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Preliminary Review of 2080 New Scotland Road Site Plan and Variance Application for Multi-family Proposal – Preliminary Review by V. Soeller and N. Stolzenburg (2 28 23)

This project is proposed within the Town of New Scotland’s Hamlet District Expansion zone.
Site Plan documents submitted and dated Dec 20, 2022 were previously reviewed. Recently, site plans dated February 14 and February 20, 2023 have been submitted and reviewed. The project now proposed is for 12 two-story, four unit buildings, and one 2-story, two unit building; with a total of 50 condominium units.

The application as submitted requires waiver from the Hamlet Design Guidelines (driveways in front yard), and three variances (sidewalks on both sides of the street, on street parking, and wetland buffer setbacks). The project will require Town Board acceptance of the water and sewer infrastructure.

Questions and Comments Related to Submitted Site Plans and Project Narrative (Also incorporates comments from Jeremy Cramer 2/23/23).

1. The maximum number of units is above the allowed base density. They are utilizing the density bonus incentive but have no information listed to claim bonus density. All plats and plans for a project where density bonuses are proposed to be applied shall clearly indicate the location and number of residential units that are bonus units. A plat or plan note shall also be added providing narrative indicating the number of eligible density bonuses to be used. The site plan should show base density and density bonus calculations. As per zoning, it should also provide narrative as to specifically what density bonuses are being sought. Note that the maximum density bonus is 25% of base density. Note also that the zoning requires the Planning Board to ensure that the site and its site infrastructure can support the additional density allowed from density bonuses. Please provide a narrative describing such support.
2. Confirm that the acreage shown for the 45% open space does not include lands to be used for stormwater facilities. It is not clear from the chart on C1 whether stormwater facility lands are included or excluded from the open space calculation.
3. The site plan(s) should show[footnoteRef:1]: [1:  The Planning Board should discuss at the sketch phase whether the missing information from the site plan is best provided prior to, as part of, or after approvals (or disapprovals) of the waivers and variances are determined. Decisions about those waivers and variances will impact the site plan and its layout.] 

1. Current conditions as a separate sheet;
2. Areas to be disturbed and areas as designated open space;
3. Trails to be proposed on site for use of residents;
4. Details on sidewalk(s) showing planting strip as per zoning;
5. Bike paths or bike circulation facilities, or use of road sharrows, as may be proposed;
6. Location and number of planned EV parking spaces, if any.  The application does not indicate the provisions of electric vehicle charging stations as required in O(4)(b);
7. Label the 75’ required Stream Buffer area;
8. Rear setbacks of buildings 5 & 6 to be a 20’ minimum;
9. Access and easement locations for stormwater post construction;
10. Access and easement locations for sewer plant;
11. Clearly identify buildings to be removed.  Remaining pole barns and sheds currently not labeled to be removed;
12. Curbs shown along proposed street;
13. Designated parking facility at end of proposed street is required, but not shown. This should also link to bike or shared path as part of open space plan;
14. Details on proposed street lighting, including use of dark sky compliant lighting fixtures. The Planning Board may require a photometrics plan to show extent of lighting impacts (Section M).
15. Sidewalk and walkway details, especially related to walkway connections to front doors, and sidewalk treatment across driveways.
4. [image: ]The water main along New Scotland Road is not owned by New Scotland. It is a Bethlehem water line. A water district or extension would be required along with the plan that indicates the placement of a master meter or meter pit.  (To be determined by the TDE and DPW).
5. [image: ]Building Design. Our major concern is that the building design features garage doors and is not, in our opinion, consistent with the hamlet design desired by the Town (See figures for other models, attached).The front facades may not meet requirements for façade articulation, building entrances, and other design standards of (H).  At the very least, buildings 1 and 13 facing New Scotland Ave need to meet those standards. The application now includes renderings of an Adams Pointe development built in Malta, to help determine if the building design and materials meet the design standards listed in section H(6). The Town’s Hamlet zoning discourages garages and parking in front of the housing units as shown. We suggest that a great deal of discussion is needed on the façade and building design to bring these into compliance.Figure 1. Examples of Multi-family housing

6. [image: A picture containing outdoor, building, grass, sky

Description automatically generated]Buildings are to be oriented to the street – especially important along Route 85. Buildings along Route 85 should be parallel to that road, meet the 5’ minimum and 25’ maximum setbacks from the back side of the sidewalk along New Scotland Road.  Note no sidewalk is shown along that road.  Building 1 should be moved to be parallel to Route 85. Building 13 should also be moved closer and parallel to Route 85 to create the desired streetscape. In essence, these two buildings along Route 85 are essential to creating the hamlet-style standards.
7. The application does not address the circulation standard requirements applicable listed in section K. This is essentially a suburban-style dead-end street. 
8. The application indicates the off street parking will be located in the front yard. Section O(1)(d)(i) prohibits the use of off street parking in the front yard.
9. The application requires a landscape plan prepared by a landscape architect to show all street tree and yard plantings, screening, buffers, maintenance of the maximum number of existing trees, etc. No street trees or other landscaping shown yet.
10. No sidewalks are shown along New Scotland Road. All sidewalks should connect to adjoining properties and to sidewalks within the development.
11. The application does not include an open space plan as required to address open space provisions, the preservation of natural features, or other proposed open space requirements in the zoning code.
12. The Legend does not depict the symbol for fire hydrants.
13. The Open Space Statistics Table shown on the Feb 14 and February 20 2023 Site Plans have not changed from that shown on the Dec 22, 2022 Site Plan. These need to be updated.  
14. The Parking Analysis Table shown on the Feb 14, 2023 Site Plan has not changed from that shown on the Dec 22, 2022 Site Plan. This table should be updated to show the development now proposed is for 50 units, not 52 as proposed initially. On street parking decisions dependent on variance from on street parking requirement.
15. The most recent submission includes trip generation information as an appendix to the Narrative. Note that it is based on the previously proposed 52 units. The average number of dwelling units used for this data ranged from 187 to 199 units.  Further review is likely needed by a traffic engineer to determine data that is more accurate.  We defer to the Town’s engineering consultants, Stantec. 
16. Please submit wetlands assessment information for review.
17. Please submit the Phase 1A/1B Archaeological Study for review.
18. We fully agree with Jeremy’s comments:
1. Water master meter should be moved as it is in the setback for where the corner building should be located.
2. Set back of units inside project should be based off proposed sidewalk inside of project. Distance not shown.
3. If request is being made to eliminate sidewalk on one side of proposed street, units on that side should be similar to side with no sidewalk.  No dimensions shown.
4. [bookmark: _GoBack]Location of utilities such as electric, possibly gas, and cable should be shown to verify street trees and sidewalks are not proposed in same locations.
5. Plan as per zoning should require local or main street design. Local street most appropriate which shows on street parking on both sides.  Neighborhood street design as shown, per zoning is only used for single family, attached or semi-attached single family units. Variance request from local street with off street parking on both sides should be shown if request is to be made.

Questions and Comments Related to Submitted SEAF
As per NYCRR Part 617, and email from Jeff Baker, the project should be using the Full EAF.

Their narrative discusses that trees would be removed as per NYS DEC to protect Northern Long-Eared Bats. However, it is not determined yet whether that bat species uses that parcel. We suggest additional information about likelihood of NLEB use on that property. Further, the questions about wildlife species and habitats from the FEAF can not likely be answered without on-site inventory and survey work.

Further review of the FEAF would be necessary after submission.

Questions and Comments Related to Proposed Variance Requests 

After review of the Variance applications, dated February 14 and February 20, 2023, we note that many points of the Hamlet Zoning still have not been incorporated. Instead, the applicant requests four variances. A “Future Roadway Extension” is now indicated at the back of the proposed development. It is located back behind the three 13,000 gallon septic tanks; the private wastewater treatment facility, and the WWT control shed that are now shown on the most recent Site Plan.

The Area Variances requested include:

Section 190-122(L) Street Design Standards Table 3 & Section 190-122(L) Design Standards for New Streets Figure 8 -
1. Relief for No Parking on one side of the street
2. Relief for One Sidewalk along the street and no Bike Lanes
3. Relief for No Curb

Section 190-122(R)) Riparian and Wetland Setbacks
4. Relief from the 50’ setback from a Wetland

Several questions arise related to these variance requests:
· Why no curb?
· If no bike lanes, then why not bike paths within the development that connect to open space and to the sidewalk system or other bike lanes?  A primary goal of the hamlet is to be pedestrian oriented. Decreasing sidewalks and/or bike lanes decreases pedestrian opportunities and makes this a very car-dependent development – not what is envisioned for the hamlet.
· Why relief from the 50’ wetland setback? Is this just to maximize their buildable space? What, if anything does this do to potential wetland functioning. The Town should ask for more information about impacts to that wetland from the development and reduction of the buffer.

Other
An Appendix on Demographics has been added to the Narrative in the recent submission. It states that “Many tenants will be retired or above age 50.” Is there documentation to suggest that this will be the case for the New Scotland condominium development? Appendix 2 presents data from the Capital District Regional Planning Commission. The table shown on “Children per housing unit in new residential construction” represents duplex/townhouse and shows a figure of .31 children per unit. The source data is listed as the 2000 Census, 5% Public Use Microdata Area (PUMA) data. At this time, it is very likely that newer data is available, and the Applicant is asked to research this.
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