc.  Likes the idea of providing for 
seniors—including establishing housing for seniors with moderate incomes.  Also 
offering options for young households—those with limited means.  Some concern that 
there is too much residential in the plan (fiscal issue) but businesses do need people. 
 

• We have some existing businesses that draw from the region already (Falvo’s)—this is 
not necessarily bad.  Thatcher Park is a draw.  What else would be an appropriate 
draw—artists, boutiques, local businesses, smaller scale. 
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• What do we have for young people to do; so that they are attracted to stay (or come 

back)?  There should be subcommittees to come up with ideas.  Need an outreach 
person to draw businesses to the area. 
 

• Likes the ideas for parking—shared parking, smaller parking lots, etc. 
 

• Likes the idea of being able to connect between character areas—and the rail trail to 
connect throughout.  Also the suggestion to reactivate the rail underpass on Youmans 
Road is a good idea (connection to the Town Park).   Concern about the “MDR zone” on 
the east end of the study area —one of the more populated areas.  Should look to 
connect to this area too—both from Bethlehem (existing sidewalk that ends near the 
Town line) and to the new/expanded hamlet area. 
 

• Does this all stop…wait until the area gets public water?   
 
Response:  Not necessarily—but water system expansion will be necessary to support 
the full vision.  Rather than wait for this to occur, the plan suggests a more pro-active 
approach led by the Town. 
 

• Question about conservation subdivisions: for the preserved land—who owns (and takes 
care of, pays taxes on) the conserved land?   
 
Response:  In all cases, the conserved land should be protected by a conservation 
easement.  The conserved land can be owned / maintained by one landowner or 
several landowners as part of their parcels.  In a larger project, it might me 
owned/maintained cooperatively via a homeowner’s association.  A land trust could 
also be involved.  There are many alternative scenarios that can work depending on 
the specific circumstances.  The important thing is that the future of the open land set 
aside in these projects cannot be left to chance.  Conservation easements are critical 
for securing the future of these lands.  A management plan for the open land should 
also be prepared and made part of the easement.  The zoning and subdivision 
regulations should spell out in detail what is required to ensure that these things are 
addressed properly. 
 

• What about trying to preserve the view on NYS 85A?  (The vista, up across the 
landscape to the escarpment.)   
 
Response:  The plan suggests a more holistic approach for the development of these 
large parcels.   Development along road frontage is the most simple, and common, 
approach typically used.  The plan, on the other hand, provides ideas for the 
development of internal portions of these parcels so that some of the frontage can be 
preserved. 
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• Nothing happens without a champion…who is going to be the champion here?  A 
developer?  A group of property owners together to get a master planned 
development? 

 
Response:  There could be many different champions.  The Town Board will need to 
lead in order to set the stage for this to happen.  Code specific to the vision outlined 
in this plan should be written (not simply copied from elsewhere).  But the Study 
Advisory Committee, landowners, and others can all have a role to play.  A 
“cooperative planning approach”, with the Town, the landowner(s) and the 
community working together to shape a specific development proposal could be 
particularly beneficial here if people are willing to work cooperatively.    
 

Wrap-up and Adjournment 

The meeting was adjourned at approximately 9:00 PM, after everyone who wanted to had an 
opportunity to provide their comments.  

 


