To: Guilderland Planning Board

From: Guilderland Conservation Advisory Council

Date: July 5, 2012

Re.: Carver Realty – 2969 W. Old State Rd., Schenectady 12303

APPLICATION

 Applicant(s): Carver Realty, LLC – 494 Western Turnpike, Altamont, NY 12009

Proposed Subdivision: A proposed fourteen lot subdivision of 23.6 acres.

Location: The southeast corner of this lot which is on the north side of West Old State road is approximately 685 feet west of the intersection of that road with Carman Road (Route 146).

Zoning: R 30.

Site Inspection Summary:

Site Inspection Date: June 20, 2012 by Presenter Chris Longo; and GCAC members Stephen Albert and Stuart Reese.  June 23, 2012 by Presenter Chris Longo and Applicant Carver Laraway; and GCAC members David Heller, Gordon McClelland, Steven Wickham and John Wemple (chair).

Meeting Attendees: ( June 18, 2012) Applicant Carver Laraway, Jan Corcione, and Presenters Nick Costa and Chris Longo; and GCAC members Stephen Albert, David Heller, Gordon McClelland, Stuart Reese, Steven Wickham and John Wemple (chair). 

Inspected by: see above under Site Inspection Dates.

Conclusions: GCAC would feel more comfortable with the plan if the additional lots could be reconfigured in such a way to avoid the wetland area and that hay field which sits below the level of the building lots. In general GCAC does not see any large issues with the development provided tree cutting  is kept to a minimum and the excavation related to the hills is done in such a way as to preserve the character of the neighborhood while disturbing the natural resources as little as possible. Nevertheless, there are other issues. 

As noted in the Background Section of the Report, the issue of continuance of haying on the Conservation Area needs to be resolved.  Will haying be permitted and who will be responsible for so doing and what will be done with any profit from this resource.

Also, there is a  need for agreement on who will be responsible for maintenance of the ditch near the northern and western boundaries. There is a need to determine and clarify the ownership issues of the Conservation area since the question needs to be resolved as to just who will own the large conservation area west of Lots 7 and 10, On the revised plan, it now appears that Lots 7 and 10 include the Conservation Area to the rear of these two lots as well as wetland area F and about 310 feet of the ditch near the north boundary.

The deed restrictions related to the rear areas of Lots 2, 3 and 4 need clarification as to what disturbance will be allowed on that portion of these lots. Also, the Wetland Buffer area on  Lots 2 and 3 as well on the unnumbered lot to the west of Lot 2 should also be shown since a buffer area could effect the placement of a dwelling on the unnumbered lot.


Page 2 of 2 – Conclusions (Continued) – Carver – W. Old State Rd. - June 2012

With the additional lots, it appears that it will be necessary for the plan to adjust and lower the total acreage considered as part of the Conservation Area.

Also, as noted in the Historical Considerations section of the report, a referral is being made to the appropriate Town Board member related to the pre-Civil War dwelling which is currently occupied and stands near the south east corner of the property. If it turns out that this structure is of historical significance due to its age, but creates a problem for the development, one possible option is to relocate it to the southeast corner lot (Lot # 13), and refurbish it in an appropriate manner to maintain its historic character while continuing to keep it as a marketable part of the development.

Of further note is the following: Concept Plan shows a significant portion of block building belonging to neighbor to the east extends onto the proposed Lot # 10. There is also a block garage on that neighbor's property that is approximately 10 feet from the east boundary line of the same proposed Lot #10. The developer needs to see that these issues are addressed in order to protect future owners of this lot once it is developed and sold. 

Submitted by: _____________________________

                         John G. Wemple, Jr. - Chair
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     Schenectady 12303

Background:  Applicant, Carver Laraway, noted that he has owned the property for about six to eight years. At the meeting of June 18, 2012, presenter stated that the concept plan has already been approved by the Town Planning Board. At that time it was noted that there may be an increase in the number of  building lots from 10 (excluding the conservation area) to possibly 12 by having the planned development go further west and by having the lots smaller. From what was said at the meeting, the undeveloped land was apparently offered to the Town but according to the presenter the Town doesn't want it. The Presenter further noted that the number of lots would not qualify for a home association. Thus, who would control and be responsible for the undeveloped acreage has not yet been determined although it was noted that a restrictive covenant could be arranged. Part of the plan for additional houses, which be seen on the newest concept plan which GCAC was given by Presenter Chris Longo at site visit of June 23rd , includes staggering of the setbacks of the dwellings and the sharing of driveways. It has not yet been determined if a continuation of haying would be allowed. At the time of the June 23rd site visit the new plan with additional lots was followed as GCAC inspected the property. This new plan has thirteen building lots plus the large undeveloped area referred to on the earlier plan as the Conservation Area. House sizes would be 60'X40' and 60'X50'. It was anticipated that the new development would be a compliment to the existing houses on the other side of the Road.

Topography: While the Presenters said much of the property is fairly flat, as can be seen from the contour lines on the Concept Plan and was observed at the site visits, about one hundred feet back from the front of the property there is a small ridge which runs across the property about two thirds of the front south west quadrant. This ridge, which is about 100 feet north of the Road, starts off small and grows larger as it heads east until it reaches its high point as it turns in a northeasterly direction. At a point about 600 feet from the front boundary, the ridge turns  east and rather quickly decreases in elevation. The bottom of this hill is about 50 feet from the east boundary line. There is also another hill of about the same height of 330feet AMSL near the south corner of the property which is about 300 feet wide and extends about 300 feet back from the front of the property. The Conservation Area which is most of the acreage to the north and north west of the planned development has an elevation of between 302 and 306 feet AMSL with a slope to the west and south west. Although at the June 18th meeting the Presenter did indicate that the knolls and hills would be excavated and leveled off for the development with a pitch toward the Road, at the time of the June 23rd inspection and site visit, the Presenter presented a more conservative approach. He noted that the plan is to excavate some of the front portion of the larger hill in such a way as to accommodate a driveway while providing some added privacy to the lots on either side of the cut through. In walking the lots, GCAC started near the mid-point of the southern boundary along West Old State Road and continued in a clockwise fashion around the building area. There are now nine lots planned along the front area extending west across on area marked wetlands on the plan to about 45 feet from the south west corner of the property. GCAC next walked along the rear of the front lots. It was observed that there is a marked drop off of about 8 to 12 feet at the rear  of some of these lots which the Presenter noted that excavation of these rear portions would be an option of the homeowner. Two large lots are planned for the rear portion of the large hill which is about 18 feet high with an elevation from 306 feet AMSL at the bottom to 224 feet AMSL at the top. The location of these two lots are 
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within the wooded area which will provide privacy. Two other rear lots are planned in the areas to the east of these and are located at a lower elevation in two relatively secluded areas both of which already have open field areas both of which already have open field areas to accommodate a dwelling with a minimum amount of tree cutting and clearing. Plan for the other buildings lots along the front includes removal of existing old house, barns and greenhouses and excavation of the hill near the southeast corner in such a way as to make the lots in that area more level. Part of that area has a large amount of blacktop which the Applicant plans to remove and re-utilize.  

Vegetation/Trees: Plan is to leave the rear field the way it is. According to the Presenter, the trees on the property are a mix of deciduous and pine trees. At time of site visit some of the vegetation and trees observed were black eyed susies, pine trees, oak, quaking aspen and birch.

There will be a loss of the many trees on the hill at the south east corner when that hill is excavated. Furthermore, there will be tree removal in the areas where excavation is necessary to provide driveways leading to the two rear sites on the hill. Since most of the planned dwellings along W. Old State Road fall within the treed area  some tree cutting will also be necessary but it is GCAC's recommendation that the tree cutting be kept to a minimum and that the plan incorporate the planting of additional trees as part of the overall landscaping of the development. As part of the final plan for the rear conservation area, it is GCAC's recommendation that provision be made for period mowing and/or haying of this area to avoid that area eventually becoming a wild unmanageable backyard which could invite dumping and misuse of this resource.

Soil: Soil on the property was described by the Presenter as sandy soil and he noted that the Colonie soil has good drainage.  A review of sheet number 11 in “Soil Survey of Albany County, New York” by James H. Brown (1992) indicates that the front portion of the first lot (unnumbered) from the west along the Road as well as Lot # 2 are on Gr soil; starting with Lot #3 and going eastward through Lot #9 the front 50' to 100' portions of the lots have CoB soil followed by Gr soil to the rear on Lots 3 and 4 with Lot #4 having the rear split on a diagonal between Gr on the west and CoD on the east. The rear Lots #6, 7 and 10 are on CoD soil with Lot # 10 have a small wedge of CoC at its south east corner. Lot # 11 is split on a diagonal near the middle with CoD on the west and St on the east. The diagonals noted are from northeast to southwest in direction. Lots # 12 and 13 are primarily on St soil with lot # 12 have a wedge of CoD at its north west corner. Soil on these two lot may see a significant change when the excavation of the hill in that area is completed. The open fields to the rear of the development is mainly Gr soil with a very small area of EnA along the east boarder just north of Lot# 10 and along a small portion of the northern boundary line near its northeast corner. It was also noted on the map that there appears to be a small wedge of Gr soil at the north west corner of Lot #7. Following is a brief description of these various soils and some of the limitations thereof.     

Gr – Granby loamy fine sand. This nearly level soil is very deep and poorly drained to very poorly drained. The seasonal high water table is at a depth less than one foot from November to June. Bedrock is more than 60 inches deep.  Permeability is rapid. The available water capacity is moderate, and surface runoff is very slow or ponded. The surface layer and subsoil are moderately acid to neutral. The seasonal high water table causes shallow root development, which results in seedling mortality and windthrow hazard. Main limitations on sites for dwellings with basements are the seasonal high water table and ponding. Similar limitation for local roads and streets due to the high water table and ponding. Installing drainage will lower the water table near road sites. Constructing roads on raised fill material will also reduce wetness. The main limitations affecting the use of this soil as a site for septic tank absorption fields are the seasonal 
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high water table, ponding, and poor filtering capacity. Other nearby soils are better suited to this site. 

CoD – Colonie loamy fine sand, hilly - This soil is very deep and well drained to somewhat excessively drained. Slopes range from 15 to 25 percent. The seasonal high water table in this Colonie soil is at a depth of more than six feet, but it may fluctuate to a depth of 40 inches for very brief periods in early spring. Depth to bedrock is more than 60 inches. Permeability is moderate rapid to rapid. The main limitation of this soil on sites for dwellings with basements is the slope. The main limitation for local roads and streets is also the slope.

CoB – Colonie loamy fine sand, 3 to 8 percent slope. This gently sloping soil is very deep and well drained to somewhat excessively drained. Typically, the surface layer is dark brown loamy fine sand about 7 inches thick. The subsoil is 61 inches thick. The seasonal high water table in this Colonie soil is at a depth of more than 6 feet, but in some years it fluctuates to a depth of 3 ½ feet for very brief periods in early spring. Depth to bedrock is more than 60 inches. Permeability is moderately rapid or rapid. The available water capacity is low. This soil has no limitations on sites for dwellings and for local roads and streets. Droughtiness is a problem in establishing and maintaining lawns and scrubs. The main limitation affecting the use of this soil as a site for septic tank absorption fields is a poor filtering capacity. Permeability in this soil is moderately rapid or rapid, and the soil is a poor filter of effluent. Consequently, ground-water contamination is a hazard. A specially designed septic tank absorption field or an alternative system will properly filter the effluent. Other soils that have a moderate permeability rate are better suited to this use.

St - Stafford loamy fine sand -This nearly level soil is very deep and somewhat poorly drained. Seasonal high water table is ½ ft. to 1 ½ ft. below the surface from January to May. Depth to bedrock is more than 60 inches. This soil is moderately suited to cultivated crops. The seasonal high water table can cause delays in farming operations and is the main management concern. The main limitation of this soil on sites for dwellings with basements is the seasonal high water table. Foundation and footing drains reduce wetness. Adequately sealing foundations and grading the land so that runoff is diverted from the site also reduce wetness. The soil is better suited to dwellings without basements.    For local roads and streets the limitation is also the seasonal high water table. The main limitation of this soil for local roads and streets is the seasonal high water table. Constructing roads on raced fill of coarse textured material will reduce wetness. Excavations and cutbacks in this soil are subject to sloughing and caving. The main limitations affecting the use of this soil as a site for septic tank absorption fields are the seasonal high water table and a poor filtering capacity. The soil is a poor filter of effluent. Consequently, ground-water contamination is a hazard. A specially designed septic tank absorption field or an alternative system will properly filter the effluent.

CoC – Colonie loamy fine sand, rolling – This rolling soil which is very deep and well drained to somewhat excessively drained.  Slopes range from 8 to 15 percent. The seasonal high water table in this Colonie soil is at a depth of more than six feet, but it may fluctuate to within 3 ½ feet of the surface for very brief periods in early spring. Depth to bedrock is more than 60 inches. Permeability is moderately rapid or rapid. The available water capacity is low, and surface runoff is medium.  The main limitation of this soil on sites for dwellings with basements is the excessive slope on rolling topography. Designing dwellings to conform to the natural slope or landscaping helps overcome this limitation. The main limitation of this soil for local roads and streets is the slope. Grading and excavation costs are higher than in lesser areas of Colonie soils. Constructing roads on the contour wherever possible or landscaping and grading help overcome the slope limitation. The main limitation affecting the use of this soil as a site for septic tank 
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absorption fields is a poor filtering capacity. The soil has moderately rapid or rapid permeability and so is a poor filter of effluent. Consequently, ground-water contamination is a hazard. A specially designed septic tank absorption field or an alternative system will properly filter the effluent. Other soils that have a moderate permeability rate are better suited to this use. 

EnA – Elnora fine sandy loam, 0 to 3 percent slopes. This nearly level soil is very deep and moderately well drained. Seasonal high water table is at a depth of 1 ½ to 2 feet from February to May. Depth to bedrock is more than 60 inches. Permeability is moderately rapid to rapid. The available water capacity is low, and surface runoff is slow. The surface layer ranges from very strongly acid to slightly acid. The main limitation of this soil on sites for dwellings with basements is the seasonal high water table. Installing foundation drains, applying protective coatings to basement walls, and diverting surface water away from dwellings help prevent wet basements. Main limitations for local roads and streets are a moderate frost-action potential and the seasonal high water table. Adequate drainage of surface water and constructing the road on a textured subgrade or base material help overcome these limitations. The main limitations of this soil on sites for septic tank absorption fields are the seasonal high water table and a poor filtering capacity. This soil is rapidly permeable and is a poor filter of effluent. Consequently, ground-water contamination is a hazard. A specially designed septic tank absorption field or an alternative system will adequately filter the effluent. Other less sandy soils in the higher landscape positions are better suited to this use. 

Drainage/Wetlands: According to the Presenter, the plan is to retain what is there. He noted that the land drains west and south and that the plan will include a stormwater management plan. Presenter further noted that the development will not be touching on the wetlands although the plan does show a wetland finger extending across the rear of the first two lots near the south west corner and a small portion of this finger extending about 16 feet into the back area on Lot #3. At the time of the June 23rd site visit, GCAC observed noticeable water in the ditch near the south west corner with ripples indicating it was running in a southward direction. Concept plan shows ditch across the rear of the property and then down the west side beyond which is identified as wetlands. Applicant is hoping to obtain an agreement whereby the Town would be responsible for maintaining the ditch.   The topography of the property is such that the natural drainage would be from the hills toward the lower open field at the rear and from there toward the south and south west corner of the acreage. Besides the small wetland area already noted near the southwest corner and the area along the west boundary there are two other wetland areas noted on the concept plan – one near the north east corner one near the middle of the northern portion of the open field area. Presenter did note that all the lots would have dry wells. This in turn should help in containing stormwater runoffs.

Septic/Wells: Plan is to hook up to Town water and Town sewer.

Visual Impact: Presenter noted that trees will act as buffer and that the dwellings planned are to be similar in character to those on the of the neighbors on the other side of the Road. 

Endangered Species: According to Presenter, there are no known Indiana Bats, Karner Blue butterflies or cemetery on the property. No endangered species seen by GCAC at time of site visits although it is possible that there may be some on the conservation area or the rear and west wetlands which GCAC did not deem necessary to walk at the time of the side visits which may have resulted in unnecessary disturbance of these areas. 
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Historical Considerations: According to the Presenter, the property is an old farm and he said there is no cemetery on the property. GCAC did not observe anything of historical significance other than the old house and barns at the south east corner.

Special 2008 report from Town Assessor regarding old buildings in Town notes that structure at 2969 Old State was built in 1860, owner listed as Carver Realty LLC. The year of this pre-Civil War dwelling was further verified by the Assessor's Office on June 21st.  At time of June 23rd site visit, the Applicant was told of this and was not aware of it. He said the house has had an addition to it, is presently occupied but part of the plan is to tear it down. The old house stands near the Road on the front portion of proposed Lot #12. Prior to issuance of any permit for demolition of this house, the historical significance of this pre-Civil War dwelling needs to be made and documented. Thus, a referral is being made to the Town Board who is liaison to the Town Historian and Historic Properties for appropriate action related to possible preservation of the old house and the out buildings at the south east corner of the property. The house near the bottom of the hill which was planned for removal to make way for the building Lot #12. If final decision is in favor of preservation of the old house, elimination of Lot #12 would not only save the house but would also negate the need to cut down the existing hill and the trees which cover it. Another alternative would be to relocate the old house to proposed Lot #13 and keep the plan for developing Lot #12.

Submitted by: ________________________

                         John G. Wemple, Jr. - Chair

