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1]

Why a New Comprehensive Plan?
The existing Comprehensive Plan is nearly 15 years old and does not necessarily 
reflect new community concerns or adequately address community growth issues.  In 
recent years the Town has experienced an increase in development activity and is 
beginning to feel the pressure of new growth.  While the Town cannot and does not 
want to stop growth, it should occur in a managed and productive manner.  The new 
Plan provides the road map to ensure that the Town remains a desirable place to live 
and work – a town with appealing neighborhoods, good housing, adequate traffic 
circulation, quality public services, and a pattern of private and public land use which is 
both desirable and efficient.

What is a Comprehensive Plan?
The Comprehensive Plan is one part of the land use planning process. The Plan is a 
public document which is adopted by the Town as a policy guide to decisions which 
affect the physical development of the Town.  It provides the framework for identifying 
what the community will look like (goals, objectives, principles), how the community 
intends to get there (standards, devices, instruments) and the purposes for doing so.  

This new Comprehensive Plan will serve as a long-range guide for both public and 
private decisions that influence the community.  It will also provide the rational basis to 
update the zoning and subdivision laws, provide guidance on capital expenditures, and 
identify the goals, objectives, and policies for the immediate and long-range protection, 
enhancement, growth and development of the Town.

2] How is the Plan Implemented?      
The Comprehensive Plan is a public document that is adopted by the Town Board as a 
policy guide to future public and private land use decisions in the Town.  The Plan is not, 
however, self-implementing.  In order that the policy decisions in this Plan are 
implemented, certain land use control mechanisms are necessary.  These mechanisms 
include:

1. A zoning ordinance to regulate land use, housing density, and the size and 
location of structures;



2. A subdivision ordinance to ensure that new development is properly designed, 
cost effective, and does not have a negative impact on the neighborhood;

3. A process of environmental review by the specific board of responsibility to 
ensure that the environmental impacts of developments are given adequate 
consideration pursuant to the State Environmental Quality Review Act and 
adverse impacts to the environment are minimized or avoided to the maximum 
extent practicable.

==

7] Flora & Fauna
With European settlement, most of the town was cleared for agricultural use.  Remains 
of original forest lands were limited to marginal, more inaccessible areas.  With a 
decline in agricultural uses in more recent times, many former farm fields are 
undergoing vegetative succession, the process by which nature reclaims the land and 
eventually returns it to a mature forest or other dominant vegetative community that 
existed prior to disturbance.   As a result, approximately 50 percent of the town is 
currently forested to some degree.   The increase in forest cover will probably continue, 
although it will be offset and fragmented to some extent by new residential 
development.

10]  Transportation
The Town has excellent highway access with a direct connection to Interstate Highway 
(I-88) at exit 24.  Aside from the interstate, the main east-west routes are U.S. Route 20 
and State Route 7.  U.S. Route 20 is the busiest road in town.  A Principal Rural Arterial, 
Route 20 has an Average Annual Daily Traffic (AADT) volume of 7200 between State 
Route 395 (Main Street) and State Route 7.  Some minor delays are experienced in the 
east bound a.m. peak hour approach to the Route 20 and Route 7 intersection in the 
hamlet of Duanesburg.  The principal north-south road is State Route 30.  From the 
Schoharie County line to U.S. 20, State Route 30 has an AADT of 2000.  The Town 
does not currently experience significant traffic congestion of any kind.

13] Police, Fire and Ambulance Services
Police protection is provided by the State Police and the County Sheriff.  A sub-station 
of Troop G of the State Police is located on State Route 7 in the Town of Princetown.  
County Sheriff patrols are based out of downtown Schenectady.

There are six volunteer fire companies in the town of Duanesburg.  The two largest 
districts, Mariaville and Duanesburg, provide service to approximately the eastern half 
of town.  The remaining district includes Burtonsville, Delanson, Esperance, and Quaker 
Street volunteer fire departments.



25]  Natural & Manmade Hazards
Review of existing natural and manmade conditions is a key element in the process of 
making land use decisions.  Floods, landslides, hazardous material spills or dam 
failures are only "disasters" when people and property are affected.  One important way 
to minimize our risk from natural or manmade hazards is to plan and develop our 
communities with those hazards in mind.  

Minimizing risk is an essential focus of public safety planning.  Every land use or public 
facility action taken by local government should be based on a recognition that some 
natural and manmade risk exists.  The level of risk involved then becomes critical in 
determining when government involvement becomes necessary or desirable.  The 
challenge is to balance the probability of potential hazard impacts with the 
characteristics of proposed land uses.  

Natural Hazards
Within the Town the primary natural hazard is the floodplains of the Schoharie Creek 
and Normanskill.  Secondarily, there are steep slope areas where soil stability can pose 
a potential landslide concern and overall steep grades can present vehicle access 
difficulties. 

Manmade Hazards
Manmade hazards include dam failure (Gilboa and Mariaville Lake), and hazardous 
material spills/explosions associated with I-88, Canadian Pacific Railroad, natural gas 
pipelines, and some fixed sites such as fireworks manufacturing facilities.  

Although the probability of an accident involving dam failure or hazardous materials 
within the Town is rather low it should not be ignored.  Within the Town the presence of 
the above listed transport and fixed sites warrants the Town’s consideration in 
development of land use plans and review of developments that are located within the 
area vulnerable to a hazard incident.  A map depicting the areas of vulnerability for 
manmade and natural hazards is contained in Appendix D. 

==
30]  Household Survey Results

During the spring of 2005 the town mailed a survey to all households in Town as part of 
the public outreach effort for the Comprehensive Plan.  Of the 2,117 surveys mailed, 
625 or 30 percent were returned.  This is considered a high response rate for a mail 
questionnaire using a single mailing.  The results of the survey along with comments 
received at public meetings provide insight into Duanesburg’s land development issues 
and helps direct the recommendations contained in the Comprehensive Plan.  The 
following is a brief summary of the survey results.  The complete results can be found in 
Appendix A.



Respondent Profile
Respondents appear to be representative of the Town’s development pattern with 
approximately 55 percent indicating they live on property less than 5 acres in size and 
20 percent on properties greater than 25 acres.  Thirty-four percent considered their 
property as Residential/Hamlet and 49 percent Residential/Agricultural.  With regard to 
tenure, 28 percent responded that they have lived in their home 10 years or less, 27 
percent between 10 and 20 years, 20 percent between 20 and 30 years, and 25 percent 
between 30 and 40 years.  

Future Perceptions/Desires
When asked what the three most important issues facing the Town over the next 5-10 
years are, most people indicated Rural Preservation.  Water/Sewer was the second 
most important issue followed by Out of Control Growth and Lack of Businesses.

31]  When asked what types of businesses they would like to see in Town, small retail 
received the most responses, followed by restaurants, and professional offices.  
Warehousing/Storage Units and manufacturing received the least support.  The I-88 
interchange was perceived as a good place to locate commercial business followed by 
U.S. Route 20/State Route 7 and the Hamlets.

Ninety-five percent of respondents indicated that the Town should encourage farming as 
a land use.  Similarly, 95 percent responded that open space should be encouraged.  
Over 90 percent of respondents thought that special measures should be taken to 
preserve historical and cultural properties.

With regard to the design of residential development, 78 percent agreed that “strip” 
residential development along roads should be avoided in favor of planned residential 
development.  Fifty-nine percent feel that the current minimum lot size is just right while 
35 percent say it’s too small.  Only six percent feel the current minimum lot size is too 
large.

Respondents’ overwhelmingly agreed (86 percent) with the Town’s land use goal as 
stated in the survey.  While 80 percent said the Town should discourage multi-family 
residential land use, the same percentage responded that senior housing should be 
encouraged.  

Commercial and light industrial land uses were viewed similarly with 70 percent of 
respondents indicating they should be encouraged as land uses.  Conversely, 91 
percent said the Town should discourage heavy industry.

==
32]  Land Use



Goal: To preserve the rural character of the Town by promoting a land use pattern 
that strengthens existing hamlet centers, protects important natural resources, 
maintains an efficient transportation network, provides for economical services 
and facilities, fosters an orderly pattern of growth and development.

==
Objective:  Adequately consider access management when locating commercial and 
residential development along state, county, and local roads.
Frequently local governments are pressured to locate commercial developments in 
strips along major transportation routes.  Locating commercial uses in this manner 
along transportation corridors increases the number of access points (driveways and 
intersections), decreases the level of service of the road, and creates a conflict between 
local and through traffic.  A related problem is the establishment of residential strips in 
rural areas.  As with commercial strips, the establishment of residential lots with 
individual driveways contributes to the conflict between local and through traffic, 
decreases the level of service along the road, and inhibits the development of land 
which does not have direct access to a major roadway.  The capacity of roads used for 
through traffic can be maintained by:

• Creating deeper roadside zones to encourage centers of development and 
discourage strips. 

• Encouraging developments to share a common access where appropriate.
• Encouraging development within or adjacent to existing hamlet centers.
• Planning for the construction of service roads between commercial uses.

33]
Objective:  Continue to allow low impact commercial developments such as antique/
craft shops and small professional offices in the Rural Residential Agricultural District. 

• Commercial uses in the rural residential/agricultural areas should be designed 
and located with an informed respect for neighboring land uses and site 
limitations.  

• Continue to require a special use permit for such uses, to ensure that appropriate 
local review can take place to limit any potential negative impacts.

35]
Objective: Encourage the growth of service, retail, and small industrial businesses 
which are compatible with existing land uses.

• Adopt land use regulations that permit a wide variety of uses as long as they 
meet established performance standards that ensure compatibility with the 
surrounding area.  Performance standards regulate the impact of uses (i.e., 
noise, odor, vibrations, etc.) rather than the uses themselves. They should be 
readily measurable and enforceable.

• Continue to support home-based businesses (home occupations) that are 
compatible with surrounding land uses.  Regulations for home occupations 
should establish clear standards.



• Ensure that commercial/light industrial developments proposed within the 
Metroplex Service Area are aware of the potential financial assistance available 
from the Metroplex Development Authority.

• Encourage County IDA to fund agricultural economic development enterprises.

35]  Objective: Support improved aesthetics through the use of appropriate 
architecture, site design, landscaping, control of signs, and general upkeep.

New commercial buildings should be compatible with their surroundings.  Often 
“stock” buildings, designed for business use without regard for the site, tend to be 
imposed on a site, rather than tailored to the site’s particular strengths and 
weaknesses.  The use of trees and shrubs not only improves the appearance of 
commercial buildings, but their use also moderates the influence of wind sun, and 
precipitation.  Signs affect the roadside landscape and traffic safety in profound 
ways. 

36]
• The Town’s zoning law should provide clear guidance regarding components to 

be included in site plans, review procedures and site design standards. 
• The Town’s zoning law should clearly grant authority to enforce conditions of site 

plan approval and general property maintenance of commercial developments.

==
38]  Objective:  Attempt to maintain the Town’s rural atmosphere as development 
occurs.
The results of questionnaires show that an overwhelming majority of town residents 
support the Town’s land use goal of maintaining a rural atmosphere.  

• Promote site design that achieves the community goal of maintaining a rural 
character while allowing landowner flexibility.  Consideration should be given to 
adopting revised cluster/conservation subdivision regulations.

• In general, the layout of new development should protect roadside views and 
home sites should blend into the landscape to the greatest extent possible.  
Buildings should not protrude over ridgelines or be sited in the middle of open 
fields.  Stonewalls, hedgerows and other rural landscape elements should be 
retained where practicable. 

=

Goal: Minimize the risk to persons and property from a natural or manmade 
disaster.

==
Administration



44]  Goal: Improve the administration, implementation and enforcement of land use 
regulations.
Objective: Ensure proper training and access to pertinent information for zoning and 
planning officials.

44] Land Use Plan

7 zoning districts
The Town is currently divided into seven zoning districts:  
R-1 -   Residential Higher Density – Lots 1 –1.5 acres
R-2 -   Rural Residential / Agricultural
H -   Hamlet – Mixed Use Residential / Commercial
C-1 -   Commercial  

45]   

C-2 -   Commercial & Light Industrial
L-1 -   Lake
MP -   Mobile Home Park

It is recommended that the number and names of the districts remain the same.  Policy 
changes to zoning laws and development review procedures should be implemented as 
discussed in the Goals, Objectives, and Recommendations section of this Plan.  
Descriptions of the existing zoning districts appear below.

=

C-1:  COMMERCIAL BUSINESS DISTRICT
The existing Commercial Districts are concentrated along State Route 20 and State 
Route 7.   They generally encompass existing business development and are located at 
highway intersections and other nodes of activity.  Much of the Commercial District is 
currently vacant or in agricultural use providing ample acreage to accommodate 
business development.  Certain areas are predominantly occupied by single family 
dwellings since they are a permitted use by special use permit.  In areas of Commercial 
Districts dominated by single family dwellings, consideration should be given to 
rezoning the property to accurately reflect existing land use. 

Adequate land is set aside to meet the business and commercial needs of the 
community.  However, depending upon the proposed use and location, commercial 
development may be limited due to the lack of public sewer and water.

The clustering of commercial activity in the Town is important for safety and community 
character reasons.  Concentrated commercial areas minimize traffic conflicts on Route 
7, 20, and 30, the three roads with highest volume of traffic in the Town.



=

46]  C-2:  MANUFACTURING & LIGHT INDUSTRIAL DISTRICT

47]  Historically, there has been little or no demand for industrial land in the Town.  The 
lack of a large pool of skilled workers and the lack of central water and sewage systems 
are factors that discourage industry from locating in the Town.  However, the Town must 
provide the potential for this type of development.  

There are approximately 470 acres around the I-88 exit 24 interchange and the 
Duanesburg Hamlet area zoned C-2.  One other 88 acre parcel at the intersection of 
Route 20 and Gage Road, developed as a building supply warehouse, is also zoned 
C-2.  The C-2 zone is predominantly vacant or agricultural property.  Like the C-1 
District, some parcels have been subdivided for single family dwellings.

The principal difference between the C-1 and C-2 zones is C-2 allows 
Manufacturing and Light Industrial uses and warehousing and storage units.  
While Heavy Industry is defined in the Town’s Zoning Ordinance, it is not clear 
whether or not it is permitted.  According to the household survey, 70 percent of 
respondents indicated that commercial and light industrial uses should be 
encouraged as land uses.  Conversely, 91 percent said the Town should 
discourage heavy industry.  

Given the prominent location of the C-2 District, proposed uses will need to be reviewed 
carefully.  All uses must currently comply with adopted performance standards.  As with 
the C-1 District however, commercial development may be limited due to the lack of 
public sewer and water.

Small industries can blend harmoniously into rural landscapes by carefully applying site 
plan and performance standards.  Adequate acreage appears to be available to 
accommodate such uses.  However, additional areas should be considered for small 
industrial enterprises if appropriate site plan and performance standards are met.

==
48]   Implementation

The Comprehensive Plan by itself does not change the Town’s zoning law, subdivision 
ordinance, or other land use controls nor does it ensure the implementation of the 
recommendations contained in the Plan.  Instead, the Comprehensive Plan provides the 
rational basis to update the zoning and subdivision laws, provides guidance on 
capital expenditures, and identifies the goals, objectives, and policies for the 
immediate and long-range protection, enhancement, growth and development of the 
Town.



While the Town will make important decisions on the location of utilities, parks, and 
other public facilities, the vast majority of development in Town will be carried out by 
private individuals and organizations—whether it is a landowner seeking to subdivide 
the family farm or a business seeking a new location to expand.  Therefore, it is private 
actions that will ultimately drive community development, guided and regulated by the 
Comprehensive Plan and Town laws. 

While the Town cannot force a private individual to develop a property for a 
particular use, where there is a good Comprehensive Plan followed and updated 
on a continuing basis, a reliable foundation for private investment can be created.  
This encourages good development and can help accomplish many of the 
recommendations in the Comprehensive Plan.  Similarly, while it may not be possible to 
legislate “good design,” clear development standards will establish clear expectations 
and form the basis for well-reasoned decisions.  Such standards and guidelines will 
give the responsible board the authority and knowledge necessary to steer an 
applicant’s design in the direction the Town wishes to go as articulated in the 
Comprehensive Plan.  Possibly more importantly, they will clearly articulate land 
development options that a landowner/developer can pursue aside from a typical 
subdivision.  Providing

49]  guidance on preferred development alternatives and articulating design 
options is important since voluntary actions by landowners will be critical to the 
future built environment of the Town.  

Once the Comprehensive Plan is adopted by the Town Board, there are many strategies 
that can be used to implement it.  One of the most important actions however is 
amending the Town’s Zoning Ordinance and Subdivision Regulations to incorporate 
changes recommended in the Comprehensive Plan.  As a first step toward 
implementation, the Town Board should appoint a committee to revise these 
regulations.  It should be a reasonable expectation to have a new zoning law and 
subdivision regulations in place one year after adoption of the Comprehensive Plan. . . . 

Finally, frequent review of the Plan is important to ensure it meets any new conditions 
and accurately reflects the Town’s current goals and policies.  Review of the Plan should 
take place at least every five years.  Future amendments can be accomplished by 
resolutions, studies, reports, or other descriptive materials that may be adopted as part 
of the Comprehensive Plan, or through a comprehensive revision process that occurred 
for this update.

==


