RESOLUTION RECOMMENDING APPROVAL OF THE PROPOSED VAN HOESEN
STATION PLANNED DEVELOPMENT DISTRICT, WITH MODIFICATIONS

WHEREAS, Applicant has made application for a proposed planned development district,
which would be a residential multi-family project, comprised entirely of rentals, dominated by
eight-unit multi-family apartment buildings, with 24 such buildings proposed. In addition, 40
resident storage units, eight single-family residential dwellings, and other amenities for use by
residents are proposed (“Project”);

WHERAS, the proposed Project would be located next to a residential neighborhood, with
predominately single-family homes, and is located in a PD-3 zone, a zone that does not allow the
proposed use and thus the basis for the application for a PD-2 Planned Development;

WHEREAS, section of the 219-95 of the Code of the Town of Schodack (“Town Code”)
provides for Planning Board review of Applicant’s proposed sketch plan and submission of a
report to the Town Board, which report “shall approve, approve with modifications or disapprove
the sketch plan ...”

WHEREAS, the Planning Board has served as lead agency under SEQRA and previously
issued a Negative Declaration;

NOW THEREFORE BE IT RESOLVED THAT the Planning Board, per § 219-95(C)(3)
of the Town Code, recommends approval of the proposed sketch plan, but with the modifications
set forth herein;

(@) Conform to the Town’s Comprehensive Plan

The Town’s Comprehensive Plan notes the “four decades of plans, reports, and studies
completed for and by the Town” (p. 2) and contains, among other things, a limited list of five
“Fundamental Guiding principles” and a Vision Statement. The Guiding Principles and Vision
Statement are the backbone of the Comprehensive Plan. The Vision Statement begins by stating:

The Town of Schodack will continue to be a desirable place to live,
work and recreate, offering an excellent quality of life for residents
and visitors. The Town will encourage its growth to preserve its
historical, cultural and natural resources for this and future
generations.  Schodack will retain its ‘small-town feel’ by
encouraging the preservation of prime farmland and agriculture ...

(Comprehensive Plan, p. 3).

Guiding Principle #1 is “In recognition of the historically rural nature of Schodack, protect
and conserve open space and agricultural land as much as reasonable and economically feasible™).
Subparagraph B thereof states: “Consistent with the historical rural character of Schodack,
residential developments should be structured to create small communities or hamlets which can



be integrated with open space conservation efforts and with recreational and leisure use features
which promote community or hamlet life.” (Comprehensive Plan, p. 7).

Also relevant to the subject application is Guiding Principle #2. It states: “Promote quality
of life assets in the Town which are consistent with the rural nature of the Town and which
maximize use of its natural resource features, assets, and history.” Subparagraph C thereof
provides: “Major residential development sponsors+ should be routinely asked to consider
inclusion of a variety of recreational and leisure times uses coupled with open space preservation—
including but not limited to sidewalks, ‘mini-parks,” bikes and hiking paths, etc.”.
(Comprehensive Plan, p. 8).

Additionally, Section V of the Comprehensive Plan, titled “Prior Comprehensive Plan
Reports,” provides the following, which Applicant has cited in support of its application:

The Growth Analysis committee found that the Town may be in
position to encourage affordable senior housing in the future due to
the fact that the median age rose considerably in the 1990’s, more
than 70% of Town residents in 2000 were living in the house as they
were in 1995 (demonstrating community “attachment’); and the fact
that there was little rental housing located within the Town beyond
the Village of Castleton. The study also outlined several factors that
should be considered in any future senior housing development
endeavors. These included: accessibility to public transportation
and public roads; proximity (within walking distance) to essential
services, compact and flat site development; and cost effective water
and septic (or sewer) provision. The Growth Analysis committee
listed both the advantages and disadvantages associated with
allowing the free market to continue to influence Schodack’s
residential development ...”

(Comp. Plan, p. 54).

In support of its argument that this factor favors approval applicant states in its June 14,
2021 and July 28, 2021 Project Narrative submissions that the proposed use is an “appropriate
transitional use of the property” and that there is a need for rental property in the Town.

The Comprehensive Plan notes there is a general need for rental housing in the Town and
that the flexible land use mechanism of planned development districts is to be encouraged, as more
fully detailed below. However, this Board further interprets and applies same that it has the
objective of attempting, if possible, especially with residential properties, to maintain a “small-
town feel” and that recreational opportunities should be created for the use of all town residents,
thus warranting modifications to the sketch plan as proposed.



(b) Meet the intent and objectives of a planned development as stated in this Article

Article XII, “Planned Developments” at section 219-90, “Purposes,” provides the
following as the intent of the Town’s planned development process:

A The planned development (PD) procedure provides a flexible land
use and design regulation through the use of performance criteria so
that developments may be matched with sensitivity to the unique
characteristics of their site. This procedure recognizes that while the
standard zoning function (use and bulk) and the subdivision function
(platting and design) are appropriate for the regulations of land use
in areas substantially developed, these controls represent a type of
regulatory rigidity and uniformity which may be inimical to the
techniques of land development contained in the planned
development concept. Conventional area and density specifications
set forth by other sections of this chapter are intended to be replaced
by application of the planned development procedure and resulting
PD-2 District, as provided for herein, to lands upon which the
approved plan becomes the basis for control and development.

B. While flexibility in substantive regulations is encourage, it is
intended that uniform procedure and the required conformance with
the Town Comprehensive Plan and municipal service capability
shall ensure the general welfare through equal treatment under the
law as well as precise control of all aspects of the development as
approved.

It is noted that in recent years, this procedure has mostly been utilized for the location and
permitting of utility solar projects in town and a small scale business park. The Board
acknowledges the aforementioned criteria and believes that the proposed type of use is an
appropriate use but not at the density proposed.

Additionally, Article XII, section 219-92 of the Town Code, titled “Objectives,” provides:
“In order to carry out the intent of this article, the application of PD shall achieve the following
objectives; it shall:”

A Contain an adequate and integrated system of open space and recreation areas
designed to tie the PD together internally and link it to the larger community.

The sketch plan, last revised September 28, 2022, provides some open space as well
as a trail system located wholly within the proposed development along with a
sidewalk along US Route 9.


https://ecode360.com/10671973#10671973

Preserve trees, outstanding natural topography and geologic features, while
preventing soil erosion and uncontrolled surface water drainage.

Although 38% of the property will remain natural areas and the wetlands and ponds
are another 7% of the property, most of same is located on land that is difficult to
develop and is located on the perimeter of the development. Of the area to be
developed, most of the topography and trees will be altered. Soil erosion and
surface water discharge will be managed on-site.

Preserve and integrate historically significant structures and sites into viable
adaptive uses.

There are no historically significant structures or sites on the subject property.

Use land efficiently, resulting in smaller networks of streets and utilities and
thereby lower development and maintenance costs.

An interior loop road is proposed to service the proposed development and appears
to provide adequate vehicular circulation. However, since municipal wastewater
disposal is not available at this time, a significant amount of land area is being
utilized for subsurface wastewater disposal.

If residential in land use, provide a maximum choice in occupancy tenure (e.g.
individual ownership, leaseholds, condominiums), type of housing (e.g., detached
houses, townhouses, garden apartments), lot size and community facilities
available to existing and potential Town residents.

As proposed, all units, apartment and single-family residence are to be rentals and
there is no choice in occupancy tenure. As proposed, as noted above, it is
predominantly multi-family housing. There is no subdivision proposed and
therefore no transfer of ownership to customers, even as to the eight proposed
single-family residential strictures. The use of the facilities is limited to residents
of the proposed development only, and not available to Town residents who do not
live there.

Possess creative design and site planning of a quality that will produce a more
desirable environment through improved functional relationships between
buildings and uses.

The sketch plan, as presented, is functional but similar to other large scale
apartment complexes throughout the region. As to functional relationships,
virtually all of the on-site amenities are located in one portion of the site.
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G. Provide more convenience in the location of accessory commercial and service
areas.

There are no accessory commercial and services areas proposed.

H. Provide an orderly transition of land from rural to urban uses.

The proposed use provides a transition between commercial and residential land
uses. Once again, it is located between a predominantly single-family
neighborhood and commercial uses.

l. Produce a development pattern in harmony with the goals and objectives of the
Town.

Applicant has cited and discussed the portion of the Comprehensive Plan noting
“there was little rental housing located with the Town beyond the Village of
Castleton” and the need for market rate housing. This is more fully discussed above
and is therefore incorporated herein by reference.

(© Meet the general criteria stated in this Article

Such criteria, including that contained in Town Code section 219-93, titled “Standards for
Determination” have been the subject of extensive review by the Planning Board and its
consultants. The engineer for the Planning Board has issued numerous review letters, carefully
examining such criteria, all of which are incorporated herein by referenced and will therefore not
be repeated. It also is noted that three board members are professional engineers.

(d) Achieve conceptual soundness in the it meets local and area-wide needs and it conforms
to accepted design principles in the proposed functional roadway and pedestrian system, land
use configuration, open space system and scale of its elements, individually and to one another.

The Project meets a local need for the addition of rental housing. It conforms to accepted
design principles in the proposed functional roadway and pedestrian system, including the
sidewalks whose addition to the proposed sketch plan was encouraged by this Board. The land
use configuration, as proposed to be modified herein, is more consistent with current land use
development patterns in the Town. In furtherance thereof, the open space system provides the
potential for outside residential use, especially if amenities are added for use by residents outside
of the proposed planned development district. As proposed to be modified, the scale of its
elements, individually and to one another is in greater harmony with the surrounding land uses.


https://ecode360.com/10671979#10671979
https://ecode360.com/10671980#10671980
https://ecode360.com/10671981#10671981

(e Provide adequate physical and human protective services and utilities available or
proposed to be made available in the constriction of the development.

As designed, the Project provides adequate physical and human protective services. As
noted herein, Applicant proposes on-site septic due to the unavailability of municipal sanitary
sewer capacity. There is adequate energy and communication available. Water is available but
only if the Town Board grants approval of a water district extension.

Factoring in all of the above, it is the belief of this Board that the Town may benefit from

the addition of residential housing, and that the sketch plan as recommended to be modified below
provides both a type and amount of housing that is recommended by this Board.

Recommended Modifications

THEREFORE, IT IS FURTHER RESOLVED THAT the Planning Board recommends
approval of the sketch plan but with the following recommended modifications:

1. The number of units be reduced by approximately forty (40) to fifty (50%) percent,
depending upon the final mix of housing unit types. It is further recommended that this reduction
be effectuated in part by adding additional single-family homes on the southern portion of the
interior loop road, across from the eight single family homes that are proposed. In furtherance
thereof, it is also recommended that townhomes should be added to the mix of unit types and be
placed in an area removed from the existing neighborhood.

2. The project should be approved and constructed in such a way that construction of
the second and subsequent phases of residential units, which shall not be less than fifty percent of
the total residential units, shall not be commenced until there is demonstrated ninety percent
leasing of the preceding phases.

3, The eight-unit buildings are to be arranged in a such a manner that up to three
buildings may share a common parking lot.

Moved By ; seconded by , and the Board
voted as follows:
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