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BACKGROUND & PLANNING PROCESS

The Town of Plattsburgh is committed to 
sustainable growth and development to 
ensure a high quality of life for all residents 
and for future generations. The Town has 
prepared this “Smart Growth” plan to 
address opportunities for sustainable 
growth along the NYS Route 3 corridor, 
which has evolved to become its “Town 
Center.” Smart Growth is an approach to 
community planning that was born out of a 
desire to combat the social, environmental, 
and fiscal impacts of sprawling development 
patterns, which results in, “congested 
streets and highways, demand higher levels 
of energy consumption, accelerates the loss 
of natural resources and deteriorate the 
natural environment, and limit opportunities 
for the retention and creation of affordable 
housing.” 

Smart Growth America identifies the 
following ten principles of Smart Growth: 

 Mix land uses near one another (e.g., on 
the same block, or within the same 
building) to attract people, support 
businesses, improve safety, and increase 
vitality. 

 Take advantage of compact design (e.g., 
infill development, building up) to make 
more efficient use of land that has 
already been developed. 

 Create a range of housing opportunities 
and choices for families at all stages and 
income levels. 

 Create walkable neighborhoods by 
mixing land uses, taking advantage of 
compact design, and incorporating smart 

street design that makes walking 
practical, safe, and convenient. 

 Foster distinctive, attractive 
communities with a strong sense of place 
by incorporating natural features, 
historic structures, public art, and 
placemaking to attract new residents 
and visitors. 

 Preserve open space, farmland, natural 
beauty, and critical environmental areas 
to meet housing and tourism demand 
and make communities more resilient. 

 Direct development towards existing 
communities rather than building on 
previously undeveloped land, to make 
the most of existing infrastructure, 
strengthen local tax bases, and protect 
open space. 

 Provide a variety of transportation 
choices to attract talent, compete global 
scale, and improve residents’ daily lives. 

 Make development decisions 
predictable, fair, and cost effective to 
create a supportive environment for 
developments that follow Smart Growth 
principles. 

 Encourage community and stakeholder 
collaboration in development decisions 
to ensure that local needs and the 
strategies to address them are defined 
by the people who live and work there.   

Currently, the Town Center serves as a 
regional hub of commerce and a gateway for 
international visitors. The area is principally 
located along NYS Route 3 at I-87, Exit 37, 
with traditional highway commercial 
development dominating the corridor. The 
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Smart Growth Study Area (Looking Northwest) 

THE SMART GROWTH STUDY AREA IS DIRECTLY LINKED TO THE ADIRONDACK NORTHWAY (I-87). THE AREA AROUND 

EXIT 37 AND NYS ROUTE 3 HAS BECOME A MAJOR COMMERCIAL CENTER FOR THE REGION. 

Smart Growth Study Area (Looking Northeast) 

THE FORM CLINTON COUNTY AIRPORT HAS BECOME A HUB OF INDUSTRIAL GROWTH, PROVIDING THOUSANDS OF JOBS. 
THE SMART GROWTH STUDY AREA PROVIDES DIRECT ACCESS TO MANY OF THESE NEW BUSINESSES, OFFERING MANY 

LIVE, WORK, AND PLAY DEVELOPMENT OPPORTUNITIES. 

CONSUMER SQUARE 

CHAMPLAIN CENTRE SOUTH 

CHAMPLAIN CENTRE 

EXIT 37 

FORMER CLINTON COUNTY AIRPORT 

BOMBARDIER CVES SPECIAL 
EDUCATION CENTER 
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LOOKING EAST ALONG THE NYS ROUTE 3 CORRIDOR 

area includes several large shopping centers, 
and new development is occurring along 
Tom Miller Road and Smithfield Boulevard, 
which are quickly becoming commercial 
corridors. In addition, the former airport has 
been developed into a thriving Industrial 
Park. As an alternative to highway 
commercial development, the proposed 
Town Center would be comprised of mixed 
uses, including diverse housing types, 
commercial goods and services, and office 
and light industrial space, including live-work 
opportunities, to support growth and 
entrepreneurship in the technology and 
transportation sectors.  

This effort is an extension of the Town’s 
previous planning initiatives and is viewed as 
a continuation on the Comprehensive Plan, 
Complete Streets policy, and airport 
redevelopment strategy. Extensive public 
engagement was crucial to developing the 
plan. The community was engaged 
throughout the planning process. Because 
the physical development of an area is 
influenced by zoning regulations, market 
trends, environmental constraints, and 
other factors, significant inventory and 
analysis was also conducted. Understanding 

the interplay of these factors is important to 
developing strategies to impact the outcome 
of the development process. As noted in the 
Plan Vision section, the ultimate intent of 
this initiative is to establish: 

“Unique, authentic, high-quality built 
environment that serves as a destination for 
visitors and a wonderful place to live, work 
and play…Well-designed buildings and public 
spaces reflect the unique identity of the area 
and its residents while enhancing 
Plattsburgh’s community character. 
Development has been guided- not forced- 
by both the market and community 
interests…Balanced growth has avoided 
sprawl and complements the City of 
Plattsburgh, the Town’s growing industrial 
center and the rural outreaches of the 
community.”  

The follow process was used to develop the 
plan. Detailed meeting summaries and 
related content are included in appendices. 

Project Advisory Committee  

 
PROJECT ADVISORY COMMITTEE MEETING 

The Project Advisory Committee (PAC) was 
convened by the Town Board. Members of 
the PAC represented a cross-section of the 
community including members of the Town 
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Board, Planning Board, Zoning Board, 
property and business owners, previous 
planning committees, and Town staff. Their 
wide-range of experience and expertise 
guided the process from start to finish. 

Walk Audit 

Understanding the existing conditions and 
scale of the Town Center was an important 
first step in the planning process. Pedestrian 
mobility was also a key consideration as well. 
PAC members performed a walk audit to 
assess the pedestrian environment. They 
took into consideration such things as 
sidewalks, crosswalks, signage, signals, and 
other features that lend to the comfort and 
safety of pedestrians. Because so much of 
the Town Center vision relies on the 
redevelopment of the NYS Route 3 corridor, 
this exercise proved useful when developing 
the plan. A copy of the Walk Audit is included 
in the appendices. 

Visioning Workshop 

In order to better understand what types of 
development are preferred within the Town 
Center, PAC members spent time discussing 
“what makes great places.” This included a 
group learning exercise, where PAC 
members discussed planning topics related 
to density, mixed use, housing types, 
traditional neighborhood design, and 
“transect zoning.” PAC members also 
discussed how recreation, open space, 
activity centers, and environmental 
sustainability can be incorporated. Following 
this discussion, PAC members participated in 
a visual preference survey that evaluated the 
form and style of residential, commercial, 
industrial and mixed-use development. This 

exercise helped to inform the next step of 
the vision workshop, where PAC members 
modelled the build out of the study area in 
an interactive exercise using mapping and 
colored blocks representing different land 
uses and building sizes. PAC members 
indicated where development was preferred 
and appropriate with consideration for 
density, existing land uses, and 
environmental constraints. The results of 
the interactive mapping exercise were used 
to develop the future land use map. The 
figure was subsequently reviewed and 
revised throughout the planning process, 
and the final version is included in the 
recommendations of the plan. Ultimately, 
these efforts served as a basis for developing 
corresponding design guidelines that are 
included in appendices.  

  
WORKING ON INTERACTIVE MAPPING EXERCISE 

Stakeholder Interviews 

Stakeholder Interviews were used to gather 
insights on the proposed Town Center smart 
growth redevelopment strategy. PAC 
members provided a list of potential 
stakeholders, including, but not limited to, 
relevant residents, property owners, 
businesses owners, members of the 
development community, public 
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institutions, community groups, and 
educators. This effort included both 
telephone interviews and in person 
meetings. In person meetings were primarily 
held with property owners within the study 
area. Over the course of one day, the Town’s 
planning consultants sat down with various 
land owners to review the preliminary draft 
future land use map, discuss the overall 
project, get an understanding of how their 
property could play a role, and gauge their 
interest. This afforded an opportunity to 
understand the needs and considerations of 
current land owners and how they fit into 
the framework of the Town’s Smart Growth 
vision. The project was well received during 
this process, and property owners provided 
meaningful input that resulted in various 
improvements to the plan.  

Community Presentation & Open Houses 

Once the draft future land use plan was 
prepared, a public workshop was organized 
and held to engage as many community 
members as possible. The Town’s planning 
consultants gave a presentation on the 
project, which included the goals and 
objectives of the Smart Growth plan and 
outlined the project progress to date. After 
the presentation attendees were given an 
opportunity to ask questions and provide 
comments. After the question and answer 
session ended, residents viewed the draft 
plan and discussed the project with 
individuals from the consultant team, PAC 
members, Town planning staff, and elected 

officials. Comments on the plan were 
captured, cataloged, and reviewed by PAC 
members. This information was 
subsequently used finalize the draft land use 
plan and prepare this document. A summary 
of the workshop is included in appendices. 

 
PRESENTATION DURING PUBLIC WORKSHOP 

Inventory & Analysis 

The planning process also included a robust 
inventory and analysis of the Town Center’s 
existing conditions. The PAC helped gather 
and examined information from a wide 
range of sources, including such past 
planning efforts as the Comprehensive Land 
Use Plan, Recreation Master Plan, and 
Economic Development Strategic Plan. In 
addition, the PAC examined demographic, 
transportation, and economic related data, 
examined existing land use patterns and 
environmental conditions, and researched 
existing conditions of municipal 
infrastructure and proposed improvements. 
GIS and CAD mapping were also used to 
explore existing conditions and proposed 
alternatives 
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A LOOK AT WHAT’S THERE… 
The Town Center study area is comprised of 
approximately 2,000 acres and consists of a 
mix of land uses. Primarily commercial in 
nature, the area is defined by a relatively low 
density of development, with the exception 
of the NYS Route 3 corridor, which has a 
significant amount of highway commercial 
development. The area is a major regional 
retail center, drawing shoppers from the 
immediate area, the Adirondacks, and 
Canada; generating significant sales tax 
revenues. The Town’s Industrial Park and 
Airport Development districts have become 
major employment centers as well. 
Combined, the approximately 320 business 
in the study area employ nearly 5,000 
people. 

 
SHOPPING PLAZA WITHIN STUDY AREA 

Furthermore, the various lodging and 
accommodations within the area serve both 
the tourism and business communities. It 
was noted during the planning process that 
many visitors to the region will stay within 
the Town Center and travel throughout the 
region during the day. In summary, the 
importance of the Town Center from an 
economic development standpoint cannot 
be underestimated. As such, the intent of 

this effort is to leverage this opportunity and 
develop the area into a space that provides 
essential services, housing, recreation and 
entertainment, and a sustainable, high 
quality of life for all residents and visitors. 

Land Use & Zoning 

The Town Center study area is zoned 
primarily as Shopping Center Commercial 
District (see the Existing Conditions Mapping 
section of the appendices).  According to the 
Town’s zoning code, the Shopping Center 
Commercial District is “intended to 
accommodate and promote commercial 
uses at a slightly less intensive scale than the 
Service Commercial District, including 
shopping malls and uses with a regional 
draw.” In the vicinity of Rugar Street the area 
is zoned Service Center District. The Service 
Center District is intended to accommodate 
commercial uses at a slightly greater 
intensive scale than the Shopping Center 
Commercial District. It is the most intensive 
commercial district within the Town. The 
balance of the area is zoned Industrial Park 
district, Residential District 2, Manufactured 
Home District, and Neighborhood 
Commercial District. The district tends to be 
Euclidean in nature, meaning mixed use 
development is somewhat discouraged, as 
are higher densities. The land use within the 
area reflect this approach to zoning. 
According to recent real property data, 40 
percent of the land area is commercial, 29 
percent is residential (primarily single-family 
housing), and 24 percent is vacant. The 
balance consists of community services, 
industrial, public services, and park lands. 
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While these figures seem to indicate that 
there is a significant amount of 
development, it is worth noting that the 
cumulative building footprint within the area 
is approximately 7.7 million square feet, or 
eight percent of the total land area.  

It is also worth noting that public 
participants expressed the desire to have 
more outdoor recreation opportunities, 
particularly year-round facilities (e.g., 
additional parkland with winter uses and 
events like snowshoeing, cross-country 
skiing, and ices skating). 

Population Characteristics 

According to the US Census Bureau and ESRI 
data, the Town Center study area has a 
population of approximately 300 with a 
median age of 48. There are approximately 
130 households. The median household 
income is $52,901 and the median home 
value is $164,000. In comparison, the Town 
population is approximately 11,800 with a 
median age of 42.3. There are approximately 
4,700 households. The median household 
income of $57,202 and the median home 
value is $138,700.  

While there are relatively few people living 
in the Town Center study area, there are 
nearly 5,000 individuals that are employed 
here. Almost 30 percent of these jobs are in 
retail, 20 percent are in accommodation and 
food services, over 16 percent are in 
manufacturing, 11 percent are in health care 
and social assistance, seven percent are 
transportation and warehousing. The 
balance of workers are employed in such 
industries as wholesale trade, finance and 
insurance, construction, and professional 
and technical services. Over a third of these 

individuals are 30 years of age or younger, 
nearly 25 have some college education, and 
almost 25 percent earn more than $40,000 
annually. It is worth noting that 99 percent 
of the people commute to the area for work.  

Based on public input that was obtained 
during the planning process, many 
expressed the desire for a more diverse 
choice in housing options, more choices in 
dining and entertainment, and additional 
services like daycare. Ultimately, the 
community desires a stronger sense of place 
that could meet the needs of the growing 
community. 

Transportation 

 
EXIT 37 PROVIDES DIRECT ACCESS TO THE STUDY AREA 

As a large, regional employment and 
shopping center, the Town Center’s roadway 
network experiences relatively high volumes 
of traffic. According to NYS Department of 
Transportation (DOT) Annual Average Daily 
Traffic (AADT), segments of Route 3 within 
the Town Center have an Average Daily 
Traffic volume of 28,675, which is 
considerably high. Portions of Tom Miller 
Road and Military Turnpike have AADT 
volumes of approximately 10,000, which are 
relatively high as well.  
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Because of the existing roadway network, 
many noted during the planning process the 
need for additional connector roads 
between these major thoroughfares, 
particularly between Route 3 and Tom Miller 
Road. It was also suggested that a 
connection between Tom Miller Road and 

Route 374, as well as to the neighborhoods 
to the north of 374, be explored to address 
related traffic issues and mitigate prolonged 
travel times. It was noted that this was 
something that discussed in the past, but 
was ultimately not supported at the time do 
to the limited access design of Route 374. 
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A COMMUNITY FOR EVERYONE… 
The vision for the Town Center is forward 
looking, aspirational, and reflects what 
residents would like their community to look 
like in the next five to 10 years. It serves as a 
foundation upon which this Smart Growth 
plan is built and is the keystone holding the 
framework of recommendations and goals 
together. After listening to the ideas and 
suggestions from the community 
throughout the duration of this planning 
process, the following long-term, future-
oriented vision was prepared. It is intended 
to serve as a benchmark, or guidepost, as to 
where the community wants to be, and 
should be referenced when future decisions 
are being made.   

In the future Town Center… 

Community members have taken an active 
and informed role in shaping the future of 
the study area. Collaboration between 
residents, local government and private 
developers has resulted in a unique, 
authentic, high-quality built environment 
that serves as a destination for visitors and a 
wonderful place to live, work and play. 
Housing, employers, shopping and public 
spaces are located close to one another, 
allowing a sense of place and community to 
thrive. Quality housing options 
accommodate residents of various ages, life-

styles, and incomes, filling the ‘missing 
middle’ in the local housing supply.  

Transportation options extend beyond the 
private automobile and include safe walking, 
biking and the ability to utilize public 
transportation. 

Well-designed buildings and public spaces 
reflect the unique identity of the area and its 
residents while enhancing Plattsburgh’s 
community character. Development has 
been guided- not forced- by both the market 
and community interests.  

Balanced growth has avoided sprawl and 
complements the City of Plattsburgh, the 
Town’s growing industrial center and the 
rural outreaches of the community. Well-
defined neighborhoods and key areas of 
open space have been created or preserved 
for their environmental, agricultural, scenic 
and recreational value. The Town’s proximity 
to and views of the Adirondack Mountains 
and Lake Champlain contribute to the study 
area’s sense of place.  

Energy is used efficiently and produced 
sustainably. Resiliency considerations have 
made the area strong and flexible enough to 
handle changing and unanticipated 
conditions.  
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HOW WE GET THERE… 
The following recommendations are based 
on extensive public input that was 
obtained during the planning process. 
While these recommendations represent a 
range of policy and land use options, true 
success will depend upon a committed and 
informed community and strong public 
and private partnerships. Because 
implementation of these strategies 
requires a long-term commitment from 
dedicated and knowledgeable members of 
the community, one of the primary 
recommendations is developing 
organizational capacity to implement the 
Town Center vision. Primarily this includes 
additional staff and professional services 
support, but it may also include volunteer 
help and private partnerships.  It is 
important to note that the following 
recommendations are generally in 
sequential order. However, because 
opportunities to implement select items 
may arise out the following order (e.g., 
funding to redevelop Route 3 became 
available), the Town should act 
accordingly, but always taking into 
consideration the vision, goals, and 
context the Town Center. 

1: AMEND THE COMPREHENSIVE PLAN 

Use this Smart Growth Plan as an 
amendment to the Comprehensive Plan 

The comprehensive plan is among the most 
important policy documents a town can 
adopt. According to NYS zoning enabling 
statutes, it serves as the basis for zoning and 

land use decisions. It is also an important 
tool when it comes to securing grant 
funding. Many agencies will score projects 
identified in a comprehensive plan well and 
it helps communities pursue funding in a 
coordinated fashion. As a first step, the 
Town Board should adopt this plan as an 
amendment to its Comprehensive Plan. This 
would allow for subsequent zoning revisions 
(recommended below) and provide a sound 
basis for related decisions making. As part of 
the comprehensive plan amendment, the 
town should consider designating the area 
as its Town Center. This designation could be 
codified in revised zoning as well. 

2: ADOPT AN OFFICIAL MAP 

Plat the proposed streets to ensure desired 
roadway network & connectivity  

In accordance with NYS municipal law, town 
boards may establish official maps that 
depict the location of streets, highways, 
parks, and drainage systems. The Town of 
Plattsburgh should consider adopting an 
official map that establishes the location of 
proposed roadways within the Town Center. 
The proposed plan depicts several important 
connector roadways that are vital to the 
initiative. It also depicts a network of 
roadways that are intended to convey the 
creation of grid pattern that is more in 
keeping with traditional neighborhood 
design. The Town should consider mapping 
these roadways, yet be willing to revise the 
official map, as necessary, to provide flexibly 
for property owners seeking develop their 
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property. For example, the proposed design 
of a development may require an alternative 
roadway alignment.  

Map proposed water & wastewater service 
infrastructure 

While water and wastewater infrastructure 
are not formally part of an official map, the 
Town should consider developing a Master 
Plan identifying the location of proposed 
services to ensure thoughtful development 
and coordination. Currently, wastewater 
from this portion of the Town may 
experience some conveyance issues near 
Rugar Street. As such, the Town may 
consider ways to improve transmission at 
this location, or the development of 
additional conveyance infrastructure to 
accommodate the proposed buildout of the 
Town Center.  

3: UPDATE THE ZONING REGULATIONS MOVING 

TOWARD A HYBRID FORM BASED CODE  

ESTABLISH NEW ZONING DISTRICTS STANDARDS FOR 

THE PROPOSED TRANSECTS  

The proposed Town Center is intended to 
create a higher density space that provides 
multiple housing options, facilitates new 
business opportunities, supports alternative 
transportation, and mitigates the impact of 
sprawl. To achieve this, the proposed Town 
Center Plan incorporates a rural-to-urban 
transect approach. The rural-to-urban 
transect is commonly divided into several 
zones that vary by density and style of 
development. This zoning approach is 
focused more on building form, as opposed 
to use. The Transect Concept Design Figure 

(below) illustrates the transect approach. 
Building styles and patterns are achieved by 
adopting graphically rich zoning standards 
that are often referred to as a Form Based 
Code (FBC).  

The City, by default, represents the highest 
density transect in the region, with lower 
density transects radiating outward into the 
Town. Because of the existing levels of 

THREE ZONES ON THE RURAL-TO-URBAN TRANSECT 

REPRESENTING MEDIUM- TO HIGHER-DENSITY TOWN CENTER 

DEVELOPMENT PATTERNS (COURTESY OF DPZ.COM) 
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development and traffic volumes, it is 
recommended that the area along the Route 
3 corridor, near the Adirondack Northway (I-
87), be designated the higher density 
transect within the Town Center. From 
there, lower density transects would radiate 
outward, with nodes of increased density 
near select intersections and higher volume 
roadways (e.g., Tom Miller Road, etc.).  The 
Town Center Master Plan Rendering figure 
included in the appendices depicts the 
recommended transect approach. The 
Proposed Smart Growth Master Plan Design 
Guidelines included in the appendices 
details the purpose, recommended building 
configuration, massing, styles, and use for 
each of the proposed districts. This includes 
the following three (3) distinct transects and 
one special development district: 

• Town Center District (T5): This district is 
intended to be the commercial core, a 
neighborhood center where taller 
buildings are located that have the most 
commercial activity. A strong mix of 
commercial and residential uses, with 
lower levels providing retail sales, 
restaurants, local services, and offices 
while the upper floors provide a diverse 
mix of residential uses for people of 
different ages, incomes and abilities. 

• Town Center Commercial District (T4): 
This district is intended to be a general 
mix of commercial and residential 
buildings. Less intensive than the Town 
Center, this neighborhood is also 
intended to provide walkable streets and 
sidewalks with deeper front yards and 

provide some “convenience off-street 
parking” in front of stores and more 
attractive front lawns. Residential 
properties provide parking in the rear, 
sometimes access via alleys. Commercial 
and residential uses can be found, but 
not always within the same building. 
Some standalone commercial buildings 
can be found, catering to more vehicle-
centric highway commercial use, along 
with a variety of multi-family residential 
properties (e.g., apartments, 
townhomes, etc.). 

• Town Center Residential District (T3): 
This district is intended to be the primary 
supporting residential neighborhoods. 
While a mix of uses is permitted, these 
neighborhoods are intended to be 
smaller scale, two story homes. While a 
majority of housing may be single-family, 
it may also include a mix of moderate 
density multifamily housing. The 
neighborhoods should provide ample 
sidewalks, street trees, and pedestrian 
connections to one another and adjacent 
commercial areas.  

• Special Development District (TD): 
intended to be the hub of new, clean 
technology and light industrial activity 
within the Town of Plattsburgh. Here, 
manufacturing and research facilities are 
arranged together, with some 
supporting commercial uses to serve the 
nearby businesses and cater to local 
employees. This district is designed for 
function and utility, with simple but 
attractive warehouse buildings and easy 
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vehicle egress for commuters and truck 
traffic. 

By modifying the Town zoning provisions to 
include these districts and their respective 
standards, the Town Center concept can be 
implemented similarly to any other zoning 
districts, but with the addition of the 
proposed design guidelines and alternative 
review procedures (see below for more 
information). The other caveat from 
traditional zoning is the layout that transect 
or FBC zoning is often more graphic or visual-
oriented (see example FBC zoning figures 
below). The Town may decide to integrate 
the new zoning directly into its code or 
develop a stand-alone chapter that is 
referenced in the existing zoning. Many 
communities have chosen to do the latter 
because it typically easier to execute and 
subsequently reference.  

 

To further the transect concept, and 
incentivize development with the Town 
Center, the Town may consider “upzoning” 
the areas beyond the limits of the Town 
Center (i.e., decrease the allowable densities 
or limit intensive uses), adopt conservation 
subdivision policies, or develop a Transfer of 
Development Rights (TDR) program, 
whereby willing property owners outside of 
the Town Center sell their development 
rights (establishing conservation easements) 
to developers in the Town Center, who in 
turn obtain density bonus or increased 
densities. 

Refine and formalize the proposed design 
guidelines 

Included in the appendices are the Town 
Center’s proposed design guidelines. The 
guidelines were developed via visual  

 
EXAMPLE FORM BASED CODE SECTIONS FROM MALTA (LEFT) AND STILLWATER (RIGHT). FORM BASED CODES FOCUS ON BUILDING 

PLACEMENT, STYLE, SCALE, AND ARCHITECTURE INSTEAD OF USE THEY ARE HIGHLY VISUAL, MAKING THEM MORE USER FRIENDLY. 
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preference surveys and public input (also 
included in the appendices). They are 
organized by transect, and structured to 
respond to a distinct set of planning and 
design issues the neighborhood, street, site, 
and building levels. Ultimately, the 
guidelines are intended to provide a verbal 
description supplemented by visually 
illustrative examples of how future 
development should be planned and 
designed to further the Town Center smart 
growth goals. The guidelines illustrate the 
form, character, and design elements the 
town desires. They are meant to be an 
explanatory tool to provide land owners, 
business owners, developers, and project 
designers with insight into the Town’s vision 
and hopes for change and improvements 
within the Town Center. The guidelines are 
intended to be adopted in conjunction with 
the above-mentioned zoning updates. 
However, in the absence of adopting new 
zoning, they can also be referenced as a 
standalone document to help inform future 
development decision making. 

Establish a Town Center-specific project 
review process  

Parcel by parcel development of a master 
community vision can be relatively time 
consuming or complex. It often requires the 
dedication of town staff and potentially 
assistance from professionals. It also 
requires more due diligence and design for 
property owners. Often, to offset this added 
effort, transect and FBC zoning incorporate 
alternative review procedures that include 
staff level review of projects, with planning 

boards providing an advisory role and 
holding public hearings. To assist municipal 
staff, communities will often use escrow-
based services or term contract agreements. 
The result is often an expedited review that 
the private development community 
prefers, and ultimately favors, versus the 
traditional, multi meeting approach. 
Developers often come to appreciate the 
predictability of the process and the 
community appreciate the final product due 
to the quality of the design. 

Consider Developing Town Center Generic 
Environmental Impact Statement 

Ensuring that all aspect of the Town Center 
complement one another, or potential 
impacts are mitigated, can be difficult. 
Furthermore, preliminary engineering, 
permitting, and approval related 
development costs (i.e., soft costs) can be 
significant to a developer. The 
environmental review (SEQR) and approval 
process can be complicated, lengthy, and an 
impediment to site selection decisions as 
well. As a means of mitigating potential 
impacts and encouraging and enticing 
development, the Town could develop a 
Generic Environmental Impact Statement 
(GEIS) for the area based on the proposed 
buildout. By preparing a GEIS the potential 
impacts and appropriate mitigation 
measures can be identified upfront, and the 
cost of these measures and can be 
equitability distributed.  This mechanism has 
been used successfully in communities such 
as Malta and Stillwater, NY. These 
communities have developed mitigation 
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fees that have helped to preserve open 
space and construct recreation facilities that 
were identified in their GEIS. While 
increased tax revenues may help cover the 
cost of additional infrastructure and 
amenities, the Town may consider this 
strategy to develop complete streets design 
elements, trails, parklands, and other 
community related facilities or cover the 
cost for new maintenance equipment. 

Update Related Land Use Regulations & 
Design Standards 

In addition to zoning and design guidelines, 
the Town should consider adopting or 
amending a number of complementary 
provisions that will help advance the Town 
Center vision. This includes revised road and 
parking standards and the adoption of more 
robust green infrastructure stormwater and 
environmental design practices. 

• Advance Complete Streets Roadway 
Design: The Town of Plattsburg has long 
been committed to advancing Complete 
Streets policy and design. The premise of 
Complete Streets is that roadway design 
should incorporate all user types and 
abilities where appropriate. Current 
highway design standards are often 
autocentric and have few requirements 
for multimodal features such sidewalks, 
bike lanes, crosswalks, and the like. It is 
recommended that the Town revise its 
roadways and sidewalk standards to 
accommodate the Town Center vision. 
This will not only support increased 
densities, but will also allow visitors to 
frequent nearby business, something 

that stakeholders indicated was now 
difficult because of the existing roadway 
design. This includes creating a 
traditional roadway network that 
promotes multimodal transportation 
and affords streetscape beautification 
opportunities and green infrastructure 
practices. The figure below illustrates a 
roadway network that consists of higher 
density (1) and lower density 
neighborhoods (2) and busier 
commercial corridors and collector roads 
(3). It is important to note that such new 
design standards will likely require new 
snow removal procedures and possibly 
new equipment, and staffing.  

 
NEW OR IMPROVED COMPLETE STREETS MAY VARY. (1) 
LOCAL STREETS MAY BE DESIGNED TO ACCOMMODATE (1) 
MIXED USE DEVELOPMENT OR (2) LOWER DENSITY 
NEIGHBORHOODS. BUSIER ROADS (3) MAY PROVIDE ACCESS 
TO EXISTING HIGHWAY COMMERCIAL CORRIDORS. 
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Revised Parking Standards: In order to 
achieve the Town Center vision, it is 
suggested that the Town revisit its 
parking standards to allow for increases 
in shared parking and perhaps reduction 
in parking requirements. The proposed 
design guidelines included in the 
appendices provide several approaches 
to improving parking. This includes 
shared access for improved access 
management, shared parking, side and 
rear parking, inclusion of pedestrian 
access, landscaping standards, signage, 
and lighting. It may also include parking 
in lieu of fees that are used to support 
municipal parking (e.g., surface parking 
or parking garages). 

• Green Infrastructure & Sustainable 
Design: The Town Center plan is 
intended to address many goals, 
including sustainability. The Town is the 
economic and development growth 
center of Clinton County and greater 
North Country region. As a result it 
experiences annual increases in 
impervious surfaces that could 
contribute to increased runoff entering 
the Saranac River and Lake Champlain. 
Maintaining a healthy watershed is 
critical to the ecological and economic 
well-being of the Town and allows for 
water-based recreation and tourism to 
continue and grow. To achieve this goal, 
the Town should adopt green 
infrastructure standards that promote or 
require the use of alternative 
stormwater management practices. The 
NYS Department of Environmental 

Conservation (NYSDEC) includes a 
chapter dedicated to the topic in its 
stormwater design manual. The Town 
may consider require these practices for 
a greater variety and site of projects. This 
includes the use of porous pavements, 
bioretention basins (e.g., raingardens), 
cisterns, and the like. It may also 
consider providing density bonus that 
are tied to the use of these stormwater 
control practices. 

With regards to sustainable building 
design, the Town may consider requiring 
or offering density bonuses for select 
design elements. For example, building 
designs may include passive and active 
solar features (e.g., building orientation, 
solar arrays, etc.), energy efficient 
heating and cooling systems (e.g., 
geothermal), increased R-values, 
sustainable building materials, and the 
like. Ultimately, the intent is to not only 
take part in addressing energy and 
climate change related issues, but to 
provide a high quality of life for future 
residents. It is worth noting that the 
Town’s smart growth effort, as a whole, 
should be viewed as a major 
sustainability initiative. Included in the 
appendices is a related energy 
evaluation of the proposed Town Center 
funded by New York State Energy 
Research and Development Authority 
(NYSERDA). Establishment of the Town 
Center Plan provides a number of 
benefits related to reduced trip traffic, 
energy use, and land consumption. 
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It is also likely that the Town will need to 
update is subdivision regulations to 
accommodate the Town Center. This 
includes review procedures, definitions, 
select standards, and the like. 

4: ADVANCE RELATED PROJECTS 

Engage NYSDOT on the NYS Route 3 
Transformation 

The Town, County, and State will need to 
improve existing roadways to accommodate 
multimodal users. In particular, 
redevelopment of the Route 3 corridor is 
crucial to the Town Center vision. While the 
roadway volumes are significant, and dictate 
the need for multiple travel lanes, there are 
many aspects of the corridor that can 
redeveloped to incorporate Complete 
Streets design elements. The Route 3 Plan 
figures included in the appendices illustrates 
a series of proposed improvements. With an 
already sizable right-of-way (ROW), it 
includes the narrowing of travel lanes, the 
reduction of curb cuts, new sidewalks and a 
multimodal trail network, bike land, transit 
stops, improved crosswalks, new crosswalks 
(including a midblock crosswalk), native 
landscaping and street trees (that take snow 
removal and salt tolerance into 
consideration), appropriately scaled lighting, 
and wayfinding signage.  

This effort will require coordination with 
NYSDOT, adjoining land owners, and 
significant funding support from various 
state and federal sources. As such, it is 
suggested that the Town first meet with 
regional and state officials to discuss the 

long-term plan for the corridor and identify 
if there are any ongoing redesign efforts. 
NYSDOT will take into consideration a locally 
adopted plan. As such, they should be 
provided with a copy of proposed Route 3 
improvements. Furthermore, the Town 
should continue to engage with relevant 
property and business owners to ensure 
they are part of the design and decision-
making process. The Town should also 
discuss with transit providers and the City of 
Plattsburg long-term plans for enhanced 
transit services along the corridor. This may 
include a Bus Rapid Transit (BRT) strategy 
from downtown to the Town Center. 

Given the cost and scope, the NYSDOT may 
not be inclined to take on all aspects of the 
project. As such, the Town may consider 
apply for select grants to advance portion of 
the project. This may include NYSDOT 
Transportation Alternatives Program (TAP) 
grants. Other aspect of the project may 
attract alternative funding by thinking 
outside the box. For example, the NYSDEC 
Environmental Facilities Corporation (EFC) 
provides funding for green infrastructure 
improvements, including porous pavement 
and biorientation basis that can doubly serve 
as landscaping enhancements. In many 
instances, during such projects, the NYSDOT 
seeks to develop a Memorandum of 
Understanding (MOU), whereby the local 
municipality assumes long-term operations 
and maintenance of the more pedestrian 
and landscape features. In addition to public 
support, the Town should consider how 
select improvements can be integrated into 
private development projects during the 
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review and approval process. This may 
include installing sidewalk segments, 
pedestrian connectivity, and access 
management. 

Identify Diverse Housing Opportunities 

One of the key goals of the Town Center is to 
provide a wide-range of housing options. 
The City of Plattsburgh has a sizable number 
of mid-rise housing units (e.g., apartment) 
and the Town has a significant number of 
single-family dwellings; however, (as in 
many communities across the country) there 
is a “missing middle” housing option.  The 
term missing middle refers to an absence of 
duplex, multifamily, townhouses, and 
multiplex housing. The suburban housing 
model has effectively limited the traditional 
urban mix of housing that once 
accommodated varying incomes, family 
situations, and ages. However, due to a 
national trend towards more urban living, 
particularly among baby boomers and 
millennials, such housing options are 
steadily increasing. In response, housing 
values have increased in growing or 
revitalizing urban areas and new mixed-use 
developments, leaving a portion of society 
priced out of the market. To mitigate this 
potential issue, the Town should consider 
adopting inclusionary housing standards for 
select projects. For example, the Town may 
require a certain percentage of housing units 
be affordable in developments greater than 
10 or 20 units.  

With respects to those with special needs, 
the Town may decide to work with willing 
land owners and relevant project partners to 

identify preferred location for housing that 
serves relevant members of the community. 
Furthermore, the Town may consider taking 
part in helping to secure funding for housing 
options and establish related housing goals 
and benchmarks that are monitored 
regularly to ensure success. It is importation 
to note that federal law limits any 
community’s efforts to restrict the siting of 
such facilities.  

The Town should identify ways to facilitate 
senior housing and to help seniors age in 
place. Aging in place is the concept that, as 
residents age and require additional 
personal and mobility assistance, they are 
able to remain in their home or their 
community. Studies show that there is a 
strong desire among seniors to remain in 
their community. However, some would 
prefer to downsize if given the option. As 
such, Town should allow senior housing 
within the Town Center and permit or 
require facilities that seniors need (e.g., 
ramps within the front yard setback, etc.). 
Furthermore, the Town could help facilitate 
the construction of senior housing by 
actively engaging the senior housing 
development community throughout the 
region and working with them to identify 
preferred sites, developers, and willing 
landowners.  

Explore Siting Community Facilities and 
Attractions in the Town Center  

Throughout the planning process 
participants expressed a strong desire for 
additional open space, parklands (in 
conjunction with increased residential 
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housing), recreation opportunities, and 
public gather spaces. At full buildout, the 
need for neighborhood-scale, pocket parks 
will be significant. As such, the Town should 
consider standards that require a park or 
recreation set aside; establishing a ratio of 
parkland per housing unit or a function of 
the project population. The Town may 
consider identify select recreation 
opportunities with the Town Center, include 
them on official map, and advance their 
design and construction. It may choose to 
pay for these through a recreation fee, a 
GEIS mitigation fee, grants, or a dedicated 
budget.  

The Town should also consider requiring 
quality designed public spaces within select 
development plans. This may be based on 
the scale, type, or location of project. While 
the proposed design guidelines include 
various provisions for pedestrian access and 
attractive site design, it is recommended 
that the proposed Town Center transect and 
FBC zoning include representative images 
and corresponding language for public 
spaces. This includes plazas, outdoor dining, 
“incidental” public spaces, pocket parks, and 
the like. It should include clear language 
regarding size, locations, landscaping, and 
public access. Spaces such as this are vital to 
urban design and for fostering a sense of 
place. 

A large NYSDEC wetland complex that 
surrounded by undeveloped lands is located 
within the Study Area. Based on property 
owner feedback, this land is like to remain 
undisturbed (in part, due to state and federal 

wetland regulations). However, where 
permitted, several property owners 
indicated that they are interested in 
providing outdoor recreation and 
entertainment opportunities. Given the 
community’s desire for such uses, the Town 
should consider zoning this area accordingly. 
Specifically designating the area as open 
space recreation and conservation and allow 
a number of related uses; this may help to 
establish a defacto “central park” within the 
Town Center. Alternatively, the Town may 
choose to work with willing landowners to 
secure site control (e.g., acquire the 
property) and advance the development of 
parkland. This may include trails, 
boardwalks, event space, and new or 
improved recreation facilities. As previously 
noted, there is a desire for winter recreation 
opportunities, which could be included in 
this area as well. For example, some 
communities have groomed and lighted 
cross-country ski trails that are available to 
the public during the winter months.  

 
GROOMED AND LIT CROSS-COUNTRY SKI TRAILS ARE USED BY 

LOCAL RESIDENTS AND SPORTS PROGRAMS WITHIN THE GLENS 

FALLS AREA. THE TRAILS ARE USED BY A VARIETY OF USER 

GROUPS THROUGHOUT THE WARM WEATHER MONTHS. A 

SIMILAR NETWORK OF TRAILS COULD BE EXPLORED WITHIN THE 

STUDY AREA.  
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Help Advance Select Redevelopment 
Projects 

The proposed Town Center design guidelines 
include infill development strategies for 
existing shopping plazas. The Town Center’s 
Master Plan Rendering also depicts 
conceptual redevelopment of select 
shopping plazas. Because these shopping 
centers are often a single piece of property, 
there is less complexity when it comes to 
redeveloping them should the owner decide 
to do so. Based on public input, some 
property owners indicated that they may be 
interested in redeveloping their site in a 
manner that is consistent with the Town 
Center vision. As such, given the scale of 
these sites, the Town may consider working 
with these property owners to advance 
“catalyst” projects that can help establish 
the form and architectural character of the 
Town Center. 

5: DEVELOP IMPLEMENTATION CAPACITY  

Provide Additional Support for the Planning 
Department 

Implementation of transect and FBC zoning 
can be complex. Particularly for local 
planning departments. The recommended 
alternative review process places more 
emphasis on administrative approval relying 
on Planning Department and professional 
review of projects verses the Planning Board. 
This alternative review requires more 
interaction with developers, more time 

committed to review site layouts, proposed 
materials, and the like. It may also require 
assistance from professionals which can be 
funded via application fees, escrow 
requests, or through term contracts. As 
such, the Town should consider ways to 
provide the necessary support, which may 
include additional staff and/or funding for 
the department, increase review fees, or 
procurement of professional services. 

The Town may also consider the creation of 
a Town Center implementation committee. 
Because of the resources that are needed to 
implement the Town Center vision, coupled 
with the desire to foster public and private 
partnerships, the Town could formally team 
authorize or appoint a committee that was 
tasked with implementing all or select 
aspects of the plan. The committee could 
consist of elected officials, members of the 
Planning and Zoning boards, town staff, 
property and business owners, engaged 
residents, and representatives from the 
developer, relevant non-profit, and 
governmental agency communities. If the 
Town does decide to appoint a committee, it 
is suggested that it provide clear direction to 
create its own rules or bylaws, 
organizational structure, and meeting 
schedule. It is also suggested that such a 
committee be staffed by a representative 
from the Planning Department to ensure 
continuity and timely project delivery.  
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RETURN ON INVESTMENTS… 
The Town Center vision is based on Smart 
Growth planning principles and is intended 
to advance the Town of Plattsburgh climate 
smart and sustainability goals. Included in 
the appendices is a related New York State 
Energy Research and Development 
Authority (NYSERDA) evaluation of the 
proposed Town Center. The evaluation of 
the project included several analyses related 
to alternative transportation and reduce 
vehicle miles, reduction in energy demand 
and greenhouse gas emissions, and 
conservation of land and natural resources. 

More specifically the evaluation found that 
mixed-use development, as compared to the 
separation of uses associated with the 
current zoning, allows for codependent uses 
to be in close proximity to each other, thus 
shortening trips and allowing what might 
otherwise have been external personal 
vehicle trips to become internal trips and, in 
turn, reducing VMTs, as compared to if the 
same uses were to be separated in single-use 
development. Using the redevelopment of 
the Champlain Center as an example, there 
would be a reduction of 169, 6,896, and 260 
daily weekday, Saturday, and Sunday trips, 
respectively, compared to existing 
conditions (this assumes a 25 percent linked 
trip credit). Assuming the national average 
vehicle trip length of 9.72 miles this 
translates to a 4,044,025 VMT reduction per 
year, compared to existing conditions, which 
results in and approximately 403,750 KG 
reduction in annual C02 emissions. 

Again using the redevelopment of the 
Champlain Centre site, the estimate average 
energy consumption per square foot would 
decrease by approximately 36 percent from 
0.22 MBtus/SF to 0.14 MBtu/SF. It should be 
noted that the above energy and GHG 
estimates are based on average energy use 
rates and do not reflect the reduced energy 
demand resulting from energy-efficient 
design measures, such as the use of LED 
fixtures and shading. 

With respect to land conservation, the 
redevelopment of the Champlain Centre 
would accommodate 1,818 apartments and 
454,560 non-residential development. 
However, to accommodate this same 
number of housing units within the Town’s 
existing Residential District 2 (R-2) would 
require 230 acres, which is approximately 
2.7 times more land consumption than 
under the recommended transect and FBC 
zoning. 

Finally, it is also worth noting, that a 2010 
study of 12 upstate New York communities 
found that open spaces lands generate less 
revenue than residential and commercial 
properties, but they require little in services. 
In fact, for approximately every dollar that is 
generated from conventual (suburban) 
residential housing, approximately $1.30 is 
spent on municipal services. With higher 
densities, there is a reduced cost of service 
delivery and related infrastructure, which is 
one of the principles of smart growth 
planning. 
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